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1.0 INTRODUCTION 
 

Purpose of this Report  
 

1.1 This report has been prepared by Barton Willmore LLP on behalf of ISG Ltd to inform the site 

selection process linked to aspirations to bring forward a new “Activity Hub” aimed at serving 

the south-eastern part of the City and providing a quality replacement for existing outdated 

facilities. 

 

1.2 It is recognised that the proposed Activity Hub is a leisure use, and therefore a ‘Main Town 

Centre Use’ for the purposes of the NPPF.  The NPPF (paragraph 87) seeks to direct Main 
Town Centre Uses towards town centre locations in the first instance.  This is known as the 

sequential approach.   

 

1.3 A total of six sites have been identified for their potential to accommodate the proposed 

Activity Hub.  As part of this report, we have assessed all six sites in terms of their status in 

sequential terms and the extent to which they may be considered both suitable and available 

to accommodate the proposed development.    

 

Background Context  
 

1.4 Portsmouth City Council’s existing sports and recreation portfolio in the south and eastern 

parts of the City is ageing and has deteriorated in quality over time.  This, coinciding with an 

increasing population, is placing additional demands on the capacity of existing facilities.  As 

noted above, the proposed new facility is intended to replace a number of existing facilities 

including: Eastney Swimming Pool; Wimbledon Park Sports Centre; and Eastney Community 

Centre.  It is understood that the intention would be to deliver the new facility prior to the 

closure of the above (with the exception of Eastney Swimming Pool which has already 
closed).  

 

1.5 The proposed new Activity Hub is expected to comprise c.4,600 sqm gross and offer the 

following facilities: 

 

• 25m swimming pool (4 lanes); 

• Learner swimming pool; 

• Sports hall; 

• Gym (with dedicated changing 

facilities); 

• Exercise Studios; 

• Café; 

• Community Hall; and 

• 2No. 5-a-side football pitches.
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2.0 THE SEQUENTIAL APPROACH  
 

National Policy Position  

 

2.1 The NPPF (2021) advocates a ‘town centres first’ approach and in doing so requires all 
applications for Main Town Centre Uses that are not in a town centre and not in accordance 

with an up-to-date Development Plan (i.e. subject to an allocation) to demonstrate 

compliance with the sequential test (paragraph 87).   

 

2.2 This requires applicants to assess the extent to which a development proposal could be 

accommodated within town centres; then in edge of centre locations; and only if suitable 

sites are not available (or expected to become available within a reasonable period) should 

out of centre sites be considered.  Town Centres are defined by the NPPF as ‘city centres, 
town centres, district centres and local centres but exclude small parades of shops of purely 
neighbourhood significance’.   
 

2.3 In applying the sequential approach, applicants are required to demonstrate flexibility on 

issues such as format and scale so that opportunities to utilise suitable town centre or edge 

of centre sites are fully explored.  The onus is on the applicant to demonstrate compliance 

with the sequential approach and failure to comply can itself constitute a reason for refusal.   

 
The Development Plan  

2.4 For the purposes of this assessment, the Development Plan comprises the Portsmouth 

Plan (The Portsmouth Core Strategy) (2012) and Saved Policies from the Portsmouth City 

Local Plan (2006).   

 

2.5 The adopted Development Plan identifies a network of city, town, district and local centres 

across the City.  The full list of centres is set out in Table 2.1 below and illustrated on the 

plan included as Appendix 1.     
 

Table 2.1 Portsmouth City - Network of Centres 

Type List of Centres 

Regional Centre  Portsmouth City Centre. 

Town Centre  Southsea. 

District Centres  Cosham, Elm Grove & Albert Road, North End, Fratton. 

Local Centres Allaway Avenue, Castle Road, Copnor Road (North), Copnor Road 

(South), Eastney Road, Fawcett Road, Havant Road Drayton, 
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Type List of Centres 

Kingston Road, Leith Avenue, Locksway Road, London Road 

(North), London Road (South), Portsmouth Road, St James's 

Road*, Tangier Road, Tregaron Avenue, Winter Road. 

Proposed Local 

Centres 

Port Solent (The Boardwalk),, Tipner (Tipner East), Grosvenor 

Street.   
*to be replaced by proposed new Local Centre at Grosvenor Street.

2.6 Policy PCS18 (Local Shops and Services) requires proposals for town centre uses outside of 

existing centres to demonstrate compliance with the sequential test.      

2.7 The Council is currently in the process of preparing a new Local Plan which is presently 

undergoing consultation (Regulation 18 draft).  Draft Policy E4 seeks to direct proposals for 

main town centre uses (including retail, leisure and entertainment, arts, culture and tourism 

development) towards the network of centres in the first instance.  Proposals for town centre 

uses outside of existing centres are required to demonstrate compliance with the sequential 
test.      



