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Matter 1: Procedural/legal requirements 
Issue: Whether all Statutory and Regulatory requirements have been 
met? 
 
 
Q1 Is there clear evidence that the Council has engaged constructively, 
actively and on an ongoing basis with neighbouring bodies and prescribed 
bodies in accordance with section 33A of the 2004 Act in respect of strategic 
matters with cross-boundary impacts considered through the preparation of 
the Plan? 
 
Q1.1 The Localism Act 2011 added into the Planning and Compulsory Purchase 

Act 2004, Section 33A ‘Duty to co-operate in relation to planning of 

sustainable development’.  The particular wording from the legislation has to 

be noted.  Under this legislation the local planning authority in preparing its 

Local Plan ‘must co-operate’ with other local planning authorities with which 

there are shared strategic issues (amongst other bodies) ‘in maximising the 

effectiveness with which the preparation’ of development plan documents is 

undertaken, and ‘must engage constructively, actively and on an ongoing 

basis’ in the process.  The meaning of ‘effectiveness’ can be taken to be that 

from the Framework tests of soundness where effectiveness includes, ‘joint 

working on cross-boundary strategic matters that have been dealt with rather 

than deferred, as evidenced by the statement of common ground.’   

Q1.2 The Bath and North East Somerset (BANES) Local Plan Partial Update 

(LPPU) (Regulation 19 Draft Plan) Duty to Cooperate August 2021 (CD–

SD030) at paragraph 3.3 says that: ‘There have been ongoing informal 

discussions with Bristol City Council officers regarding the LPPU and they 

have raised no issues in respect of the LPPU for consideration.  Therefore no 

statement of common ground is considered to be necessary’. 

Q1.3 Informal discussions with officers not members – with no recorded and 

published minutes identified in the document or on the Council’s Local Plan 

evidence webpage – are not in the spirit of the legislation.  The test of 

whether a local planning authority has discharged the duty to cooperate 

requires more evidence than reference to emails or meetings where 

neighbouring authorities agreed not to seek to interfere with each other’s 

work.   

Q1.4 Once the Council had committed to not proceeding with a proper review of 

the Core Strategy and hence avoiding making provision for the full housing 
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need for a full Plan period, it might have seemed to Bristol City Council (BCC) 

officers that there were no issues they could realistically raise. However, the 

annual ‘standard method’ housing need figure for Bristol City including the 

35% uplift for a large urban area, is 3835 dwellings (according to BCC Five 

Year Housing Land Supply Assessment 2020 to 2025, June 2021) and this 

far exceeds the average annual completions figure for Bristol of 1542 

dwellings for the 10 years 2010/11-2019-20, or 1664 dwellings for the five 

years 2015/16-2019-20, (according to BCC Housing Delivery Test Action 

Plan, July 2021).  Though the Bristol City Council in March 2020 identified 

12,750 dwellings with permission or with s106 agreements to be resolved, 

this amounted to a 3.7 year supply of deliverable dwellings (without allowing 

for the 35% uplift).  Altogether this gives every reason to believe that on the 

basis of existing and published evidence, there is and will continue to be an 

annual ‘unmet need’ to which any Local Plan for BANES should be 

contributing, regardless of its Plan period.    

Q1.5 We understand that discussions have taken place between the three West of 

England Combined Authority (WECA) authorities about the distribution of 

housing need between the local authority areas that comprise the Combined 

Authority.  Such discussions would have to have taken place ahead of the 

previously indicated programme for the publication of the Draft SDS of Spring 

2022.  These discussions are understood to have included the identification of 

options for the elements of housing need arising within Bristol that could not 

be accommodated within the Bristol City Council administrative area, and 

which would therefore be proposed to be accommodated within the other two 

WECA authority areas, as well as in North Somerset to discharge the duty to 

cooperate.   

 

Q1.6 It is quite possible that the potential consequences of the need and 

distribution figures when viewed by the local planning authorities figures were 

the reason for work ending on the preparation of the WECA Spatial 

Development Strategy (SDS), as reported by the current statement on the 

WECA SDS website that: 

 
Work on the Spatial Development Strategy (SDS) has been halted and is not 
being progressed by the West of England Combined Authority.  Metro Mayor 
Dan Norris has written to the Department for Levelling Up, Housing and 
Communities to explain that he has asked officers to stop work as unanimous 
agreement on the plan by the councils has not been reached.  
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Q1.7 It is in any case impossible to accept that there are no strategic issues shared 

between Bristol City Council and BANES – the two local planning authorities 

are both part of the West of England Combined Authority; they both have 

important cities with influence and reach beyond the respective administrative 

areas; they are both within the same Functional Economic Market Area 

(FEMA) and Local Enterprise Partnership (LEP) area; and they have 

overlapping Travel to Work Areas (TTWAs).  The position with the Housing 

Market Areas (HMA) is a little more complicated.  All of the relevant evidence 

for defining HMAs shows that parts of the BANES administrative area falls 

within the Greater Bristol HMA, but that for data convenience, and ‘best fit’, 

the BANES administrative area is identified as a separate HMA.  The 

evidence is all provided in the 2015 Wider Bristol Housing Market Area 

Report by ORS (the same consultants currently advising the WECA 

authorities on levels of housing need).  This report notes that (paragraphs 

2.49 and 2.50): 

‘Whilst we believe that the proposed groupings for Wider Bristol and Bath 

HMAs provide the overall ‘best fit’ for joint working arrangements on the basis 

of the available evidence, it will still be important for Bristol, North Somerset 

and South Gloucestershire to maintain dialogue with those local authorities 

that are covered partly by the functional housing market area for Wider Bristol 

– Bath and North East Somerset, Sedgemoor and Stroud. In particular, the 

Inspector examining the Bath and North East Somerset and Core Strategy 

noted in his report that: ‘Even if the new West of England SHMA does not 

cover B&NES, the Council would still have to respond positively to any 

request from adjoining authorities to accommodate housing needs that could 

not otherwise be met within the Bristol sub-region’. 

 ‘Similarly, it will be important for Bath and North East Somerset to maintain 

dialogue with those local authorities that are covered partly by the functional 

housing market area for Bath – Mendip and Wiltshire. Furthermore, all four 

West of England authorities will need to maintain dialogue with each other 

and their other neighbouring authorities’. 

 

Q1.8 With no published statement of common ground with the neighbouring local 

planning authorities or any other bodies, the Council has effectively sought to 
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avoid demonstrating anything of any substance with regard to the statutory 

duty to cooperate.   

Q1.9 As noted above, the test of soundness specific to the consideration of this 

most important shared strategic issue expressly refers to: ‘cross-boundary 

strategic matters that have been dealt with rather than deferred, as evidenced 

by the statement of common ground.’   The Council’s defence for not meeting 

the legal test of the duty to cooperate and the related soundness tests, cannot 

be that it will address the issues at some unstated future time, as deferring 

consideration of the issues is specifically proscribed by national planning 

policy. 

 
 
Q2 What are the specific outcomes of the Duty to Cooperate? 
 
Q2.1 There is nothing in the LPPU that can be identified as specific outcomes of 

the Duty to Cooperate, and indeed if there were the Council would 

presumably have drawn attention to it.  

 
Q3 Is the Sustainability Appraisal (SA) adequate? 
 
Q3.1 The sustainability appraisal that accompany a submitted Local Plan is the 

essential means of determining whether a plan is meeting the statutory 

objective of Plan making of promoting sustainable development.   We would 

suggest that with the increasing significance of the sustainability agenda, and 

given the unique opportunity provided to spatial planning to achieve an 

important and particular contribution to more sustainable patterns of 

development, the assessment of what the sustainability appraisal of the Plan 

has done and has achieved should be quite demanding.   

 

Q3.2 A sustainability appraisal is not simply a description of a submitted local plan 

after it has been prepared, but should: 

 
• Be undertaken in a proper independent and objective manner 

• Be challenging, in that at every stage and whenever a choice is made in 

making the plan, the question is asked whether there would be a better 

alternative from the point of view of promoting sustainable development; 

and  
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• Have demonstrably had a positive influence on the emerging plan 

through successive iterations of its preparation.   

 
Q3.3 By these tests, which we believe to be appropriate, the sustainability 

appraisal of the submitted LPPU has not been adequate, as it has not been 

challenging in its approach, questioning why reasonable and quite possibly 

better alternatives have not been chosen, and cannot have had any 

significant influence on the LPPU, the publication of which falls far short of the 

Council using its role as plan-maker in the best possible way to promote 

sustainable development. As noted in the answers to subsequent questions, 

the LPPU has not sought to implement the statutory objective of plan making 

of promoting sustainable development in the most basic way it can by 

directing needed development to the most sustainable locations, and the 

sustainability appraisal has not apparently had any influence in this matter, 

nor reported this failing.  

 
Q4 Has the SA been undertaken on the basis of a consistent methodology 
and is the assessment robust? 
 
Q4.1 The general appearance of the sustainability appraisal from the ‘BANES SA 

Report Partial Update Draft Plan August 2021 Combined Plan’ (CD SD-005) 

is that the appraisal has been undertaken using a methodology that reflects 

long established good practice and guidance, in that there is the systematic 

consideration of parts of the Plan against the objectives set out in a 

sustainability framework which are comprehensive yet manageable in number 

without being unduly repetitive.   

 

Q4.2 This is not enough for the sustainability appraisal to be ‘adequate’ however, 

and the assessment undertaken by the sustainability appraisal should be 

more robust.   

 

Q4.3 Paragraph 6.2 of the BANES SA Report Partial Update Draft Plan August 

2021 Combined Plan (CD SD-005, p.40) (and repeated at paragraph 11.2, 

p.84)) says:  

 

‘As explained in section 2, this is a partial update to the existing Plan and not 

a new Plan, the scope of the changes is confined to those that can be 

addressed without changing the spatial priorities; the spatial strategy; or 
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strategic housing and job growth requirements set out in the Core Strategy 

and Placemaking Plan.  The scope of the LPPU therefore needs to be 

focussed on the immediate priorities and must not seek to pre-empt strategic 

decisions which are the remit of the SDS or significantly change the strategic 

policy framework of the existing Plan, such as the spatial strategy, key 

development sites and the plan period.’ 

 

Q4.4 This feels rather circular. The LPPU is ‘focussed on the immediate priorities’ 

out of the Council’s choice and presumably so that it can avoid ‘significantly 

chang(ing) the strategic policy framework of the existing Plan, such as the 

spatial strategy, key development sites and the plan period.’ 

