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SPITBANK    NO MAN’S    HORSE SAND



These particulars are intended only as a guide and must not be relied upon as statements of fact.
Your attention is drawn to the Important Notice on the last page of the text.

THREE 19TH CENTURY PRIME WATERFRONT FORTIFICATIONS OFFERING BOUTIQUE 
HOTEL ACCOMMODATION COMPRISING A TOTAL OF 31 SUITES AND 3 RESTAURANTS, 

SITUATED IN THE SOLENT.  IDEAL AS TWO TO THREE BOUTIQUE HOTELS OR 
RETREATS OR AS PRIVATE COASTAL RESIDENCES; OR A COMBINATION.  

Knight Frank LLP
Hotels & Leisure
55 Baker Street

London
W1U 8AN

Tel: +44 (0) 20 7629 8171
hotels@knightfrank.com

www.knightfrankhotels.com

SOLENT FORTS
SPITBANK    NO MAN’S    HORSE SAND

  A totally unique, luxury, coastal destination offering 
flexible accommodation between the sea forts.

  Well invested with low levels of maintenance capex 
required. 

  High level of operational infrastructure.

  Experienced management teams & staff structures.

  Significant marketing and PR investment with 
database of guests to deliver future growth.

  Significant opportunity for overseas marketing to 
maximise non-domestic business.

  Synergies for established centralised operators. 

  Turnover approximately £4m (net of VAT).

Knight Frank LLP
National Waterfront
19 Southernhay East

Exeter
Devon  EX1 1QD

Tel: +44 (0) 1392 423 111
exeter@knightfrank.com

www.knightfrank.co.uk/waterside-properties
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NO MAN’S FORT

SPITBANK FORT

HORSE SAND FORT

SOLENT FORTS

Two privately owned amazing island 
hotels boasting dramatic architecture and 
sympathetically restored from their former days 
as a line of defence against enemy attacks on 
the Solent and Portsmouth.  The Forts provide 
31 luxurious bedroom suites, restaurants and 
bars, hot pools, saunas and a spa.

A third fort in its original condition is also 
available and primed for refurbishment.
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LOCATION 

Location Approximate distance to 
Gunwharf Quays (miles)

Portsmouth 1

Isle of Wight 14

Southampton 24

London 84

Exeter 134

PORTSMOUTH 
Portsmouth is a port city and naval base on 
England’s south coast, mostly spread across 
Portsea Island.  It’s known for its maritime 
heritage and Portsmouth Historic Dockyard.  The 
dockyard is home to the interactive National 
Museum of the Royal Navy, the wooden warship 
HMS Victory, where Nelson died in the Battle 
of Trafalgar, and HMS Warrior 1860.  The Tudor 
ship Mary Rose is also conserved in a dockyard 
museum.

Portsmouth was the birthplace of Charles 
Dickens and has also been home to Arthur 
Conan Doyle and Rudyard Kipling, who are 
celebrated at museums throughout the city and 
with frequent events.

Southsea Common is a 100 acre open space on 
the seafront which plays host to a number of 
large outdoor events including the America’s 
Cup World Series and Victorious music festival. 

Also situated on the Common is Southsea 
Castle, one of King Henry VIII’s most famous 
fortifications.  It’s from the castle’s vantage 
point that Henry is said to have watched the 
sinking of his flagship vessel, the Mary Rose.

The historic dockyard is the UK’s premier 
destination for Naval History.  It has 11 
attractions including Lord Nelson’s flagship 
HMS Victory, HMS Warrior 1860 and the 
National Museum of the Royal Navy.  Harbour 
Tour excursions leave from the dockyard and 
the waterbus connects to Gosport where the 
Royal Navy Submarine Museum and Explosion 
Museum are based. 

The Forts are located in the Solent between Portsmouth 
and the Isle of Wight.  Easily accessible by passenger ferry, 
private boat transfer or even helicopter.  The Port Office 
is situated in a prominent position in Gunwharf Quays, 
Portsmouth and just a short boat journey from the Forts. 