Portsmouth Activity Hub                                                                  Site Parameters and Options  

33347/A3/DM/SS/PN Page 4                                        November 2021 

3.0 SITE PARAMETERS AND OPTIONS 
 

3.1 The detailed design of the proposed Activity Hub are still being finalised.  However, based on 
the initial feasibility work, we understand that the proposals are likely to include a new 

building offering a range of internal leisure facilities, ancillary services (e.g. café) and back of 

house alongside new external pitch provision as detailed below.   

 

Internal Facilities 
• 25m swimming pool (4 lanes); 

• Learner swimming pool; 

• Sports hall; 

• Gym (with dedicated changing facilities); 

• Exercise Studios; 

• Café; and 

• Community Hall. 

 

External Facilities 
• 2No. 5-a-side football pitches. 

 

Scale  

 

3.2 Based on the information available, the new building is likely to comprise up to 3,500 sqm 
GIA (c.3,600 sqm GEA).  The land take for new pitches is just under 1,000 sqm.  In total 

therefore the proposals are expected to comprise in the region of 4,400 sqm gross excluding 

any provision for parking, access etc.  As a minimum parameter, potential site options to 

accommodate the proposed development should be at least circa 0.4ha.            

 

Area of Search  

 

3.3 On the basis that the proposals are intended to provide a replacement facility aimed at 
serving the south-eastern parts of the City, it is considered appropriate to focus the Area of 

Search on sites located in or on the edge of existing centres within this part of the City.  

Existing centres located within the Area of Search are listed below.   

 

• Albert Road and Elm Grove District Centre;  

• Fratton District Centre;  

• Eastney Road Local Centre;  

• Locaksway Road Local Centre;  

• Winter Road Local Centre; and  
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• Tangier Road Local Centre. 

 

Site Options  

 

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

development.  In addition, we have reviewed the potential for additional sites located in or on 

the edge of existing centres within the area of search.  We have not identified any additional 

site opportunities over and above those listed below.  The status of each site, in sequential 
terms, is shown in brackets.     

 

1. University of Portsmouth Langstone Campus (out of centre); 

2. Cockleshell Playing Fields (out of centre); 

3. Tangier Road Playing Fields (edge of centre); 

4. Fort Cumberland Open Space (out of centre); 

5. Bransbury Park (edge of centre); and 

6. Eastney Swimming Pool Site (out of centre). 
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4.0 SEQUENTIAL ASSESSMENT 

4.1 In this section we present the results of our sequential assessment.  It should be noted that 
this has been undertaken on the basis of highlighting specific constraints to the availability 

and suitability of each site but does not purport to explicitly dismiss any sites at this stage. 

4.2 Our detailed analysis of each site is set out in the Site Proformas included in Appendix 2 and 

a summary of our findings is set out below.      

1. University of Portsmouth Langstone Campus

4.3 The site is located in the Milton area of the City, situated north of Locksway Road and west of 

Langstone Harbour.  It is broadly divided into two parts by Furze Lane which runs down the 

middle on a north-south axis. The Site is 'out-of-centre' for the purposes of the Sequential 

Test. 

4.4 The site is owned by the University of Portsmouth (UoP) and comprises a number of distinct 

elements including i) the Langstone Sports Centre which is open and operational; ii) existing 
buildings known as Langstone Flats to the north; iii) large areas of hardstanding following the 

demolition of student accommodation in 2019; and iv) extensive areas of green open space, 

some of which is used as playing pitches linked to the sports club.   

4.5 With the exception of the previously developed land within the site, the site is designated 

open space which is protected under Development Plan Policy PCS13.  The site’s playing 

fields are additionally protected by Sport England’s Playing Fields Policy.  The Site is also 

highly sensitive in ecological terms.   

4.6 UoP have been actively promoting the site through the new Portsmouth Local Plan process 

and the latest version of the draft Plan (currently out to public consultation) includes an 

allocation for a mix of uses including c.120 dwellings.  The site is subject to a number of 

constraints which will ultimately limit the extent of ‘developable’ area and it would be 

considered fair to assume that the landowner would want to maximise delivery of residential 

uses given that they will yield a higher return relative to a leisure development.  We would 

therefore question the extent to which the site may be considered suitable and available to 

accommodate the proposed development.   

4.7 Whilst the site could physically accommodate the proposed development and such a use 

could (subject to detailed discussions with UoP) theoretically form part of any future mixed-

use proposals, the timescales associated with bringing forward comprehensive development 
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on the site are likely to be protracted given the range of issues to be addressed in addition to 

phasing requirements.  For these reasons the site is considered unlikely to be suitable. 

 

2. Cockleshell Playing Fields 

 
4.8 The site is located in the Eastney part of the City, immediately to the east of the former 

Eastney Barracks, and to the north of Eastney Esplanade and the beachfront.  The Site is 

'out-of-centre' for the purposes of the Sequential Test. 