 

Q4.5 The Council gives as an important reason for preparing the LPPU its 

declaration of a Climate Emergency and hence its wish to contribute to the 

slowing down the adverse consequences of climate change through its spatial 

planning role.  In that case, the matters that are not addressed through the 

LPPU are exactly the aspects of its plan-making that the Council should be 

prioritising, with the opportunity to determine the location of proposed 

development a role local plans hold uniquely, and is their most valuable role. 

 

Q4.6 Whilst the LPPU does not do all that the local planning authority could be 

doing to promote sustainable development through spatial planning, with the 

reported demise of the SDS, the need for a local plan for BANES to carry out 

this role becomes all the more vital. 

 

Q4.7 The sustainability appraisal really just describes the LPPU.  It is largely 

positive in its findings on what is in the LPPU, because most of the changes 

in the LPPU are development management policies drafted to seek positive 

environmental outcomes from the allocated sites.  These policies are 

welcomed and the sustainability appraisal is right to acknowledge their 

potentially beneficial contribution.  The published sustainability appraisal 

however does not show any sign of having challenged the limited content of 

the LPPU through its successive stages of preparation, or having sought to 

improve its performance by seeking to ensure that development takes place 

in the most sustainable locations, including development that cannot be 

satisfactory accommodated within the existing larger settlements.  
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Q4.8 This point is further developed in answer to the next question, concerned with 

the statutory requirement for a local plan to consider and report upon 

reasonable alternatives.   

 
 
Q5 Did the Council, through an iterative SA process, take into account 
reasonable alternatives and has sufficient reasoning been given for the 
rejection of alternatives? 
 
Q5.1 In our view the answer to both parts of the question is ‘no’. 

 

Q5.2 Aside from its later repetition, the only reference to ‘options’ in the 

sustainability appraisal is the heading ‘Options appraisal for the Local Plan 

Partial Update document, (January 2021)’ from the sustainability report (CD 

SD005) on page 40, and the following paragraph 6.2 which explains that the 

LPPU was not to ‘significantly change the strategic policy framework of the 

existing Plan, such as the spatial strategy, key development sites and the 

plan period.’  As the Plan does not look at these things, the sustainability 

appraisal has had no options to consider and report upon, in relation to the 

most effective means a spatial plan has to contribute to sustainable 

development. 

 

Q5.3 The types of reasonable alternatives that the Council might have considered, 

and which it would have been for the sustainability appraisal to seek and to 

report on, include: 

 

• Preparing a full review of the Core Strategy – a reasonable alternative and 

a statutory and national policy requirement, given the Core Strategy was 

adopted in 2014 and in many respects out-of-date  

 

• Planning for a period of at least 15 years  – a reasonable alternative to 

what the Council has done, and a specific requirement of the Framework 

 

• Addressing the likely unmet need from other parts of WECA - a reasonable 

alternative and something required for consideration by the duty to 

cooperate and the Framework 
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• The allocation for development of land on the immediate periphery of the 

urban area of Bristol, such as at Hicks Gate. 

 

Q5.4 On the last point, while the Council’s reasons for not considering this area for 

development may be that it is at this stage avoiding changes to the extant 

spatial framework and hence avoiding proper consideration of the spatial and 

functional relationships between parts of BANES and the urban and  

administrative areas of Bristol, these are not good reasons within the context 

of national planning legislation and policy.  The sustainability appraisal has 

effectively been complicit in leaving out of consideration a location for 

development that would significantly contribute to more sustainable 

development by helping to meeting the housing need close to where the need 

is arising, and to increasing the sustainability of the overall pattern of 

development.   

 

 
Q9 Are the policies of the Plan designed to secure that the development 
and use of land contribute to the mitigation of and adaption to, climate change 
in accordance with Section 19(1A) of the Act? 
 
Q9.1 It is noted that the primary justification offered by the Council for making 

changes to the adopted Core Strategy is the enhanced importance of 

responding to climate change, reflected in the Council’s declaration of a 

Climate Emergency in March 2019. 

 

Q9.2 The proposed development management policies in the LPPU in the section 

headed ‘Responding to Climate Change’ are an attempt to seek to ensure 

that development taking place performs as well as can be reasonably 

expected in seeking to lower the carbon footprint of development and to 

increase biodiversity.  Achieving the aims of the policies in practice will 

inevitably be subject to the available technology and to the viability of 

development proposals.  

 

Q9.3 However, these development management policies are to be applied in 

determining planning applications that are received, and as such are ‘after the 

event’, only able to seek the better performance from the form development 

takes.  More fundamental however in seeking to achieve sustainable 

development, is how community needs are met and where development 
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takes place.  We note that the Inspector’s question specifically refers to the 

use of land as well as to development.  Determining the location of 

development is the single most important role of a Local Plan and only a 

spatial plan can undertake this task.  If the location of development is not, on 

balance, the best option from the point of view of promoting sustainable 

development, then no requirement from the development management 

function can correct this basic failing.   

 

Q9.4 A Plan that does not seek to put new development in the best locations is not 

meeting the statutory objective of plan-making of promoting more sustainable 

development, failing the test of legal compliance, and failing the soundness 

tests of in particular, positive preparation, justification, and compliance with 

national policy.   

 

Q9.5 The act of seeking to put a plan in place with only a seven year Plan period 

from adoption is the antithesis of promoting sustainable development through 

spatial planning.  Promoting short termism and a piecemeal approach to 

addressing development needs effectively precludes the proper coordination 

of development with new infrastructure provision, something the expressed 

desirability of looking to the longer term at paragraph 22 of the Framework 

specifically refers to.   

 

Q9.6 Short termism, keeping the Plan period numbers artificially low, effectively 

rules out addressing the housing requirement in part through the allocation of 

strategic sites.   Strategic sites generally have longer lead times, but can be 

planned and delivered in a way which incorporates all of the desirable 

elements of sustainable development such as access to services and facilities 

with a mix of uses; provision for safe and pleasant active travel; high levels of 

on-plot and on-site energy generation; and full integration with and 

enhancement of green infrastructure networks with biodiversity gain.   

 

Q9.7 The short Plan period is in direct conflict with the requirements of the 

Framework. 
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1. Introduction 
 
1.1 This report sets out the assessment of the five year housing land supply for the period 2020 to 

2025.  The National Planning Policy Framework (NPPF) states that local planning authorities 
should identify and update annually a supply of specific deliverable sites sufficient to provide a 
minimum of five years’ worth of housing.  For Bristol this supply is measured against the local 
housing need using the standard method calculation as the strategic policies contained in the 
Local Plan Core Strategy are more than five years old. 

 
1.2 This assessment of housing land supply incorporates evidence from a questionnaire of 

applicants/agents of sites with planning permission for 10 or more dwellings. 
 

2. Standard Method 
 
2.1 Bristol’s housing requirement was set out in the adopted Local Plan Core Strategy which was 

adopted on 21st June 2011.  This strategic policy is more than five years old and therefore the 
NPPF requires that the five year housing supply calculation be based on the standard method as 
set out in the Ministry of Housing, Communities and Local Government (MHCLG) Planning 
Practice Guidance (PPG).  

 
2.2 The standard method is based on the Department for Communities and Local Government 

(DCLG) 2014-based household projections using the annual average change over the 10-year 
period 2020 to 2030.  An affordability adjustment is made to the household projections based on 
the Office for National Statistics (ONS) 2019 ratio of median house price to median gross annual 
workplace-based earnings.  The affordability adjustment factor is calculated as follows - for each 
1% the ratio is above 4, the average household growth baseline is increased by a quarter of a 
percent.  A cap can be applied to the local housing need if the figure is 40% above the projected 
household growth for the area over the period 2020 to 2030.  This cap does not apply to Bristol.  
The standard method calculation figures are set out in Table 1 below. 

 
Table 1. Summary of MHCLG standard method calculation for Bristol 

 

Row Calculation Numbers 

A DCLG 2014-based Household Projections annual average 
change 2020 to 2030 

1,824 

B ONS 2019 ratio of median house price to median gross 
annual workplace-based earnings 

8.77 

C PPG affordability adjustment factor calculation 1.30 

D Annual local housing need 
(Row A multiplied by Row C) 

2,368 

E Five year local housing need 
(Row D multiplied by 5) 

11,838 

F Five year local housing need including 20% buffer  
(Row E multiplied by 1.20) 

14,205 

Note: figures may not sum due to rounding. 
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2.3 Changes to the standard method were published by MHCLG on 16th December 2020.  These 

changes will mean that from 16th June 2021 an additional 35% will need be added to the 
standard method calculation for Bristol, and other large urban areas, for the purposes of 
calculating the five year housing land supply. This increase will be applied to the five year 
housing supply assessment for 2021 to 2026. The 2021 to 2026 calculation will also include the 
ONS 2020 affordability ratio and roll forward the household projection period to 2021 to 2031. 

 

3. Buffer 
 
3.1 MHCLG published the 2020 Housing Delivery Test results on 19th January 2021.  The result 

showed that Bristol achieved 72% of the delivery requirement over the three-year period 
2017/18 to 2019/20.  The result meant that all three consequences of the Housing Delivery Test 
apply to Bristol: the need to prepare a Housing Delivery Test Action Plan; the inclusion of an 
additional 20% buffer in the five year housing land supply calculation; and applying the 
presumption in favour of sustainable development to decision-taking.  A 20% buffer has 
therefore been included in the calculation in Table 1 above. 

 

4. Five year housing land supply 2020-25 
 
4.1 A survey was carried out of applicants / agents of sites of ten or more dwellings with planning 

permission or agreed subject to signing a section 106 agreement.  Sites with less than ten 
dwellings were not included in the survey. 

 
4.2 The questionnaire sought evidence on whether housing completions would begin on site within 

five years; confirmation of the estimated site capacity; and an estimated delivery trajectory.  
There was around a 45% response rate to the survey. 

 
4.3 Evidence from the survey has informed the assessment of land supply within the first five years.  

Where there no evidence has been provided the deliverability of sites has been based on the 
definition of deliverable contained in the NPPF as follows: 

 
 ‘Deliverable: 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.’ 

 
4.4 A schedule of sites and a summary of their deliverability is set out in Appendix A.  This schedule 

includes all sites with planning permission for housing or agreed subject to subject to signing a 
section 106 agreement at 31st March 2020. It also includes a small number of sites allocated in 
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the adopted Local Plan which have subsequently gained planning permission and are therefore 
considered deliverable.  