Portsmouth is 90 minutes by train to Central London or 
30 minutes from Southampton Airport. 

Strong road communications connect Portsmouth to the M27, 
M3 and A3 and mainline railway services travel to Central 
London with a journey time of approximately 90 minutes. 

Approximate distances are listed below:

Another prominent feature of the area is the 
Emirates Spinnaker Tower.  This imposing 
structure stretches 170 metres above Gunwharf 
Quays - making it taller than Big Ben, the 
London Eye and Blackpool Tower.  On a good 
day, visitors can see 350 degree panoramas 
stretching up to 23 miles.

ISLE OF WIGHT
Situated just off England’s South coast, 
accessibility to London is within two hours of 
the Isle of Wight Ferry connections.  Known 
as The Garden Isle and with over half its 
countryside designated an Area of Outstanding 
Natural Beauty, the island is enriched with 
history best known for its rolling countryside, 
coastal walks and stunning beaches.

The Isle of Wight is home to the sailing Mecca 
of Cowes and plays host to a number of events 
such as Bestival and the legendary Isle of Wight 
Festival (which in 1970 was one of the largest 
rock music events ever held). 

The stretch of water between the mainland 
and the Isle of Wight is known as The Solent; a 
vitally important commercial waterway, as well 
as being a scenic playground for watersports 
enthusiasts and host to the annual world 
famous Cowes Week sailing regatta.

Gunwharf Quays

Gunwharf Quays

Portsmouth and Southsea6• •7



HISTORICAL BACKGROUND

THE FRENCH THREAT 
The Solent Forts date back over 150 years when 
fear of invasion by the French led by Napoleon 
III resulted in the commissioning of these sea 
based defences by British Prime Minister Lord 
Palmerston.  Concerned that the naval fleet and 
Portsmouth dockyard would be a target, work 
began on five commissioned forts in the 1860s.  
With 15ft granite walls and armour plating, these 
magnificent structures are testament to the skill 
of Victorian engineering.  Large stone blocks 
were used as foundations, transported from 
the quarry by train, and then by barge before 
being set in place by divers.  Taking 15 years to 
complete, by the time the forts were ready for 
occupation, the feared French threat of invasion 
no longer existed and hence, the forts became 
known as “Palmerston’s follies”.

WORLD WAR ONE
By the First World War, heavy guns were installed 
on the Isle of Wight, better positioned than the 
Forts to engage potential enemy ships.  However 
these man-made fortresses came into their own 
as a line of defence when they were equipped 
with 4.7 and 6 inch guns, allowing them to target 
smaller fleets of ships trying to slip through the 
heavy defences.  No Man’s Fort and Horse Sand 
Fort became navy signalling stations.  However, 
military defences in the channel were so strong 
that during this time in their history, the Solent 
Forts saw little action in the way of battles.  The 
sites were then abandoned until the start of the 
Second World War.

WORLD WAR TWO
During WWII the forts came into their own as 
defences for the Portsmouth dockyard and 
the approaching sea channels.  Life on site 
was grim and those serving their country were 
deliberately chosen based on their inability to 
swim, to avoid any attempts at escaping their 
post.  Dark, damp and with basic facilities, it 
was a hard posting for any military personnel.  
The main threat during this time was from 
submarines, so between No Man’s Fort and 
Horse Sand Fort a boom defence was rigged.  
During this time the forts took their fair share 
of damage and gunfire from air strikes, a line 
of attack they were not prepared for.  After 
the Second World War they were completely 
decommissioned from military service and were, 
in the following two decades, put up for sale. 

AFTER THE WARS
In 1956 coastal artillery was abolished, leaving 
the forts empty and unused.  They were then 
put up for sale in 1963 but no one invested 
in these historic landmarks until the 1980s.  
Spitbank was originally bought by a couple who 
restored the building and converted it into a 
museum.  In 2009 work began on transforming 
Spitbank into a luxury retreat and the current 
owners opened it in 2012.  In the same year 
they purchased Horse Sand and No Man’s Forts, 
converting the former into a living museum and 
the latter into the grand luxury hotel and events 
venue that stands in the waters of the Solent 
today. 