 

4.9 The site largely comprises playing fields, surrounded by residential uses to the north, south 

and west and by the former Eastney Barracks to the east.   The Site is largely undeveloped 
aside from small-scale changing facilities and associated parking along the northern 

periphery, a Royal Marines Association building to the west and a Multi-Use Games Area 

(MUGA) on the north-eastern corner.    

 

4.10 The site is designated Open Space which is protected under adopted Core Strategy Policy 

PCS13.  The site’s playing fields are additionally protected by Sport England’s Playing Fields 

Policy.  Parts of the site are also highly sensitive in heritage terms.   These constraints 

present a hurdle for any development proposals to overcome, particularly given the Council’s 

Open Spaces Assessment (2020 Addendum) continues to identify a significant deficit across 
all categories of open space.  The site is however otherwise considered available.    

 

4.11 The site is physically capable of accommodating the proposed development, albeit this would 

necessitate the loss of open space and playing field provision.  In addition, the existing access 

is highly constrained and there are considered limited options to achieve a more acceptable 

access arrangement.  We would therefore question the suitability of the site to accommodate 

the proposed development.   

 
3. Tangier Road Playing Fields 

 
4.12 The site is located in the central-eastern part of the City, situated to the south of Tangier 

Road and immediately adjacent Portsmouth College which lies to the east.  The Site is 'edge-

of-centre' for the purposes of the Sequential Test. 

 

4.13 The site comprises a large area of open space which is effectively split into two distinct parts.  

To the east, is a large, grassed area used as playing fields which is largely enclosed by 
mature trees around its perimeter.  The only developed part of the site is a bowling green, 

associated building and parking area located in the north-eastern corner.  The area to the 

west, is more manicured by comparison and includes a children’s play area, MUGA, and a 
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structured pond with perimeter path and seating areas.  A low rise building accommodating 

Baffins Library is located on the north-western corner.    

 

4.14 The site is designated Open Space which is protected under adopted Core Strategy Policy 

PCS13.  The site’s playing fields are additionally protected by Sport England’s Playing Fields 
Policy.  The majority of the site is located within Flood Zone 3.  These constraints present a 

hurdle for any development proposals to overcome, particularly given the Council’s Open 

Spaces Assessment (2020 Addendum) continues to identify a significant deficit across all 

categories of open space.  The Site is otherwise considered available.    

 

4.15 The site is physically capable of accommodating the proposed development, albeit this would 

necessitate the loss of open space and playing field provision.  Whilst the existing access off 

Tangier Road is unlikely to be suitable for an increase in trip rates associated with the 
proposed development, there would appear to be scope to improve the access point in this 

location.  Subject to overcoming the identified constraints (including flood risk), the site could 

be considered suitable to accommodate the proposed development.     

 

4. Fort Cumberland Open Space 

 

4.16 The site is located on the south-eastern peninsula, to the east of Fort Cumberland Road and 

to the west of the pentagonal artillery fortification, known as Fort Cumberland.  The Site is 
'out-of-centre' for the purposes of the Sequential Test.    

 

4.17 The Site comprises an area of open green space. A small area of hard standing on the 

western edge of the site is utilised for car parking, but the site is otherwise free of built form 

or development.  The site is designated Open Space which is protected under adopted Core 

Strategy Policy PCS13.  It is also subject to a SINC designation and is highly sensitive in 

heritage terms given its proximity to Fort Cumberland Registered Monument and Listed 

Buildings.       
 

4.18 The site is protected open space and is actively being used for recreational purposes.  There 

is a policy presumption against the loss of open space (PCS13) which presents a significant 

hurdle for any development proposals to overcome, particularly given the Council’s Open 

Spaces Assessment (2020 Addendum) continues to identify a significant deficit across all 

categories of open space.  The Site is otherwise considered available.   

 

4.19 The site is physically capable of accommodating the proposed development, albeit this would 

necessitate the loss of open space provision and we would question the appropriateness of 
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the access arrangement (albeit this is likely to be surmountable).  However, given the range 

of constraints identified (particularly in ecological and heritage terms) we would question the 

extent to which this site is suitable to accommodate the proposed development.   

 

5. Bransbury Park 
 

4.20 The Site is located in the Eastney part of the City, to the east of Eastney Road and north of 

Bransbury Road.  The Site is 'edge-of-centre' for the purposes of the Sequential Test. 

 

4.21 The site comprises a large area of open space which is effectively split into two distinct parts.  

To the east, is a large, grassed area used as playing fields but also includes a skatepark and 

formal paths crossing the site.  The area to the west is more developed and includes a 700-

foot-long miniature steam railway; children's play area; six hard court floodlit pitches; two 
Astroturf pitches; a basketball court; a pavilion building which appears to have been 

incrementally extended and accommodates a café and community uses; and a formal flower 

garden. 