 

5. Five year housing land supply calculation 
 
5.1 Table 2 below shows the calculation of the five year housing land supply position.   The five year 

local housing need using the standard method and including a 20% buffer was 14,205.  The 
identified deliverable housing supply for the period 2020 to 2025 was 10,579.  The number of 
years supply based on the identified deliverable housing supply and the local housing need is 3.7 
years. 

 
 

Table 2. Assessment of five year supply 2020-2025 
 

Row Calculation Numbers 

A Five year local housing need including 20% buffer 14,205 

B Five year supply 2020-2025 10,579 

C Number of years supply 
(Row A divided by Row B multiplied by 5) 

3.7 

 
5.2 It is therefore concluded that a five year supply of housing sites cannot currently be 

demonstrated. 
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Appendix A 
 

Table 3. Five year housing land supply assessment of sites 
 

Site reference Planning 
reference 

Site address Dwellings 
2020-
2025 

Dwellings 
2025- 

Dwellings 
total 

Five year supply assessment 

O10_1068 06/05456/F 100 - 110 North Street 
Bedminster Bristol BS3 
1HF 

22 0 22 Site has detailed planning permission and is considered 
deliverable. 

O10_1235 17/06559/FB Land To Rear Of Silbury 
Road Alderman Moores 
Bristol 

133 0 133 Site has detailed planning permission and is considered 
deliverable. 

O10_1251 11/00221/P Graphic Packaging Ltd 
Filwood Road Bristol 
BS16 3SB 

100 108 208 Site has reserved matters approval and is considered 
deliverable. 

O10_1270 12/03900/F Bristol General Hospital 
Guinea Street Bristol BS1 
6SY 

39 0 39 Site has detailed planning permission and is considered 
deliverable. 

O10_1274 12/00352/P Filwood Park Hengrove 
Way Bristol 

62 0 62 Site has reserved matters approval and is considered 
deliverable. 

O10_1278 16/02271/F 20-34 Lyppiatt Road 
Bristol BS5 9HR 

12 0 12 Site has detailed planning permission and is considered 
deliverable. 

O10_1284 12/05581/P City Of Bristol College 
Bedminster Marksbury 
Road Bristol BS3 5JL 

31 0 31 Site has reserved matters approval and is considered 
deliverable. 

O10_1299 15/01681/F Queen Victoria House 
Redland Hill Bristol BS6 
6US 

37 0 37 Site has detailed planning permission and is considered 
deliverable. 

O10_1308 19/03319/COU Decourcy House Upper 
York Street Bristol BS2 
8QN 

31 0 31 Site has prior approval and is considered deliverable. 
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O10_1325 19/00432/COU Somerset House 18 
Canynge Road Bristol 
BS8 3JX 

20 0 20 Site has prior approval and is considered deliverable. 

O10_1329 18/01064/F Land To Rear 49 - 95 
Kings Weston Avenue 
Bristol 

18 0 18 Site has detailed planning permission and is considered 
deliverable. 

O10_1364 15/03213/P Land North Of Brook 
Road Speedwell Bristol 

77 0 77 Site has reserved matters approval and is considered 
deliverable. 

O10_1371 15/05293/F Car Park Adjacent To 223 
Newfoundland Road 
Bristol BS2 9NX 

10 0 10 Site has detailed planning permission and is considered 
deliverable. 

O10_1372 15/06289/F Brunel House City Of 
Bristol College College 
Road Bishopston Bristol 

37 0 37 Site has detailed planning permission and is considered 
deliverable. 

O10_1382 15/06475/P Land And Buildings At 
Ashley Grove Road 
Bristol 

105 0 105 Site has reserved matters approval and is considered 
deliverable. 

O10_1383 15/04217/F Land To North 
Paintworks Bristol BS4 
3EH 

92 0 92 Site has detailed planning permission and is considered 
deliverable. 

O10_1384 18/01092/F Regent House, Consort 
House, Imperial Arcade 
And Land Rear Of 36-40 
East Street Lombard 
Street Bristol BS3 1AL 

257 0 257 Site has detailed planning permission and is considered 
deliverable. 

O10_1401 17/04274/P 73 Netham Road Bristol 
BS5 9PQ 

10 0 10 Site has reserved matters approval and is considered 
deliverable. 

O10_1406 16/05376/F Blackberry Hill Hospital 
Manor Road Fishponds 
Bristol BS16 2EW 

263 30 293 Site has detailed planning permission and is considered 
deliverable. 
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O10_1407 17/04132/F Olympia House 36 - 38 
Beaconsfield Road St 
George Bristol BS5 8ER 

12 0 12 Site has detailed planning permission and is considered 
deliverable. 

O10_1408 18/02208/COU Parkview Office Campus 
Whitchurch Lane 
Whitchurch Bristol BS14 
0TJ 

169 0 169 Site has prior approval and is considered deliverable. 

O10_1410 17/03744/F 123 Cumberland Road 
Bristol BS1 6UG 

19 0 19 Site has detailed planning permission and is considered 
deliverable. 

O10_1411 17/04263/F Redland High School 
Redland Court Road 
Bristol BS6 7EF 

44 0 44 Site has detailed planning permission and is considered 
deliverable. 

O10_1414 18/01598/F Bristol Water Plc 
Bishopsworth Road 
Bristol BS13 7JN 

62 0 62 Site has detailed planning permission and is considered 
deliverable. 

O10_1416 18/04776/COU National Westminster 
Court Broad Street 
Bristol BS1 2EQ 

24 0 24 Site has prior approval and is considered deliverable. 

O10_1417 17/06885/F Perrett House Redcross 
Street Bristol BS2 0BB 

31 0 31 Site has detailed planning permission and is considered 
deliverable. 

O10_1422 17/03059/COU Strachan And Henshaw 
Building Foundry Lane 
Bristol BS5 7UZ 

71 0 71 Site has prior approval and is considered deliverable. 

O10_1423 18/06107/COU 442 - 450 Stapleton Road 
Easton Bristol BS5 6NR 

26 0 26 Site has prior approval and is considered deliverable. 

O10_1425 17/02894/F Units B And C Dean 
Street St Pauls Bristol 
BS2 8SF 

42 0 42 Site has detailed planning permission and is considered 
deliverable. 

O10_1434 18/00704/P Land At Constable 
Road/Crome Road Bristol 

74 0 74 Site has outline planning permission and evidence from 
applicant/agent supports completions within five years. 
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O10_1436 18/02055/P Former School Site 
Hawkfield Road Bristol 

350 0 350 Site has reserved matters approval and is considered 
deliverable. 

O10_1439 18/00703/P Romney House Romney 
Avenue Bristol BS7 9TB 

262 0 262 Site has outline planning permission and evidence from 
applicant/agent supports completions within five years. 

O10_1443 19/01525/F 16 Midland Street & 32-
34 Midland Road Bristol 
BS2 0JW 

32 0 32 Site has detailed planning permission and is considered 
deliverable. 

O10_1444 18/06646/F YardArts 17 - 29 Lower 
Ashley Road St Pauls 
Bristol BS2 9QA 

31 0 31 Site has detailed planning permission and is considered 
deliverable. 

O10_1447 19/01255/F Avon Fire And Rescue 
Service Headquarters 
Temple Back Bristol BS1 
6EU 

297 0 297 Site has detailed planning permission and is considered 
deliverable. 

O10_1450 19/02090/F Chalks Road Public Car 
Park Chalks Road Bristol 
BS5 9EP 

11 0 11 Site has detailed planning permission and is considered 
deliverable. 

O10_1451 19/00730/COU Buildings 1 & 2 
Newfoundland Court 31 - 
49 Newfoundland Circus 
Bristol BS2 9AP 

57 0 57 Site has prior approval and is considered deliverable. 

O10_1457 19/02632/PB Hengrove Park Hengrove 
Way Bristol 

250 1,200 1,450 Site has outline planning permission and evidence from 
applicant/agent supports completions within five years. 

O10_1458 19/01690/F Kingsown House & 1 - 3 
Units Unity Street St 
Philips Bristol BS2 0HN 

102 0 102 Site has detailed planning permission and is considered 
deliverable. 

O10_1460 18/04367/F 1 - 3 Ashton Road (The 
Old Brewery) Bristol BS3 
2EA 

94 0 94 Site has detailed planning permission and is considered 
deliverable. 
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O10_545 17/04267/F Former Central 
Ambulance Station 
Marybush Lane Bristol 
BS2 0JB 

375 0 375 Site has detailed planning permission and is considered 
deliverable. 

O10_565C 16/02964/F 16A St Thomas Street 
Bristol BS1 6JJ 

42 0 42 Site has detailed planning permission and is considered 
deliverable. 

O10_593C 
Part 2 

14/04746/M Wapping Wharf D, E  
Wapping Road Bristol  
BS1 5RN 

256 0 256 Site has reserved matters approval and is considered 
deliverable. 

O10_593C 
Part 3 

19/01908/M Land At Wapping Wharf 
Wapping Road Bristol 
BS1 4RH (Block G) 

81 0 81 Site has reserved matters approval and is considered 
deliverable. 

O10_788 17/03139/F McArthurs Warehouse 
Gas Ferry Road Bristol 
BS1 6UN 

142 0 142 Site has detailed planning permission and is considered 
deliverable. 

O10_877 04/02177/F Former Courage Brewery 
Counterslip Redcliff 
Bristol 

121 0 121 Site has detailed planning permission and is considered 
deliverable. 

O10_878F 16/04561/F Linear Park Avon Street 
Bristol 

256 0 256 Site has detailed planning permission and is considered 
deliverable. 

O10_976 18/02913/F 40-48 Midland Road 
Bristol BS2 0JY 

50 0 50 Site has detailed planning permission and is considered 
deliverable. 

O10_1039 04/05284/F 3-5 Bushy Park Bristol 
BS4 2EG 

8 0 8 Site has detailed planning permission and is considered 
deliverable. 

O10_1067 05/03988/F Former Imperial Tobacco 
Office Building Hengrove 
Way Bristol BS14 0HR 

40 0 40 Site has detailed planning permission and is considered 
deliverable. 

O10_1144 17/01967/F Speedwell Swimming 
Baths Whitefield Road 
Bristol BS5 7TJ 

31 0 31 Site has detailed planning permission and is considered 
deliverable. 
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O10_1172 07/02235/F Former Avonmouth Bus 
Depot Avonmouth Road 
Bristol BS11 9LP 

3 0 3 Site has detailed planning permission and is considered 
deliverable. 