The forts are accessed via boat or private 
helicopter.  They are Grade II Listed and an 
estimated £8m has been spent on lovingly and 
passionately restoring the two properties with 
no expense spared.  The opportunity to acquire 
these unique assets has presented itself with 
the current proprietors bowing out of ownership 
understanding that they are no longer best 
placed to take the three landmark properties to 
the next level. 

SOLENT FORTS
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SPITBANK FORT

SPITBANK FORT

SUMMARY
  9 suite boutique retreat hotel within historic 

fort dating back over 150 years.

  Mature business turning over approximately 
£1.8m (net of VAT).

  Officers Mess restaurant (approximately 
60 covers).

  Open throughout the year. 

  Victory Bar and wine cave.

  Extensively refurbished in 2012 with 
approximately £8m spent across Spitbank 
and No Man’s Forts.

  Located in the Solent off the coast of 
Portsmouth.

  Roof terrace, hot pool, sauna, fire pit and 
sun deck. 

  Licenced for civil ceremonies / weddings. 

  Activities include cocktail making, cheese and 
wine tasting, fishing and rib rides.

THE OFFER
The hotel is available freehold as a going 
concern business.  The transaction will be 
structured as a business and asset sale.
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Crow’s Nest  20 60 60 20 20

Victory Bar 20 40 60 20 20

Officers Mess 60 30 60 30 30

Wine Cellar - - 20 - -

PUBLIC AREAS 
The upper level comprises four function 
rooms including The Officers Mess which is the 
principal dining area and has capacity for 60 
covers. 

The lower level houses the IT and 
communications room along with the games 
room, wine cellar, bar and television room. 

MEETING ROOMS
There are three conferencing rooms at the 
hotel with a maximum delegate capacity of 60 
delegates. 

SPITBANK FORT

SERVICE AREAS
The kitchen and back of house services are 
located across the upper and lower deck and 
well placed to serve the dining areas of the fort.  
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LETTING ACCOMMODATION
The main entrance is accessed via the landing 
stage and leads to the upper level where the 
existing accommodation of eight suites are 
located.  At roof level, the original lighthouse 
has been converted into The Crow’s Nest, which 
is separate to the main accommodation and 
provides a luxury suite with it’s own bathroom, 
bar and viewing gallery.

All of the suites are luxuriously appointed with 
tea & coffee making facilities, luxury toiletries, 
robes and free wi-fi. 

Room Type Number of Bedrooms

Classic 1

Junior Suite 6

Superior Suite 2

Total 9

The lower level of the fort provides staff 
accommodation.  

BUSINESS DRIVERS
Significant corporate business pipeline with 
clients such as Land Rover, BBC, Mercedes 
Benz, Emirates, Louis Vuitton, Honda, American 
Express and Omega. 

Well located to host large parties during 
nationally and internationally renowned 
events such as the Isle of Wight festivals, 
Goodwood Festival of Speed, sailing races 

SPITBANK FORT

(such as America’s Cup, Cowes Week, nearby 
BAR Headquarters – Ben Ainslie Racing), Louis 
Vuitton & Omega watches.

The premier retail outlet centre Gunwharf Quays 
provides a perfect location for the Port Office 
which capitalises on the high volume of footfall 
in the immediate vicinity. 

The history and legacy of the forts is a 
significant draw for overnight and day guests 
wanting to experience the ancient monuments 
in their fantastically preserved form.

High demand for exclusive use parties for 
birthdays and weddings.
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NO MAN’S FORT

SUMMARY
  23 suite boutique hotel within historic fort 

dating back over 150 years.

  Potential to add an additional 9 letting 
bedrooms.

  The Mess Hall restaurant (approximately 
120 covers).

  Bars and cabaret club. 

  Conference and wedding facilities. 

  Extensively refurbished in 2015 with 
approximately £8m spent across No Man’s 
and Spitbank Forts.

  Open throughout the year.