 

4.22 The site is designated Open Space which is protected under adopted Core Strategy Policy 

PCS13.  The only exceptions to this being the pavilion building and parking area to the south-

east.  The site’s playing fields are additionally protected by Sport England’s Playing Fields 

Policy.   
 

4.23 The site is protected open space and is actively being used as playing fields and for other 

recreational and community purposes.  There is a policy presumption against the loss of open 

space which presents a significant hurdle for any development proposals to overcome, 

particularly given the Council’s Open Spaces Assessment (2020 Addendum) continues to 

identify a significant deficit across all categories of open space.  The Site is otherwise 

considered available.     

 
4.24 The site is physically capable of accommodating the proposed development, albeit this would 

necessitate some loss of open space provision.  There are parts of the site, albeit limited, 

which are not designated open space and the use of this land offers the potential to minimise 

the potential loss of open space overall.  If the proposals were to be focussed on the western 

part of the site which is more ‘developed’ and allowed for the re-provision/enhancement of 

existing facilities, this could again assist in reducing the overall loss of open space provision.  

Subject to overcoming this issue, the site could therefore be suitable to accommodate the 

proposed development.             

 



Portsmouth Activity Hub                                                                          Sequential Assessment  

33347/A3/DM/SS/PN Page 10                                        November 2021 

6. Eastney Swimming Pool & Southsea Caravan Park  

 

4.25 The site is located in the Eastney part of the City, situated to the north of Eastney Beach and 

to the south of Melville Road and Henderson Road.  The site is 'out-of-centre' for the 

purposes of the Sequential Test. 
 

4.26 The site comprises two adjacent plots.  The first comprising the former Eastney Swimming 

Pool (now closed) and associated car park, in addition to a toilet block serving Eastney Beach 

and a WWII Pillbox (Grade II listed).   The eastern plot comprises part of the Southsea 

Leisure Centre, which adjoins Southsea Caravan Park, and accommodates an amenity block 

which serves the wider caravan park to the east.  

 

4.27 The Eastney Swimming Pool facility has now closed and as such, the eastern section of the 
site is considered available.  The western area of the site is presently occupied by Southsea 

leisure park, which continues to operate from the site, and as such would not be considered 

available.  At 0.78ha, the site (as a whole) is physically capable of accommodating the 

proposed development and there are no physical or policy constraints which would preclude 

the redevelopment of the site in principle.     

 

Summary 

 
4.28 Drawing the results of our analysis together, Table 4.1 provides a high-level summary for 

each site and applies an overall rank in terms of its performance against the sequential test 

considerations (1 being the best).   

 

Table 4.1 Summary of Results  

Site Sequential 
Status Available Suitable Overall 

Rank 

1. Langstone Campus out of centre X X 6 

2. Cockleshell Playing 
Fields  out of centre  X =4 

3. Tangier Road 
Playing Fields  edge of centre   =1 

4. Fort Cumberland 
Open Space out of centre  X =4 

5. Bransbury Park edge of centre   =1 

6. Eastney Swimming 
Pool Site out of centre In Part  3 
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5.0 CONCLUSIONS AND RECOMMENDATIONS 
 

5.1 This Assessment has been prepared to inform the site selection process linked to aspirations 
to bring forward a new “Activity Hub” aimed at serving the south-eastern part of the City and 

providing a quality replacement for existing outdated facilities. 

 

3.5 The proposed Activity Hub is expected to include a new building offering a range of internal 

leisure facilities, ancillary services (e.g. café) and back of house alongside new external pitch 

provision.  In total the proposals are expected to comprise c.4,600 sqm gross (excluding any 

provision for parking, access etc) and will likely require a minimum site area or 0.4ha.   

 
3.6 The NPPF seeks to direct proposals for Main Town Centre Uses (including leisure facilities) 

towards town centre locations in the first instance.  It is a necessary requirement for any 

proposals for Main Town Centre Uses not located in a centre (or in accordance with an up-to-

date development plan) to demonstrate compliance with the sequential test.  Failure to 

comply with the sequential test can itself constitute a reason for refusal.   

 

3.7 In light of the policy requirements, we have undertaken an assessment of six sites identified 

for their potential to accommodate the proposed Activity Hub.  We have also reviewed the 

potential for additional sites located in or on the edge of existing centres located within the 
south-eastern parts of the City, but not identified any additional site opportunities.  

 

5.2 The results of our assessment identify two sites (Tangier Road and Bransbury Park) which are 

located ‘edge-of-centre’ and therefore ‘preferable’ in sequential terms to the remaining four 

sites which are all located ‘out-of-centre’.  Of these two sites, both are considered suitable 

and available to accommodate the proposed development.  However, the site conditions at 

Bransbury Park suggest an overall better planning case than Tangier Road in terms of the 

scope to limit the loss of open space provision.     
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Appendix 2: Portsmouth Retail Centres 
 
Portsmouth's City, Town and District Centres:
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Portsmouth's Local Centres 
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1. University of Portsmouth - Langstone Campus 
 

Details: 

Name: University of Portsmouth - Langstone Campus 

Site Area: Circa 14.2ha 

Location: The site is located to the north of Locksway Road within the Milton 
part of the City.    