O10_1228 15/06400/F Former Chocolate 
Factory Greenbank Road 
Easton Bristol BS5 6EL 

135 0 135 Site has detailed planning permission and is considered 
deliverable. 

O10_1260B 11/00034/P Plot B Wilson Street 
Bristol 

0 0 0 Site not considered deliverable within five years. 

O10_1260C 11/00034/P Plot C Dove Lane St Pauls 
Bristol 

0 0 0 Site not considered deliverable within five years. 

O10_1260D 11/00034/P Plot D Dove Lane St Pauls 
Bristol 

0 0 0 Site not considered deliverable within five years. 

O10_1260E 11/00034/P Plot E Wilson Street 
Bristol 

0 0 0 Site not considered deliverable within five years. 

O10_1286 15/06172/F 54 - 56 Brigstocke Road 
Bristol BS2 8TY 

10 0 10 Site has detailed planning permission and is considered 
deliverable. 

O10_1330 18/06552/COU Merchants House 26 - 28 
Regent Street Bristol BS8 
4HG 

34 0 34 Site has prior approval and is considered deliverable. 

O10_1332 14/02640/F St Matthias Campus 
(UWE) Oldbury Court 
Road/College Road 
Fishponds Bristol BS16 
2JP 

4 0 4 Site has detailed planning permission and is considered 
deliverable. 

O10_1333A 13/05616/P St Catherines Place 
Shopping Centre East 
Street Bedminster Bristol 

0 180 180 Site not considered deliverable within five years. 

O10_1355 15/01988/F Malago House 
Bedminster Road Bristol 
BS3 5NP 

17 0 17 Site has detailed planning permission and is considered 
deliverable. 
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O10_1363 14/05930/F Westmoreland House 
104 - 106  Stokes Croft 
Bristol BS1 3RU 

112 0 112 Site has detailed planning permission and is considered 
deliverable. 

O10_1368 17/05700/F Kings Weston Reservoir 
Tufton Avenue Bristol 

33 0 33 Site has detailed planning permission and is considered 
deliverable. 

O10_1377 15/06483/F Land On West Side Of 95 
Jacob Street Bristol 

47 0 47 Site has detailed planning permission and is considered 
deliverable. 

O10_1381 16/05026/F Former Dumail Primary 
School Land Dunmail 
Road Bristol 

161 0 161 Site has detailed planning permission and is considered 
deliverable. 

O10_1386 16/02130/F 79A Grove Road 
Fishponds Bristol BS16 
2BP 

14 0 14 Site has detailed planning permission and is considered 
deliverable. 

O10_1389 16/06984/F 7 Frome Valley Road 
Bristol BS16 1HD 

9 0 9 Site has detailed planning permission and is considered 
deliverable. 

O10_1391 18/02207/COU Parkview Office Campus 
Whitchurch Lane 
Whitchurch Bristol BS14 
0TJ 

99 0 99 Site has prior approval and is considered deliverable. 

O10_1392 18/02209/COU Parkview Office Campus 
Whitchurch Lane 
Whitchurch Bristol BS14 
0TJ 

368 0 368 Site has prior approval and is considered deliverable. 

O10_1395 15/05673/F 223 Newfoundland Road 
Bristol BS2 9NX 

22 0 22 Site has detailed planning permission and is considered 
deliverable. 

O10_1396 17/03901/COU 26 Baldwin Street Bristol 
BS1 1SE 

0 0 0 Site not considered deliverable within five years. 

O10_1400 17/03719/F Maesknoll Elderly 
Peoples Home 101 
Bamfield Bristol BS14 
0SA 

21 0 21 Site has detailed planning permission and is considered 
deliverable. 
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O10_1402 16/06594/P (Land At The Adjoining 
Callowhill Court, 
Broadmead & The 
Horsefair) Bristol BS1 
3HE 

0 0 0 Site not considered deliverable within five years. 

O10_1403 17/02049/F Redcliff Wharf (Redcliffe 
Wharf) Redcliffe Way 
Bristol BS1 6SR 

36 0 36 Site has detailed planning permission and is considered 
deliverable. 

O10_1404 17/03943/F Land At Hengrove Park 
(plots A, 2B And C) 
Whitchurch Lane 
Whitchurch Bristol BS14 
0JZ 

201 0 201 Site has detailed planning permission and is considered 
deliverable. 

O10_1405 17/01920/F Land To The South Of 
Morris Road  Morris 
Road Bristol 

50 0 50 Site has detailed planning permission and is considered 
deliverable. 

O10_1412 18/03462/M 12 Stillhouse Lane Bristol 
BS3 4EB 

10 0 10 Site has reserved matters approval and is considered 
deliverable. 

O10_1413 15/03059/F 13 Victoria Avenue 
Bristol 

14 0 14 Site has detailed planning permission and is considered 
deliverable. 

O10_1415 18/04599/F Long Cross Inn , Holly 
House And Rockwell 
Elderly Mentally Infirm 
Peoples Home Corbet 
Close Bristol BS11 0TA 

57 0 57 Site has detailed planning permission and is considered 
deliverable. 

O10_1424 17/05130/F Oldbury Court 
Community Association 
Delabere Avenue Bristol 
BS16 2ND 

16 0 16 Site has detailed planning permission and is considered 
deliverable. 

O10_1426 18/02166/F Open Space Henacre 
Road Bristol 

128 0 128 Site has detailed planning permission and is considered 
deliverable. 



 

13 

 

Site reference Planning 
reference 

Site address Dwellings 
2020-
2025 

Dwellings 
2025- 

Dwellings 
total 

Five year supply assessment 

O10_1427 18/02302/F Land Bounded By 
Winterstoke Road, 
Luckwell Road And 
Lynwood Road Bristol 
BS3 3HH 

67 0 67 Site has detailed planning permission and is considered 
deliverable. 

O10_1429 18/05869/F PX Centre Bedminster 
Road Bristol BS3 5NR 

29 0 29 Site has detailed planning permission and is considered 
deliverable. 

O10_1431 18/04108/F St Gabriels Court St 
Gabriels Road Bristol BS5 
0RT 

10 0 10 Site has detailed planning permission and is considered 
deliverable. 

O10_1435 17/05290/F 31 - 32 Portland Square 
And Surrey Street 
(warehouse) Bristol BS2 
8PS 

0 0 0 Site not considered deliverable within five years. 

O10_1438 18/05184/P Broadwalk Shopping 
Centre Broad Walk 
Bristol BS4 2QU 

0 0 0 Site not considered deliverable within five years. 

O10_1445 18/04620/F Former Esso Garage Bath 
Road Totterdown Bristol 
BS4 3AG 

152 0 152 Site has detailed planning permission and is considered 
deliverable. 

O10_1446 19/04291/F Land Adjacent To Argyle 
Morley United Reformed 
Church Whitefield Road 
Bristol BS5 7TZ 

10 0 10 Site has detailed planning permission and is considered 
deliverable. 

O10_1448 18/05009/F Ferodo House Willway 
Street Bedminster Bristol 
BS3 4BG 

15 0 15 Site has detailed planning permission and is considered 
deliverable. 

O10_1449 17/00834/F Land At 298 Soundwell 
Road Bristol 

13 0 13 Site has detailed planning permission and is considered 
deliverable. 

O10_1452 19/01734/COU The Old Tabernacle 
Palmyra Road Bristol BS3 
3JQ 

10 0 10 Site has prior approval and is considered deliverable. 
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O10_1453 18/04511/F 414 Speedwell Road 
Bristol BS15 1ES 

13 0 13 Site has detailed planning permission and is considered 
deliverable. 

O10_1454 19/00974/COU Alliance House Baldwin 
Street Bristol BS1 1SD 

29 0 29 Site has prior approval and is considered deliverable. 

O10_1455 18/01029/F 235 Wells Road Knowle 
Bristol BS4 2PH 

10 0 10 Site has detailed planning permission and is considered 
deliverable. 

O10_1456 15/06617/F Bridge And Land To The 
North Of South Liberty 
Lane  Bristol 

20 0 20 Site has detailed planning permission and is considered 
deliverable. 

O10_1459 19/01319/P The Former Bell Public 
House 7 Prewett Street 
Bristol BS1 6PB 

0 0 0 Site not considered deliverable within five years. 

O10_1461 19/04331/F Old Building Bristol Royal 
Infirmary Marlborough 
Street City Centre Bristol 
BS2 8HW 

62 0 62 Site has detailed planning permission and is considered 
deliverable. 

O10_565 16/02349/F Land Bounded By 
Redcliff Street, St 
Thomas Street And 
Three Queens Lane 
Redcliffe Bristol 

287 0 287 Site has detailed planning permission and is considered 
deliverable. 

O10_593C 04/04126/P Land At Wapping Wharf 
Wapping Road Bristol 

0 0 0 Site not considered deliverable within five years. 

O10_878D 17/04673/F Site ND6 Temple Quay 
Land Bounded By 
Providence Place, Old 
Bread Street & Avon 
Street Bristol BS2 0ZZ 

120 0 120 Site has detailed planning permission and is considered 
deliverable. 

O10_906 17/03731/F Land South East Of 
Ermine Way Bristol 

39 0 39 Site has detailed planning permission and is considered 
deliverable. 
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O10_940 04/03995/P Redfield Post Office 
Chalks Road Bristol BS5 
9EW 

8 0 8 Site has reserved matters approval and is considered 
deliverable. 

O10_952 04/00562/F 2-4 Church Road 
Lawrence Hill Bristol BS5 
9PP 

22 0 22 Site has detailed planning permission and is considered 
deliverable. 

BSA0402 20/02523/FB Bonnington Walk former 
allotments site, 
Lockleaze 

185 0 185 Site has detailed planning permission and is considered 
deliverable. 

BSA0410 19/04101/FB St. Peter’s Elderly 
Persons’ Home, Horfield 

28 0 28 Site has detailed planning permission and is considered 
deliverable. 

BSA1113 20/00299/F Land North Of Airport 
Road 

173 0 173 Site has detailed planning permission and is considered 
deliverable. 

BSA0102 18/03622/F Land at former Lawrence 
Weston Campus, 
Lawrence Weston 

75 0 75 Site has detailed planning permission and is considered 
deliverable. 

OH_5592 17/03034/F 21 St Thomas Street 
Bristol BS1 6JS 

164 0 164 Site has detailed planning permission and is considered 
deliverable. 