  Located in the Solent off the coast of the 
Isle of Wight.  

  Roof terrace, hot pool, sauna, fire pit and 
sun deck. 

  Activities include Laser Battle, cocktail 
making, cheese and wine tasting, spa 
treatments.

  Planning obtained to construct breakwater 
and harbour to improve access.  

THE OFFER
The hotel is available freehold as a going 
concern business.  The transaction will be 
structured as a business and asset sale.

NO MAN’S FORT
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Central Atrium - 100 200 - 80

Cabaret Club 40 80 120 26 32

The Mess Hall 100 120 200 30 64

TV Lounge 18 30 30 1 16

Ward Room 40 60 120 26 32

Meeting Room 8 - - 8 -

Lighthouse (Sea View) 2 10 20 6 -

The Lord Nelson - - - - -

Pool Room - - 50 - -

Snooker Room - - 50 - -

Lighthouse (Base Level) 20 30 50 12 16

Top Deck (Astro Turf) 75 100 150 - -

Top Deck (Upper Deck) 100 100 200 - -

PUBLIC AREAS 
The main entrance is via the lower level and 
boat landing stage.  Dining and function rooms 
plus the spa and a selection of bedroom suites 
are also located on this level. 

The lowest level of the fort has been converted 
into entertaining space including laser battle, 
whilst the roof deck provides further facilities 
such as hot tubs, a fire pit, bar and Nordic 
bothy.  

The newly opened Lord Nelson Pub, The Cabaret 
Bar and additional entertaining spaces are 
located on the upper and lower levels of the 
fort. 

MEETING ROOMS
There are four conferencing rooms at the hotel 
with a maximum delegate capacity of 200 
delegates. 

SERVICE AREAS
The kitchen and back of house services are 
located across the upper and lower deck and 
well placed to serve the dining areas of the fort.  

NO MAN’S FORT
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Room Type Number of Bedrooms

Executive 9

Junior Suite 13

Superior Suite 1

Total 23

LETTING ACCOMMODATION
The existing accommodation totals 22 suites 
which are located on the upper and lower 
levels of the fort.  There is also The Lighthouse 
which is separate to the main accommodation 
and comprises a self contained two bedroom 
penthouse with dining facilities and a bar. 

All of the suites are luxuriously appointed with 
tea & coffee making facilities, luxury toiletries, 
robes and free wi-fi. 

BUSINESS DRIVERS
Due to the size of No Man’s Fort, with it’s 23 
bedrooms and large public areas, it caters for 
a different business mix compared to Spitbank.  
Spitbank attracts the more private, exclusive 
high end business whilst No Man’s attracts the 
larger corporate events and leisure guests.  The 
space available at No Man’s on the Top deck and 
Atrium gives corporate events the flexibility to 

NO MAN’S FORT

adjust training and meeting spaces into team 
building and breakout areas.

No Man’s has a larger food and beverage 
provision, including a fully functional traditional 
pub, in-house produced bakery and renowned 
restaurant, which attracts day visitors.

Demand has increased for themed events and 

there is an opportunity to increase the length of 
stay at No Man’s by improving the spa provision 
or transferring guests to Spitbank.   

Local attractions in the area including Gunwharf 
Quays and HMS Victory help generate visitors to 
the Forts.

The staff accommodation is located on the 
lower level. 

DEVELOPMENT OPPORTUNITIES 
The snooker and pool rooms have been 
identified has areas that could be reconfigured 
to provide additional letting bedroom suites. 

The lower level is comprised of significantly 
under utilised space that could lend itself 
to conversion into additional spa facilities 
supporting the recent strategic partnership with 
Espa. 

Planning permission has been granted to install 
a harbour / breakwater that would extend boat 
access. 
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HORSE SAND FORT

SUMMARY
  Freehold building. 

  Located in the Solent off the coast of 
Portsmouth.  

Horse Sand is the same size as No Man’s Fort 
and shares the same compelling history.  In 
preserving its original character, Horse Sand 
presents 100 chambers and living quarters and 
the original gun carriages and armour plated 
walls. 