Description: The site is divided into two parcels by Furze Lane which is the main 
access road which bisects the site on a north-south axis.  The western 
parcel accommodates the Langstone Sports Centre which includes a 
full size 3G pitch, 5-a-side Astro turf pitches, tennis courts, a hockey 
pitch and multiple football and rugby pitches.  Buildings affiliated with 
the Sports Centre are located on the eastern parcel alongside surface-
level parking and a single tower block (Barnard Tower) which is being 
used for fire training by the Hampshire Fire & Rescue Service on a 
temporary basis.  There are large areas of hardstanding to the north 
of these facilities, following the demolition of several student 
accommodation blocks in April 2019.  Beyond this there are a cluster 
of buildings known as the Langstone Flats.         

The Site is 'out-of-centre' for the purposes of the Sequential Test. 
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Constraints: 

Adjacent Uses: The site is surrounded by residential uses to the north and south; 
Langstone Harbour to the east; and the former St James’ hospital 
buildings and Harbour School, to the west.     

Planning Policy: The site is not located within or on the edge of a defined Town Centre 
boundary.  It is therefore defined as out-of-centre for the purposes 
of the sequential test. 

The majority of the site, with the exception of those parts currently 
built on (including the area of now demolished student 
accommodation) is designated Open Space which is protected under 
adopted Core Strategy Policy PCS13.  The draft Milton Neighbourhood 
Plan (MNP) also identifies land within the site as Local Green Space 
which is generally protected by draft Policy ENV1.  The site’s playing 
fields are also protected under Sport England’s Playing Fields Policy 
(March 2018).   

The majority of the Site sits within Flood Zone 1 with small elements 
of Flood Zone 3 on the western periphery. 

The site lies within the Langstone Harbour Open Coastal Area and is 
in proximity to the Chichester and Langstone Harbours RAMSAR site, 
Langstone Harbour SSSI, the Solent Maritime SAC and Chichester and 
Langstone Harbours SPA.  The playing fields are also identified as 
feeding sites for Brent Geese and Waders.   

There are heritage assets within the vicinity including the Sea Lock 
and Basin (Grade II listed building) and Milton Locks Conservation 
Area (to the south-east); and the St. James’ Hospital Chapel (Grade II 
listed building) to the west.  

The draft Portsmouth Local Plan 2038 (PLP) (September 2021) 
allocates the site for a mix of c.120 residential properties, education, 
recreation and community uses (draft Policy S5) with further details 
to be set out within the MNP. 

Within the draft MNP, the site is identified as a Special Policy Area 
which supports development on the western parcel which will allow 
the eastern parcel to be restored as open landscape (draft Policy 
LAN1).     

Access: Furze Lane is the main access road serving the site which connects to 
Locksway Road to the south.  Whilst Furze Lane also connects to 
Sanderling Road/Moorings Way to the north, this is a restricted access 
for buses only.     
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Availability: 

The site is owned by The University of Portsmouth (UoP) who have been actively promoting 
the site through the new Portsmouth Local Plan process, seeking to secure an allocation for 
residential and mixed-use development jointly with the adjacent St James’ hospital site.  Both 
sites are subject to Draft Local Plan Policy S5 which supports the redevelopment of the site 
for a mix of uses including c.120 dwellings.  The site is however subject to a number of 
constraints which will ultimately limit the extent of ‘developable’ area.  Given the emerging 
policy context and the aspirations of the landowner, the site is not considered available to 
accommodate the proposed development.     

Suitability / Viability: 

The site (in part) is recognised for its redevelopment potential.  However, there are clearly a 
number of sensitive environmental considerations and emerging policy requirements which 
will dictate both the extent of development and its means of delivery.  Given the landowner’s 
stated aspirations are to deliver a residential-led scheme we would question the extent to 
which any future proposals could also accommodate the broad scale and offer proposed for 
the new activities’ hub facility (and established and being necessary in order to provide a 
suitable replacement for other facilities earmarked for closure) – although without direct 
discussions with the UoP it is not possible to rule this out entirely.    

Whilst the site could physically accommodate the proposed development and such a use could 
(subject to detailed discussions with UoP) theoretically form part of any future mixed-use 
proposals on the site, the timescales associated with bringing forward comprehensive 
development on the site are likely to be protracted given the range of issues to be addressed 
in addition to phasing requirements.  This in itself could render the site unsuitable for the 
purposes of delivering the proposed development in the short-term future.   