OH_5596 16/06890/F 13-19 Vassall Court 
Straits Parade Bristol 
BS16 2LE 

34 0 34 Site has detailed planning permission and is considered 
deliverable. 

OH_5693 17/07088/F St Marys Hospital Upper 
Byron Place Bristol BS8 
1JU 

122 0 122 Site has detailed planning permission and is considered 
deliverable. 

OH_5772 18/06003/F 71 & 71A Park Street City 
Centre Bristol BS1 5PB 

17 0 17 Site has detailed planning permission and is considered 
deliverable. 

OH_5838 19/01892/F Nos. 31-32 Portland 
Square And Surrey Street 
Warehouse  Surrey 
Street Bristol BS2 8PS 

0 0 0 Site not considered deliverable within five years. 
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OH_5843 19/01690/F Kingsown House & 1 - 3 
Units Unity Street St 
Philips Bristol BS2 0HN 

92 0 92 Site has detailed planning permission and is considered 
deliverable. 

OH_5360 17/06070/F 13 - 19 Dean Street St 
Pauls Bristol BS2 8SF 

116 0 116 Site has detailed planning permission and is considered 
deliverable. 

OH_5437 18/05532/M 31-45 Lower Ashley Road 
St Pauls Bristol BS2 9PZ 

31 0 31 Site has reserved matters approval and is considered 
deliverable. 

OH_5491 15/06483/F Land On West Side Of 95 
Jacob Street Bristol 

118 0 118 Site has detailed planning permission and is considered 
deliverable. 

OH_5594 16/06999/F 13-21 Baldwin Street 
Bristol BS1 1NA 

92 0 92 Site has detailed planning permission and is considered 
deliverable. 

OH_5651 17/03949/F 147-149 Gloucester Road 
Bishopston Bristol BS7 
8BA 

26 0 26 Site has detailed planning permission and is considered 
deliverable. 

OH_5757 19/02952/M Land Of Former Post 
Office Depot Cattle 
Market Road Bristol 

382 0 382 Site has reserved matters approval and is considered 
deliverable. 

OH_5763 18/02548/F 7-29 Wilder Street 1-3 
Backfields And Land At 
Corner Of Backfields And 
Upper York Street  
Bristol BS2 8PU 

163 0 163 Site has detailed planning permission and is considered 
deliverable. 

OH_5785 19/00565/F Classic House Stokes 
Croft Bristol BS1 3TB 

10 0 10 Site has detailed planning permission and is considered 
deliverable. 

OH_5839 19/04331/F Old Building Bristol Royal 
Infirmary Marlborough 
Street City Centre Bristol 
BS2 8HW 

184 0 184 Site has detailed planning permission and is considered 
deliverable. 

OH_8049 14/01873/F Land Adjacent To 6 
Brixton Road Bristol 

16 0 16 Site has detailed planning permission and is considered 
deliverable. 
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OH_1651 04/01492/F 69 Ashgrove Road 
Bishopston Bristol BS7 
9LF 

2 0 2 Site has planning permission and is considered deliverable. 

OH_3578 16/04122/F 32 Petherton Road, 
BRISTOL, BS14 9BP 

-1 0 -1 Site has planning permission and is considered deliverable. 

OH_3744 11/02707/F 60 Albert Park Place 
Bristol BS6 5ND 

1 0 1 Site has planning permission and is considered deliverable. 

OH_3836 12/02321/R 4 Sydenham Road 
Cotham Bristol BS6 5SH 

3 0 3 Site has planning permission and is considered deliverable. 

OH_4014 13/04505/F Tyndall House 52 
Tyndalls Park Road 
Bristol BS8 1PL 

2 0 2 Site has planning permission and is considered deliverable. 

OH_4084 14/02591/F 45 Vicarage Road 
Bedminster Down Bristol 
BS13 8ER 

1 0 1 Site has planning permission and is considered deliverable. 

OH_5007 11/01465/F Tyndalls House 52 
Tyndalls Park Road 
Bristol 

3 0 3 Site has planning permission and is considered deliverable. 

OH_5070 12/00405/F 78 Coronation Road 
Bristol BS3 1AT 

3 0 3 Site has planning permission and is considered deliverable. 

OH_5160 12/03742/F 29 Henleaze Road Bristol 
BS9 4EY 

2 0 2 Site has planning permission and is considered deliverable. 

OH_5258 13/04870/F 18 Hill Avenue Bristol 
BS3 4SH 

1 0 1 Site has planning permission and is considered deliverable. 

OH_5261 13/04538/F 20 Lower Ashley Road St 
Pauls Bristol BS2 9NP 

1 0 1 Site has planning permission and is considered deliverable. 

OH_5275 13/02832/F 138 City Road Bristol BS2 
8YG 

1 0 1 Site has planning permission and is considered deliverable. 

OH_5297 14/00203/F 73 Springfield Road 
Bristol BS6 5SW 

1 0 1 Site has planning permission and is considered deliverable. 
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OH_5355 14/03077/F 493B Stapleton Road 
Eastville Bristol BS5 6PQ 

1 0 1 Site has planning permission and is considered deliverable. 

OH_5356 14/03425/F Rockwood House  
Frenchay Road Bristol 
BS16 2RA 

1 0 1 Site has planning permission and is considered deliverable. 

OH_5410 15/04201/F 12 Pound Drive Bristol 
BS16 2EG 

1 0 1 Site has planning permission and is considered deliverable. 

OH_5415 15/04641/F Frenchay Park Nursing 
Home 140  & 142 
Frenchay Park Road 
Bristol BS16 1HB 

-1 0 -1 Site has planning permission and is considered deliverable. 

OH_5418 15/03247/F 144 Lower Cheltenham 
Place Bristol BS6 5LF 

1 0 1 Site has planning permission and is considered deliverable. 

OH_5443 15/02534/F Emmaus House Clifton 
Hill Bristol BS8 1BN 

1 0 1 Site has planning permission and is considered deliverable. 

OH_5444 15/01357/F 23-27 Jacobs Wells Road 
Bristol BS8 1DS 

-1 0 -1 Site has planning permission and is considered deliverable. 

OH_5457 15/01117/F Fox House 1 Grange 
Road Clifton Bristol BS8 
4EA 

1 0 1 Site has planning permission and is considered deliverable. 

OH_5462 14/04088/F Land rear off 41 Stokes 
Croft Bristol BS1 3PY 

1 0 1 Site has planning permission and is considered deliverable. 

OH_5469 15/00218/F 4 Withywood Gardens 
Bristol BS13 9AU 

1 0 1 Site has planning permission and is considered deliverable. 

OH_5502 16/01037/F The Worlds End 157 
Clouds Hill Road Bristol 
BS5 7LH 

3 0 3 Site has planning permission and is considered deliverable. 

OH_5503 16/03541/F 249 Muller Road Bristol 
BS7 9NE 

3 0 3 Site has planning permission and is considered deliverable. 
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OH_5506 16/00625/F 205 Gloucester Road 
Bishopston Bristol BS7 
8NN 

2 0 2 Site has planning permission and is considered deliverable. 

OH_5507 16/02381/F 44 Victoria Park 
Fishponds Bristol BS16 
2HJ 

1 0 1 Site has planning permission and is considered deliverable. 

OH_5511 16/03638/F The Imp Alpha Road 
Bristol BS3 1DH 

2 0 2 Site has planning permission and is considered deliverable. 

OH_5513 16/04142/F 61 Conduit Place Bristol 
BS2 9RU 

1 0 1 Site has planning permission and is considered deliverable. 

OH_5519 16/01626/F 13 Clydesdale Close 
Bristol BS14 0RN 

1 0 1 Site has planning permission and is considered deliverable. 

OH_5530 16/06088/F 33 Rudthorpe Road 
Bristol BS7 9QG 

1 0 1 Site has planning permission and is considered deliverable. 

OH_5532 16/05530/F 9 All Saints Road Bristol 
BS8 2JG 

1 0 1 Site has planning permission and is considered deliverable. 

OH_5546 16/05811/F 35 Ashley Down Road 
Bristol BS7 9JN 

1 0 1 Site has planning permission and is considered deliverable. 

OH_5547 15/06489/F 168 East Street 
Bedminster Bristol BS3 
4EH 

1 0 1 Site has planning permission and is considered deliverable. 

OH_5560 16/02114/F Beechwood House Bell 
Hill Bristol BS16 1BE 

-1 0 -1 Site has planning permission and is considered deliverable. 

OH_5569 16/03691/F Flat 2 17 Royal York 
Crescent Bristol BS8 4JY 

-1 0 -1 Site has planning permission and is considered deliverable. 

OH_5593 17/05252/F 50 Park Street City 
Centre Bristol BS1 5JN 

9 0 9 Site has planning permission and is considered deliverable. 

OH_5595 17/03382/F 64 Park Street City 
Centre Bristol BS1 5JN 

5 0 5 Site has planning permission and is considered deliverable. 
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OH_5599 17/00914/F 564 Fishponds Road 
Fishponds Bristol BS16 
3DD 

1 0 1 Site has planning permission and is considered deliverable. 

OH_5602 17/01241/F 93 Cotham Brow Bristol 
BS6 6AS 

-3 0 -3 Site has planning permission and is considered deliverable. 

OH_5606 17/02490/F 52 Duckmoor Road 
Bristol BS3 2BW 

1 0 1 Site has planning permission and is considered deliverable. 

OH_5607 17/04648/F 7 Dingle Road Bristol BS9 
2LN 

1 0 1 Site has planning permission and is considered deliverable. 

OH_5615 17/04041/F 44 Goulston Road Bristol 
BS13 7SD 

1 0 1 Site has planning permission and is considered deliverable. 

OH_5619 17/04447/F Lower Ground Floor 54 
Granby Hill Bristol BS8 
4LS 

1 0 1 Site has planning permission and is considered deliverable. 

OH_5621 17/03506/F 10 Duckmoor Road 
Bristol BS3 2BY 

1 0 1 Site has planning permission and is considered deliverable. 

OH_5622 17/03008/F 11-15 Winterstoke Road 
Bristol BS3 2NN 

-3 0 -3 Site has planning permission and is considered deliverable. 

OH_5626 17/03324/F 6 Sycamore Close Bristol 
BS5 7DB 

-1 0 -1 Site has planning permission and is considered deliverable. 

OH_5627 17/06120/F 48 Stoke Lane Westbury 
Bristol BS9 3DN 

-1 0 -1 Site has planning permission and is considered deliverable. 