In creating a museum, the fascinating history of 
the site has been preserved and demonstrates 
the monumental transformation undertaken on 
both Spitbank and No Man’s.

The Fort was purchased in an abandoned state 
having been unoccupied for decades and was 
unstable requiring a painstaking renovation. 

With Spitbank and No Man’s providing the 
perfect representation of what Horse Sand 
could be, the opportunity to create a truly 
unique property and preserve an historic 
landmark is unmistakable.

THE OFFER
The hotel is available freehold with vacant 
possession. 

HORSE SAND FORT
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© Designed & produced by Bespoke Brochures | bespokebrochures.co

Viewing is strictly by prior appointment. 
Please contact:

Henry Jackson MRICS
Hotels & Leisure
Tel: +44 (0) 20 7861 1085
henry.jackson@knightfrank.com

Alex Macaulay
Hotels & Leisure 
Tel: +44 (0) 20 3826 0690
alex.macaulay@knightfrank.com

Kit Abram
Hotels & Leisure 
Tel: +44 (0) 20 7861 1249
kit.abram@knightfrank.com

Christopher Bailey MRICS
National Waterfront 
Tel: +44 (0) 1392 848 822
christopher.bailey@knightfrank.com

Knight Frank LLP
55 Baker Street
London
W1U 8AN
Tel: +44 (0) 20 7629 8171
www.knightfrankhotels.com

GENERAL REMARKS

TENURE
Freehold. 

THE RATES
Spitbank Fort has a Rateable Value of £144,000.  The rates payable for the period 1 April 2018 
to 31 March 2019 are approximately £44,762.  We suggest that interested parties make their own 
enquiries to Portsmouth City Council to confirm these figures on: +44 (0) 23 9268 8588.

No Man’s Fort has a Rateable Value of £162,000.  The rates payable for the period 1 April 2018 
to 31 March 2019 are approximately £79,866.  We suggest that interested parties make their own 
enquiries to Isle of Wight Council to confirm these figures on: +44 (0) 1983 821 000.

PRICE
Upon application to the Sole Selling Agent, Knight Frank LLP.

THE DATA ROOM
A web based data room is available to interested parties at:

www.knightfrankhotels.net/Solent-Forts/

The data room holds relevant business and property information to enable a prospective 
purchaser to establish if they wish to submit an offer for the subject company.  In order to gain 
access to the data room prospective purchaser shall be required to agree to the terms of a 
Confidentiality Agreement.

SERVICES 
We have been verbally advised that the properties are connected to LPG gas, generator powered 
and supplied with water via an artesian well.

LICENCES 
We understand that the property has a Premises Licence in accordance with the Licensing Act 
2003 and a Wedding and Civil Ceremony Premises Approval (England & Wales). 

FIRE RISK ASSESSMENT
We understand that the property complies with the Regulatory Reform (Fire Safety) Order 2005.

IMPORTANT NOTICE 
Particulars: These particulars are not an offer or contract, nor part of one.  You should not rely on statements by Knight Frank LLP in the 
particulars or by word of mouth or in writing (“ information”) as being factually accurate about the property, its condition or its value.  Neither 
Knight Frank LLP nor any joint agent has any authority to make any representations about the property, and accordingly any information given 
is entirely without responsibility on the part of the agents, seller(s) or lessor(s). 
Particulars dated:  May 2018

Photos etc: The photographs show only certain parts of the property as they appeared at the time they were taken.  Areas, measurements and 
distances given are approximate only. 
Photographs dated: 2014 - 2018

Regulations etc: Any reference to alterations to, or use of, any part of the property does not mean that any necessary planning, building 
regulations or other consent has been obtained.  A buyer or lessee must find out by inspection or in other ways that these matters have been 
properly dealt with and that all information is correct.

VAT: The VAT position relating to the property may change without notice.

Knight Frank LLP is a limited liability partnership registered in England with registered number OC305934.  Our registered office is 55 Baker 
Street, London W1U 8AN, where you may look at a list of members’ names.
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