Conclusion: 

The site is not considered to be available and there are questions over its suitability for the 
proposed development, particularly in terms of the timing of delivery as well as the 
landowners’ aspirations, based on which we would expect to see the delivery of residential 
uses maximised within the confines of the site’s physical constraints.  
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2. Cockleshell Playing Fields 
 

Details 

Name: Cockleshell Playing Fields 

Site Area: Circa 7.9ha 

Location: The site is located in the Eastney part of the city, immediately to the 
east of the former Eastney Barracks, and to the north of Eastney 
Esplanade and the beachfront. 

The Site is 'out-of-centre' for the purposes of the Sequential Test. 

Description: The site largely comprises playing fields, surrounded by residential 
uses to the north, south and west and by the  former Eastney Barracks 
to the east.   

The Site is largely undeveloped aside from small-scale changing 
facilities and associated parking along the northern periphery, a Royal 
Marines Association building to the west and a Multi-Use Games Area 
(MUGA) on the north-eastern corner.    

Planning permission had previously been sought to redevelop part of 
the site for a community centre with associated parking (Ref: 
A*35837/AA).  However, the application was refused in January 1995 
on grounds that the proposed facility in such close proximity to 
residential uses, would lead to unacceptable amenity harm.  

  
 

 
 

Constraints: 

Adjacent Uses: The site is almost entirely surrounded by residential uses, and the 
former Eastney Barracks MOD facility located to the west. 

1 
2 

3 

4 
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Planning Policy: The site is not located within or on the edge of a defined Town Centre 
boundary.  It is therefore defined as out-of-centre for the purposes 
of the sequential test. 

There are a number of heritage assets within the vicinity of the site 
including two scheduled monuments (Eastney forts and perimeter 
defences of barracks to the south; and Eastney sewage pumping 
station to the north-east); Eastney Barracks and St Andrews Church 
Conservation areas; and several listed buildings including the Royal 
Marines Museum and the Eastney Barracks on Eastney Esplanade, both 
of which are Grade II Listed and abut the site’s western boundary. 

The site is designated Open Space which is protected under adopted 
Core Strategy Policy PCS13.  The playing fields are also protected 
under Sport England’s Playing Fields Policy (March 2018).   

The Site is Located entirely within Flood Zone 1. 

Access: Access to the Site is somewhat constrained by the surrounding 
residential and the MOD land to the west. There is a single gated 
vehicular access off Cockleshell Gardens which connects to the car 
parking area on the northern periphery.  There is also a gated 
pedestrian access off Halliday Close on the eastern boundary.      

Availability: 

The site is protected open space and is actively being used as playing fields.  There is a policy 
presumption against both the loss of open space (PCS13) and playing fields (Sport England) 
which presents a significant hurdle for any development proposals to overcome, particularly 
given the Council’s Open Spaces Assessment (2020 Addendum) continues to identify a 
significant deficit across all categories of open space.  The Site is otherwise considered 
available.     

Suitability / Viability: 

The site is physically capable of accommodating the proposed development, albeit this would 
necessitate the loss of open space and playing field provision.  The existing access is 
constrained and would direct significant additional trips along a narrow residential road which 
would have implications both in terms of highway safety, but also in terms of amenity impacts 
(including noise and air quality) on local residents.   Whilst there may be scope to create an 
alternative vehicular access point, this would most likely need to be taken off Halliday Road 
which would present similar issues in terms of highway safety and impact on local residents.  

Conclusion: 

The site is considered to be available. However there is a question over the site’s suitability 
based on the current access and limited scope to achieve a more acceptable arrangement.   
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3. Tangier Road Playing Fields 
 

Details 

Name: Tangier Road Playing Fields 

Site Area: Circa 18.4ha 

Location: The site is located in the central-eastern part of the city, situated to 
the south of Tangier Road and immediately adjacent Portsmouth 
College which lies to the east.  

The Site is 'edge-of-centre' for the purposes of the Sequential Test.   

Description: The site comprises a large area of open space which is effectively split 
into two distinct parts.  To the east, is a large, grassed area used as 
playing fields which is largely enclosed by mature trees around its 
perimeter.  The only developed part of the site is a bowling green, 
associated building and parking area located in the north-eastern 
corner.  The area to the west, is more manicured by comparison and 
includes a children’s play area, MUGA, and a structured pond with 
perimeter path and seating areas.  A low rise building accommodating 
Baffins Library is located on the north-western corner.    

 

Constraints: 

Adjacent Uses: The site is surrounded by residential uses to the north, south and east 
and by Portsmouth College Campus to the west.  The Great Salterns 
Recreation Ground and golf course are also located to the north.      

Planning Policy: The site sits just outside of the defined Tangier Road Local Centre 
boundary and is therefore defined as edge-of-centre for the 
purposes of the sequential test.   