OH_5629 17/05085/F 129 & 131 Speedwell 
Road Bristol BS5 7SP 

-2 0 -2 Site has planning permission and is considered deliverable. 

OH_5634 17/04319/F The Russell Arms Morton 
Street Bristol BS5 9PW 

2 0 2 Site has planning permission and is considered deliverable. 

OH_5642 17/05606/F 25 Andover Road Bristol 
BS4 1AJ 

1 0 1 Site has planning permission and is considered deliverable. 

OH_5654 17/03703/F St Stephens House 
Colston Avenue Bristol 
BS1 4SR 

-54 0 -54 Site has planning permission and is considered deliverable. 
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OH_5656 18/00508/F Land To Rear Of 103 
Whiteladies Road Bristol 
BS8 2PB 

4 0 4 Site has planning permission and is considered deliverable. 

OH_5657 18/00585/F 46 Hampton Park Bristol 
BS6 6LJ 

3 0 3 Site has planning permission and is considered deliverable. 

OH_5658 17/06324/F 5 Southville Place Bristol 
BS3 1AW 

2 0 2 Site has planning permission and is considered deliverable. 

OH_5661 18/00065/F 18 Highbury Villas Bristol 
BS2 8BX 

1 0 1 Site has planning permission and is considered deliverable. 

OH_5671 17/04607/F 88 Shirehampton Road 
Bristol BS9 2DR 

1 0 1 Site has planning permission and is considered deliverable. 

OH_5672 17/05945/F 7-9 High Street Westbury 
Bristol BS9 3BY 

1 0 1 Site has planning permission and is considered deliverable. 

OH_5676 17/02068/F St Judes Vicarage Lamb 
Street Bristol BS2 0DU 

-1 0 -1 Site has planning permission and is considered deliverable. 

OH_5678 17/06768/F 168 Furber Road Bristol 
BS5 8PL 

1 0 1 Site has planning permission and is considered deliverable. 

OH_5680 17/07079/F 46 Chesterfield Road 
Bristol BS6 5DL 

1 0 1 Site has planning permission and is considered deliverable. 

OH_5681 16/05680/F (Land East Of) Colston 
Street Bristol BS1 5AY 

4 0 4 Site has planning permission and is considered deliverable. 

OH_5682 18/00673/F The Coach House Stoke 
Hill Bristol BS9 1JE 

-1 0 -1 Site has planning permission and is considered deliverable. 

OH_5683 18/01154/F 334 Canford Lane Bristol 
BS9 3PW 

1 0 1 Site has planning permission and is considered deliverable. 

OH_5685 15/03955/F Lower Knowle Farm 
Berrow Walk Bristol BS3 
5ES 

-1 0 -1 Site has planning permission and is considered deliverable. 

OH_5686 18/01403/F 175 Harrington Road 
Bristol BS14 8JY 

1 0 1 Site has planning permission and is considered deliverable. 
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OH_5687 17/05508/F 6 Seneca Street Bristol 
BS5 8DX 

1 0 1 Site has planning permission and is considered deliverable. 

OH_5690 17/03724/F 26-28 Lower Ashley Road 
St Pauls Bristol BS2 9NP 

1 0 1 Site has planning permission and is considered deliverable. 

OH_5694 17/04619/F 63 - 65 North Street 
Bedminster Bristol BS3 
1ES 

-1 0 -1 Site has planning permission and is considered deliverable. 

OH_5695 17/06099/F 19 Welsford Road Bristol 
BS16 1BS 

1 0 1 Site has planning permission and is considered deliverable. 

OH_5696 18/01396/F 20 Cotham Hill Bristol 
BS6 6LF 

-1 0 -1 Site has planning permission and is considered deliverable. 

OH_5697 18/01633/F 154 - 156 Muller Road 
Bristol BS7 9RE 

1 0 1 Site has planning permission and is considered deliverable. 

OH_5698 18/01463/F 47 Jubilee Road Knowle 
Bristol BS4 2LR 

1 0 1 Site has planning permission and is considered deliverable. 

OH_5699 18/01269/F 127 Sandholme Road 
Bristol BS4 3SA 

-1 0 -1 Site has planning permission and is considered deliverable. 

OH_5700 18/01535/F 6 Kingsdown Parade 
Bristol BS6 5UD 

-1 0 -1 Site has planning permission and is considered deliverable. 

OH_5702 17/06089/F 65 Barton Hill Road 
Bristol BS5 0AP 

-1 0 -1 Site has planning permission and is considered deliverable. 

OH_5706 17/06891/F Land To Rear Of 13 - 15 
West Street St Philips 
Bristol BS2 0DF 

5 0 5 Site has planning permission and is considered deliverable. 

OH_5709 18/03288/F 19 Oakfield Place Bristol 
BS8 2BJ 

-1 0 -1 Site has planning permission and is considered deliverable. 

OH_5710 18/02873/F 12 Fernhurst Road 
Bristol BS5 7TQ 

1 0 1 Site has planning permission and is considered deliverable. 

OH_5714 18/03968/F 97 Staple Hill Road 
Bristol BS16 5AD 

1 0 1 Site has planning permission and is considered deliverable. 
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OH_5716 18/02138/F 34 Maldowers Lane 
Bristol BS5 7QT 

1 0 1 Site has planning permission and is considered deliverable. 

OH_5717 18/04013/F 18 Station Road 
Bishopston Bristol BS7 
9LB 

1 0 1 Site has planning permission and is considered deliverable. 

OH_5719 18/01851/F 32 Richmond Street 
Bristol BS3 4TQ 

1 0 1 Site has planning permission and is considered deliverable. 

OH_5720 18/03885/F 1 Edward Road Bristol 
BS4 3ET 

1 0 1 Site has planning permission and is considered deliverable. 

OH_5721 18/03969/F 124 Rose Green Road 
Bristol BS5 7US 

1 0 1 Site has planning permission and is considered deliverable. 

OH_5722 18/03883/F 9 Gore Road Bristol BS3 
2LX 

-1 0 -1 Site has planning permission and is considered deliverable. 

OH_5724 18/04675/F 20 Kingsway Avenue 
Bristol BS15 8AW 

4 0 4 Site has planning permission and is considered deliverable. 

OH_5726 18/04816/F 15 - 21 Bartley Street 
Bristol BS3 4DY 

6 0 6 Site has planning permission and is considered deliverable. 

OH_5727 18/04706/F 9 The Mall Bristol BS8 
4DP 

-1 0 -1 Site has planning permission and is considered deliverable. 

OH_5728 18/04754/F 2 Windsor Terrace 
Totterdown Bristol BS3 
4UF 

1 0 1 Site has planning permission and is considered deliverable. 

OH_5729 17/06631/F 17 Bridge Walk Bristol 
BS7 0LE 

-1 0 -1 Site has planning permission and is considered deliverable. 

OH_5730 18/03461/F Flat 1A Boot Lane Bristol 
BS3 4HR 

-1 0 -1 Site has planning permission and is considered deliverable. 

OH_5731 18/03609/F 63 - 65 East Street 
Bedminster Bristol BS3 
4HB 

1 0 1 Site has planning permission and is considered deliverable. 

OH_5732 18/03164/F 370 Fishponds Road 
Eastville Bristol BS5 6RB 

1 0 1 Site has planning permission and is considered deliverable. 
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OH_5733 18/05425/F 30 Eastlyn Road Bristol 
BS13 7HY 

3 0 3 Site has planning permission and is considered deliverable. 

OH_5734 18/05723/F 28 Seymour Avenue 
Bristol BS7 9HN 

1 0 1 Site has planning permission and is considered deliverable. 

OH_5735 18/04308/F Flat 2 47 Bedminster 
Down Road Bristol BS13 
7AB 

1 0 1 Site has planning permission and is considered deliverable. 

OH_5736 18/03431/F 8 Birchdale Road Bristol 
BS14 9TW 

1 0 1 Site has planning permission and is considered deliverable. 

OH_5738 18/06007/F 26 Victoria Square Bristol 
BS8 4EW 

2 0 2 Site has planning permission and is considered deliverable. 

OH_5740 18/04580/F 225 Forest Road Bristol 
BS16 3QX 

1 0 1 Site has planning permission and is considered deliverable. 

OH_5741 18/04138/F 15 Crowther Road Bristol 
BS7 9NS 

1 0 1 Site has planning permission and is considered deliverable. 

OH_5742 18/06144/F 44 - 46 Queens Road 
Clifton Bristol BS8 1RE 

7 0 7 Site has planning permission and is considered deliverable. 

OH_5743 18/04732/F 320 Fishponds Road 
Eastville Bristol BS5 6RA 

1 0 1 Site has planning permission and is considered deliverable. 

OH_5744 18/06026/F 6 Brixton Road Bristol 
BS5 0EN 

1 0 1 Site has planning permission and is considered deliverable. 

OH_5746 18/06461/F 20B Whatley Road 
Bristol BS8 2PU 

1 0 1 Site has planning permission and is considered deliverable. 

OH_5747 19/00294/F 34 Claremont Avenue 
Bristol BS7 8JE 

1 0 1 Site has planning permission and is considered deliverable. 

OH_5749 18/05376/F 119 Newbridge Road 
Bristol BS4 4DR 

1 0 1 Site has planning permission and is considered deliverable. 

OH_5750 18/06614/F 98 Hotwell Road Bristol 
BS8 4UB 

-1 0 -1 Site has planning permission and is considered deliverable. 

OH_5751 18/03667/F 27 Lawrence Avenue 
Bristol BS5 0LD 

-1 0 -1 Site has planning permission and is considered deliverable. 
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OH_5761 18/01029/F 235 Wells Road Knowle 
Bristol BS4 2PH 

-1 0 -1 Site has planning permission and is considered deliverable. 

OH_5762 18/01740/F 141 West Street 
Bedminster Bristol BS3 
3PD 

1 0 1 Site has planning permission and is considered deliverable. 

OH_5764 18/02607/F 60 Grove Road Coombe 
Dingle Bristol BS9 2RS 

-1 0 -1 Site has planning permission and is considered deliverable. 

OH_5765 18/02913/F 40-48 Midland Road 
Bristol BS2 0JY 

-4 0 -4 Site has planning permission and is considered deliverable. 

OH_5766 19/01435/P 62 Birchwood Road 
Bristol BS4 4QN 

-1 0 -1 Site has planning permission and is considered deliverable. 

OH_5767 18/03855/F Turnpike Lodge 3A Stoke 
Hill Bristol BS9 1JL 

-1 0 -1 Site has planning permission and is considered deliverable. 

OH_5768 18/04008/F 18 Grove Road 
Fishponds Bristol BS16 
2BH 

1 0 1 Site has planning permission and is considered deliverable. 

OH_5771 18/06002/F 603 Gloucester Road 
Horfield Bristol BS7 0BJ 

2 0 2 Site has planning permission and is considered deliverable. 

OH_5773 18/06263/F 56 Filton Avenue & 2A 
Filton Grove Bristol BS7 
0AP 

-2 0 -2 Site has planning permission and is considered deliverable. 

OH_5774 18/06402/F 1 Upper Belgrave Road 
Bristol BS8 2XQ 

2 0 2 Site has planning permission and is considered deliverable. 

OH_5775 18/06405/F 39 Marbeck Road Bristol 
BS10 6DJ 

1 0 1 Site has planning permission and is considered deliverable. 

OH_5777 18/06532/F Lower Ground Floor Flat 
56 Hampton Park Bristol 
BS6 6LJ 

1 0 1 Site has planning permission and is considered deliverable. 

OH_5778 18/06715/F 41 Nibletts Hill Bristol 
BS5 8TP 

-1 0 -1 Site has planning permission and is considered deliverable. 
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OH_5779 18/06731/F 20 Crofts End Road 
Bristol BS5 7UW 

1 0 1 Site has planning permission and is considered deliverable. 

OH_5781 19/00311/F 1A Colston Yard Bristol 
BS1 5BD 

1 0 1 Site has planning permission and is considered deliverable. 

OH_5782 19/00315/F 6 Oakfield Place Bristol 
BS8 2BJ 

1 0 1 Site has planning permission and is considered deliverable. 

OH_5783 19/00339/F 278 Southmead Road 
Bristol BS10 5EN 

1 0 1 Site has planning permission and is considered deliverable. 

OH_5786 19/00777/F 43 Argyle Road St Pauls 
Bristol BS2 8UY 

1 0 1 Site has planning permission and is considered deliverable. 

OH_5787 19/00646/F 146 Dovercourt Road 
Bristol BS7 9SH 

1 0 1 Site has planning permission and is considered deliverable. 

OH_5788 19/00958/F 12 Duncombe Road 
Bristol BS15 1EL 

1 0 1 Site has planning permission and is considered deliverable. 

OH_5789 19/01471/F 46 Church Road 
Bishopsworth Bristol 
BS13 8JW 

1 0 1 Site has planning permission and is considered deliverable. 

OH_5791 19/01611/F 20 Hall Street Bristol BS3 
5PN 

1 0 1 Site has planning permission and is considered deliverable. 

OH_5793 19/01771/F 4 Acramans Road Bristol 
BS3 1DQ 

-1 0 -1 Site has planning permission and is considered deliverable. 

OH_5794 19/01791/F 5 Hollymead Lane Bristol 
BS9 1LN 

-1 0 -1 Site has planning permission and is considered deliverable. 

OH_5795 19/01878/F 587 Gloucester Road 
Horfield Bristol BS7 0BW 

-1 0 -1 Site has planning permission and is considered deliverable. 

OH_5798 19/02018/F 9 Imperial Walk Bristol 
BS14 9AD 

1 0 1 Site has planning permission and is considered deliverable. 

OH_5799 19/02040/F 11 Hollway Road Bristol 
BS14 8PY 

1 0 1 Site has planning permission and is considered deliverable. 
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OH_5801 19/02370/F The Three Crowns 
Blackswarth Road Bristol 
BS5 8AS 

1 0 1 Site has planning permission and is considered deliverable. 

OH_5802 19/02394/F 17 Melton Crescent 
Bristol BS7 0LF 

1 0 1 Site has planning permission and is considered deliverable. 

OH_5803 19/02394/F 17 Melton Crescent 
Bristol BS7 0LF 

1 0 1 Site has planning permission and is considered deliverable. 

OH_5804 19/02428/F 10 - 12 Triangle South 
Bristol BS8 1EY 

3 0 3 Site has planning permission and is considered deliverable. 

OH_5805 19/02490/CP 33 Stackpool Road 
Bristol BS3 1NG 

-2 0 -2 Site has planning permission and is considered deliverable. 

OH_5807 19/02554/F 5 Westfield Park Bristol 
BS6 6LT 

-1 0 -1 Site has planning permission and is considered deliverable. 

OH_5808 19/02734/F 21 Shetland Road Bristol 
BS10 5JT 

1 0 1 Site has planning permission and is considered deliverable. 

OH_5809 19/03110/F 23 - 25 Baldwin Street 
Bristol BS1 1NA 

-17 0 -17 Site has planning permission and is considered deliverable. 

OH_5810 19/03181/F 2 Merlin Close Bristol 
BS9 3PA 

-1 0 -1 Site has planning permission and is considered deliverable. 

OH_5811 19/03253/F 90 - 92 Wick Road Bristol 
BS4 4HF 

-1 0 -1 Site has planning permission and is considered deliverable. 

OH_5812 19/03284/F 83 & 85 Halsbury Road 
Bristol BS6 7ST 

-2 0 -2 Site has planning permission and is considered deliverable. 

OH_5813 19/03296/F 33 Leinster Avenue 
Bristol BS4 1NJ 

1 0 1 Site has planning permission and is considered deliverable. 

OH_5814 19/03366/F 70 Whiteladies Road 
Bristol BS8 2QA 

4 0 4 Site has planning permission and is considered deliverable. 

OH_5815 19/03695/F Flat 3 The Bush Wells 
Road Totterdown Bristol 
BS4 2BA 

1 0 1 Site has planning permission and is considered deliverable. 
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OH_5816 19/03706/F 46 St Pauls Road Clifton 
Bristol BS8 1LP 

1 0 1 Site has planning permission and is considered deliverable. 

OH_5817 19/03791/CP 49 Fernbank Road Bristol 
BS6 6PX 

-1 0 -1 Site has planning permission and is considered deliverable. 

OH_5818 19/03848/F 23 Broomhill Road 
Bristol BS4 4SQ 

1 0 1 Site has planning permission and is considered deliverable. 

OH_5819 19/03917/F 73 Gordon Road 
Speedwell Bristol BS5 
7DR 

1 0 1 Site has planning permission and is considered deliverable. 

OH_5820 19/03928/F Bristol Catholic 
Chaplaincy 103 Queens 
Road Clifton Bristol BS8 
1LL 

1 0 1 Site has planning permission and is considered deliverable. 

OH_5821 19/03967/F 26 Dalrymple Road 
Bristol BS2 8YJ 

1 0 1 Site has planning permission and is considered deliverable. 

OH_5822 19/04264/F 8 Chantry Road Bristol 
BS8 2QD 

-1 0 -1 Site has planning permission and is considered deliverable. 

OH_5823 19/04287/F 34 Park Street City 
Centre Bristol BS1 5JG 

7 0 7 Site has planning permission and is considered deliverable. 

OH_5824 19/04353/F 152 Fishponds Road 
Eastville Bristol BS5 6PT 

2 0 2 Site has planning permission and is considered deliverable. 

OH_5825 19/04558/CP 57 Savoy Road Bristol 
BS4 3SZ 

-1 0 -1 Site has planning permission and is considered deliverable. 

OH_5826 19/04687/F 24 Kingsmead Road 
Bristol BS5 7RJ 

1 0 1 Site has planning permission and is considered deliverable. 

OH_5828 19/05467/F 516 Bath Road 
Brislington Bristol BS4 
3JY 

1 0 1 Site has planning permission and is considered deliverable. 

OH_5830 19/02961/F 1 Seymour Avenue 
Bristol BS7 9HH 

3 0 3 Site has planning permission and is considered deliverable. 
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OH_5831 19/03479/F 15 Royal Albert Road 
Bristol BS6 7NX 

-1 0 -1 Site has planning permission and is considered deliverable. 

OH_5832 19/04493/F 63 Harrowdene Road 
Bristol BS4 2JJ 

1 0 1 Site has planning permission and is considered deliverable. 

OH_5833 19/04552/F 30 Richmond Street 
Bristol BS3 4TQ 

1 0 1 Site has planning permission and is considered deliverable. 

OH_5836 20/00594/N 489A/489 Gloucester 
Road & 2 Filton Road 
Horfield Bristol BS7 8UG 

-3 0 -3 Site has planning permission and is considered deliverable. 

OH_5837 20/00646/CP 26 Coronation Avenue 
Bristol BS16 3TS 

-1 0 -1 Site has planning permission and is considered deliverable. 

OH_5840 20/00315/F 32 Gwilliam Street 
Bristol BS3 4LS 

1 0 1 Site has planning permission and is considered deliverable. 

OH_5841 19/06027/F 49 William Street 
Totterdown Bristol BS3 
4TY 

1 0 1 Site has planning permission and is considered deliverable. 

OH_5842 19/04742/F First Floor 141 
Whiteladies Road Bristol 
BS8 2QB 

1 0 1 Site has planning permission and is considered deliverable. 

OH_8066 15/04641/F Frenchay Park Nursing 
Home 140  & 142 
Frenchay Park Road 
Bristol BS16 1HB 

-1 0 -1 Site has planning permission and is considered deliverable. 

OH_8082 17/05883/F Sunnymead Manor 575 - 
579 Southmead Road 
Bristol BS10 5NL 

-9 0 -9 Site has planning permission and is considered deliverable. 

OH_8084 18/00305/F Blenheim House Nursing 
Home 16 - 18 Blenheim 
Road Bristol BS6 7JW 

-14 0 -14 Site has planning permission and is considered deliverable. 

OH_8089 19/00043/N 321 Canford Lane Bristol 
BS9 3PJ 

-17 0 -17 Site has planning permission and is considered deliverable. 
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OH_8096 18/03094/F Rosedale House  163 
West Town Lane 
Hengrove Bristol BS14 
9EA 

4 0 4 Site has planning permission and is considered deliverable. 

OH_8103 18/04599/F Long Cross Inn , Holly 
House And Rockwell 
Elderly Mentally Infirm 
Peoples Home Corbet 
Close Bristol BS11 0TA 

-17 0 -17 Site has planning permission and is considered deliverable. 

OH_8104 18/05823/F Westbury Gardens 
Residential Home 
Falcondale Road Bristol 
BS9 3JH 

3 0 3 Site has planning permission and is considered deliverable. 