The site is designated Open Space which is protected under adopted 
Core Strategy Policy PCS13.  The playing fields are also protected 
under Sport England’s Playing Fields Policy (March 2018).   

The majority of the Site is located within Flood Zone 3. 
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Access: The main access to the site is located off Tangier Road to the north.  
This links to a small surface-level car park and a path linking to the 
children’s’ play area and pond.  A separate access point is located on 
the north-eastern corner, but this is largely aimed at serving the 
bowling green.           

The western part of the site, around the pond, is highly accessible to 
pedestrians and cyclists off the residential streets to the south and 
west and off Tangier Road to the north.   

Availability: 

The site is protected open space and is actively being used as playing fields.  There is a policy 
presumption against both the loss of open space (PCS13) and playing fields (Sport England) 
which presents a significant hurdle for any development proposals to overcome, particularly 
given the Council’s Open Spaces Assessment (2020 Addendum) continues to identify a 
significant deficit across all categories of open space.  The Site is otherwise considered 
available.     

Suitability / Viability: 

The site is physically capable of accommodating the proposed development, albeit this would 
necessitate the loss of open space and playing field provision.  Whilst the existing access off 
Tangier Road is unlikely to be suitable for an increase in trip rates associated with the proposed 
development, there would appear to be scope to improve the access point in this location.   

Conclusion: 

The site is considered to be available and subject to overcoming identified constraints, it could 
also be considered suitable to accommodate the proposed development.         
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4. Fort Cumberland Open Space 
 

Details 

Name: Fort Cumberland Open Space 

Site Area: Circa 5.7ha 

Location: The site is located on the south-eastern peninsula, to the east of Fort 
Cumberland Road and to the west of the pentagonal artillery 
fortification, known as Fort Cumberland. 

The Site is 'out-of-centre' for the purposes of the Sequential Test.    

Description: The Site comprises an area of open green space. A small area of hard 
standing on the western edge of the site is utilised for car parking, 
but the site is otherwise free of built form or development. 

 

 
Constraints: 

Adjacent Uses: The areas directly north and west of the site are predominantly 
residential. To the east is the heritage site of Fort Cumberland.  

The area to the south is currently vacant and largely derelict, having 
been last used as a military research and development facility.  
However it is also currently subject to a planning application for 
residential uses alongside the construction of new sea wall flood 
defences and associated works. At the time of writing, this application 
has yet to be determined.  

Planning Policy: The site is not located within or on the edge of a defined Town Centre 
boundary.  It is therefore defined as out-of-centre for the purposes 
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of the sequential test. 

The site is designated Open Space which is protected under adopted 
Core Strategy Policy PCS13.  The site is also a designated SINC.     

The adjacent Fort Cumberland is a scheduled monument and Grade 
II* listed building and is therefore highly significant in heritage terms.   

The western section of the site falls within Flood Zone 3, whilst the 
remaining eastern section is located within Flood Zone 1. 

Access: The site is largely open and accessible to pedestrians off Fort 
Cumberland Road which runs the entire length of the site’s northern 
boundary; and from the unnamed road which runs along the southern 
boundary.   

There is a single vehicular access point into the car park located at 
the south-western corner of the site.  From here a number of 
informally marked-out paths lead into and around the site.    

Availability: 

The site is protected open space and is actively being used for recreational purposes.  There 
is a policy presumption against the loss of open space (PCS13) which presents a significant 
hurdle for any development proposals to overcome, particularly given the Council’s Open 
Spaces Assessment (2020 Addendum) continues to identify a significant deficit across all 
categories of open space.  The Site is otherwise considered available.     

Suitability / Viability: 

The site is physically capable of accommodating the proposed development, albeit this would 
necessitate the loss of open space provision.  Whilst the existing access off Fort Cumberland 
Road is unlikely to be suitable for an increase in trip rates associated with the proposed 
development, there would appear to be scope to improve the access point in this location.     

However, as a result of the presumption against the loss of open space in addition to the 
sensitivity of the site’s location in heritage terms, the site is not considered suitable to 
accommodate the proposed development.  

Conclusion: 

The site is considered to be available. However, given the range of constraints identified 
(particularly in ecological and heritage terms) we would question the extent to which the site 
is suitable to accommodate the proposed development. 
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5. Bransbury Park  
 

Details 

Name: Bransbury Park 

Site Area: Circa 9.3ha 

Location: The Site is located in the Eastney part of the city, to the east of 
Eastney Road and north of Bransbury Road.   

The Site is 'edge-of-centre' for the purposes of the Sequential Test. 

Description: The site comprises a large area of open space which is effectively split 
into two distinct parts.  To the east, is a large, grassed area used as 
playing fields but also includes a skatepark and formal paths crossing 
the site.  The area to the west is more developed and includes a 700 
foot long miniature steam railway; children's play area; six hard court 
floodlit pitches; two Astroturf pitches; and a basketball court; a 
pavilion building which appears to have been incrementally extended 
and accommodates a café and community uses; and a formal flower 
garden.  

 

Constraints: 

Adjacent Uses: The site is surround to the north, east and south by residential uses 

and to the west by commercial uses forming part of the Eastney Road 

Local Centre.  

Planning Policy: The site sits just outside but immediately adjacent to the Eastney Road 
Local Centre boundary. The site is therefore defined as edge-of-
centre for the purposes of the sequential test.   

The site is designated Open Space which is protected under adopted 
Core Strategy Policy PCS13.  The only exceptions to this being the 
pavilion building and parking area to the south-east.   
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The playing fields are also protected under Sport England’s Playing 
Fields Policy (March 2018).   

The site is located within a mix of Flood Zones 1, 2 and 3, with the 
latter running through the central part of the site. 

Access: There are several points of pedestrian access into the site from the 
surrounding residential streets and Eastney Road Local Centre.  The 
main vehicular access point for service/maintenance vehicles is located 
off Glasgow Road and controlled by moveable bollards.  Access to the 
small car park in the south-eastern corner is taken directly off 
Bransbury Road, opposite the junction with Henderson Road.        

Availability: 

The site is protected open space and is actively being used as playing fields and for other 
recreational and community purposes.  There is a policy presumption against the loss of 
open space (PCS13) which presents a significant hurdle for any development proposals to 
overcome, particularly given the Council’s Open Spaces Assessment (2020 Addendum) 
continues to identify a significant deficit across all categories of open space.  The Site is 
otherwise considered available.     

Suitability / Viability: 

The site is physically capable of accommodating the proposed development, albeit this would 
necessitate some loss of open space provision.  There are parts of the site, albeit limited, 
which are not designated open space and the use of this land offers the potential to minimise 
the potential loss of open space overall.     

If the proposals were to be focussed on the western part of the site which is more ‘developed’ 
and allowed for the re-provision/enhancement of existing facilities, this could again assist in 
reducing the overall loss of open space provision.  Subject to overcoming this issue, the site 
could therefore be considered suitable to accommodate the proposed development.     

The existing access off Glasgow Road is considered to be somewhat constrained and could 
direct significant additional trips along a narrow residential road which would have 
implications both in terms of highway safety, but also in terms of amenity impacts (including 
noise and air quality) on local residents.  There is however considered scope to accommodate 
alternative access arrangements, potentially off Bransbury Road.     

Conclusion: 

The site is considered to be available and subject to overcoming identified constraints, it 
could also be considered suitable to accommodate the proposed development.         
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6. Eastney Swimming Pool & Southsea Caravan Park   

 
Details 

Name: Eastney Swimming Pool & Southsea Caravan Park   

Site Area: Circa 0.78ha 

Location: The Site is located in the Eastney part of the city, situated to the north 
of Eastney Beach and to the south of Melville Road and Henderson 
Road. 

The Site is 'out-of-centre' for the purposes of the Sequential Test. 

Description: The Site comprises two adjacent plots. The western plot comprises the 
former Eastney Swimming Pool, which is now closed.  Towards the  
south-western corner of the site there is a public toilet block which 
serves Eastney Beach and a WWII Pillbox.  An area of car parking is 
located to the north, with the remainder of the site comprising green 
space. 

The eastern plot comprises part of the Southsea Leisure Centre, which 
adjoins Southsea Caravan Park, and accommodates an amenity block 
which serves the wider caravan park to the east. 

 
 

 
  
Constraints: 

Adjacent Uses: To the south of the site is Eastney Beach front, to the west are 
residential uses and to the north is the Cockleshell Naval Community 
Centre.  

Planning Policy: The Site is designated within the seafront policy area where new 
development is encouraged to contribute to the revitalisation of the 
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seafront, tourism and the wider regeneration strategy for Portsmouth. 

A Grade II Listed WWII Pillbox is located to in the south-west corner 
of the site. 

The site is located within a mix of Flood Zones 1, 2 and 3, with the 
latter covering the majority of the site. 

Access: The Site is accessed via its northern frontage, with vehicular and 
pedestrian access taken from Melville Road and Henderson Road. 
Parking is available at both sites. 

Availability: 

The Eastney Swimming Pool facility has now closed and as such, the eastern section of the 
site is considered available. 

The eastern area of the site is presently occupied by Southsea leisure park, which continues 
to operate from the site, and as such would not be considered available unless the existing 
business were to be displaced. 

Suitability / Viability: 

At 0.78ha, the site (as a whole) is physically capable of accommodating the proposed 
development and there are no physical or policy constraints which would preclude the 
redevelopment of the site in principle.     

Conclusion: 

The site is currently only part available.  The entirety of the site would be required in order 
to suitably accommodate the proposed scheme.  
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