OH_8105 19/00604/N Brentry And Wellhay 
House Knole Lane Bristol 
BS10 6GH 

-25 0 -25 Site has planning permission and is considered deliverable. 

OH_8116 20/00387/N Greville Elderly Persons 
Home Lacey Road Bristol 
BS14 8LN 

-25 0 -25 Site has planning permission and is considered deliverable. 

U10_0895 3210P/83N Land at 53 Lewington 
Road, Fishponds 

1 0 1 Site has planning permission and is considered deliverable. 

U10_1314 18/05572/F Parkhill Service Station 
19 Park Hill Bristol BS11 
0UH 

4 0 4 Site has planning permission and is considered deliverable. 

U10_1360 92/00392/F Adj. The Chestnuts, 
Bonville Road, 
Brislington 

1 0 1 Site has planning permission and is considered deliverable. 

U10_2119 17/05030/F Land Opp 243-245 
Dundridge Lane St 
George Bristol 

3 0 3 Site has planning permission and is considered deliverable. 
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U10_2420 00/03847/F Land At Jnc Of Bellevue 
Terrace & Gorse Lane 
Clifton Bristol (The 
Clarendon) 

1 0 1 Site has planning permission and is considered deliverable. 

U10_2645 06/00716/F Land to the rear of 243 
Dundridge Lane St 
George Bristol  BS5 8SU 

3 0 3 Site has planning permission and is considered deliverable. 

U10_3237 07/01575/F Land Adjacent To 23 
Merrywood Road Bristol 
BS3 1DY 

1 0 1 Site has planning permission and is considered deliverable. 

U10_3845 06/01967/F R/O 44 Upper Belgrave 
Road Bristol BS8 2XN 

2 0 2 Site has planning permission and is considered deliverable. 

U10_4032 07/04966/F 137-145 Two Mile Hill 
Road Bristol BS15 1BH 

4 0 4 Site has planning permission and is considered deliverable. 

U10_4061 08/01955/F R/O 587 Wells Road 
Bristol BS14 9BA 

6 0 6 Site has planning permission and is considered deliverable. 

U10_4133 08/00355/F Adj. 65 Mayfield Park 
South Bristol BS16 3NF 

1 0 1 Site has planning permission and is considered deliverable. 

U10_4147 14/04112/F R/O 149  - 155 Church 
Road Redfield Bristol BS5 
9LA 

2 0 2 Site has planning permission and is considered deliverable. 

U10_4178 08/03652/F Adj. 44 Fonthill Road 
Bristol BS10 5SP 

1 0 1 Site has planning permission and is considered deliverable. 

U10_4205 13/01476/F Adj. 5 Leyland Walk 
Bristol BS13 8PY 

2 0 2 Site has planning permission and is considered deliverable. 

U10_4377 09/03372/P Land at 69 Coombe Lane 
Bristol BS9 2AZ 

1 0 1 Site has planning permission and is considered deliverable. 

U10_4459 17/00841/F land adj. 21 Dundridge 
Lane Bristol BS5 8SE 

1 0 1 Site has planning permission and is considered deliverable. 
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U10_4549 13/03853/F Rear Garden Of 173 
North Road Bishopston 
Bristol BS6 5AH 

1 0 1 Site has planning permission and is considered deliverable. 

U10_4571 09/04141/F Stoke Cliffe Mews (Land 
Adjacent Masonic Hall) 
Park Road Stapleton 
Bristol 

3 0 3 Site has planning permission and is considered deliverable. 

U10_4609 17/03725/F Land At Corner Of  
Barton Road And Tyler 
Street Bristol 

1 0 1 Site has planning permission and is considered deliverable. 

U10_4637 10/03585/F Adjacent To Bethshan 
Hollybush Lane Bristol 
BS9 1BH 

1 0 1 Site has planning permission and is considered deliverable. 

U10_4673 10/05456/F Former 280-286 
Whitehall Road Bristol 
BS5 7BL 

9 0 9 Site has planning permission and is considered deliverable. 

U10_4723 15/02074/F 1B Hepburn Road Bristol 
BS2 8UD 

1 0 1 Site has planning permission and is considered deliverable. 

U10_4768 11/01704/F 59 - 61 Lower High Street 
Bristol BS11 0AW 

2 0 2 Site has planning permission and is considered deliverable. 

U10_4865 12/01987/F R/O The Redfield Inn 117 
- 119 Church Road And 
121 Church Road 
Redfield Bristol BS5 9JR 

1 0 1 Site has planning permission and is considered deliverable. 

U10_4874 11/01883/F Land Off Princes Lane 
Rear Of 412 Hotwell 
Road Bristol BS8 

1 0 1 Site has planning permission and is considered deliverable. 

U10_4888 12/01976/F Adj. 30 Abingdon Road 
Bristol BS16 3NY 

1 0 1 Site has planning permission and is considered deliverable. 

U10_4937 12/02007/F Land At Strawberry Lane 
St George Bristol BS5 8JF 

1 0 1 Site has planning permission and is considered deliverable. 
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U10_4946 18/02025/F 6 Kingsdown Parade 
Bristol BS6 5UD 

5 0 5 Site has planning permission and is considered deliverable. 

U10_4957 12/04907/F R/O 57 Coronation Road 
Bristol BS3 1AR 

1 0 1 Site has planning permission and is considered deliverable. 

U10_4966 16/02523/F Land To Rear Of 26 & 28 
Old Sneed Park Bristol 
BS9 1RF 

1 0 1 Site has planning permission and is considered deliverable. 

U10_4999 12/04826/F 25-27 Highridge Road 
Bishopsworth Bristol 
BS13 8HJ 

2 0 2 Site has planning permission and is considered deliverable. 

U10_5014 13/03164/F R/O 49 North Street 
Bedminster Bristol BS3 
1EN 

1 0 1 Site has planning permission and is considered deliverable. 

U10_5026 15/04808/F Land East Side Of 
Kingsway Avenue, & Site 
Of 124-128 Two Mile Hill 
Avenue Bristol 

9 0 9 Site has planning permission and is considered deliverable. 

U10_5034 12/01701/F 51 Queens Road Clifton 
Bristol BS8 1QQ 

2 0 2 Site has planning permission and is considered deliverable. 

U10_5045 13/02053/F Land At Junction With 
Redcatch Road St Agnes 
Avenue Bristol 

1 0 1 Site has planning permission and is considered deliverable. 

U10_5054 13/02586/F R/O 31 The Dell Bristol 
BS9 3UE 

1 0 1 Site has planning permission and is considered deliverable. 

U10_5065 17/06481/F Land Adjacent To 34 
Glendare Street Bristol 
BS5 9SG 

1 0 1 Site has planning permission and is considered deliverable. 

U10_5096 13/03615/F Adj. 36 Somerdale 
Avenue Bristol BS4 2XN 

1 0 1 Site has planning permission and is considered deliverable. 
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U10_5147 13/05418/F Land Adjacent 15 
Woodcroft Road Bristol 
BS4 4QW 

2 0 2 Site has planning permission and is considered deliverable. 

U10_5157 14/00197/F Rear Of 70 Gloucester 
Road Bishopston Bristol 
BS7 8BH 

1 0 1 Site has planning permission and is considered deliverable. 

U10_5160 14/00327/F Rear of 462 Soundwell 
Road Bristol BS15 1JU 

1 0 1 Site has planning permission and is considered deliverable. 

U10_5179 19/02551/COU Stockwood Chambers 19 
Cowper Street Bristol 
BS5 9JL 

3 0 3 Site has prior approval and is considered deliverable. 

U10_5182 14/00687/F R/O 49 Highridge Road 
Bishopsworth Bristol 
BS13 8HJ 

1 0 1 Site has planning permission and is considered deliverable. 

U10_5217 14/01296/F R/O 2 Highridge Crescent 
Bristol BS13 8HN 

1 0 1 Site has planning permission and is considered deliverable. 

U10_5247 17/06965/F 12 Station Road 
Shirehampton Bristol 
BS11 9TX 

9 0 9 Site has planning permission and is considered deliverable. 

U10_5253 14/02040/F R/O 15 Ashgrove Road 
Redland Bristol BS6 6NA 

1 0 1 Site has planning permission and is considered deliverable. 

U10_5275 14/02781/F 85 Lower Redland Road 
Bristol BS6 6SP 

2 0 2 Site has planning permission and is considered deliverable. 

U10_5285 17/02401/F Land To Rear Of 284-286 
Church Road St George 
Bristol BS5 9AH 

1 0 1 Site has planning permission and is considered deliverable. 

U10_5313 14/01837/F Industrial Therapy 
Organisation Lydstep 
Terrace Bristol BS3 1DR 

9 0 9 Site has planning permission and is considered deliverable. 

U10_5330 14/05730/F R/O 82 Holly Lodge Road 
Bristol BS5 7UD 

3 0 3 Site has planning permission and is considered deliverable. 
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U10_5334 18/02587/F Land To Rear 8 
Chaundey Grove Bristol 
BS13 9QX 

1 0 1 Site has planning permission and is considered deliverable. 

U10_5342 13/02305/F 121 Winchester Road 
Bristol BS4 3NH 

2 0 2 Site has planning permission and is considered deliverable. 

U10_5359 13/05302/F Adj. 39 Archer Walk 
Bristol BS14 8LF 

1 0 1 Site has planning permission and is considered deliverable. 

U10_5361 15/00016/F R/O 44 Zetland Road 
Bristol BS6 7AA 

1 0 1 Site has planning permission and is considered deliverable. 

U10_5373 14/05124/F Raj Mahaj 6 - 10 Frome 
Valley Road Bristol BS16 
1HD 

3 0 3 Site has planning permission and is considered deliverable. 

U10_5375 14/05780/F Land adj. 401 Long Cross 
Bristol BS11 0RU 

1 0 1 Site has planning permission and is considered deliverable. 

U10_5381 14/02556/F 3 Marsh Street City 
Centre Bristol BS1 1RT 

3 0 3 Site has planning permission and is considered deliverable. 

U10_5390 14/05584/F Adj. 75 Barrow Hill 
Crescent Bristol BS11 
9RD 

3 0 3 Site has planning permission and is considered deliverable. 

U10_5394 14/02472/F Land Between 94 And 96 
Winterstoke Road Bristol 

1 0 1 Site has planning permission and is considered deliverable. 

U10_5403 15/00687/F Land adj. 223 Allison 
Road Bristol BS4 4PA 

1 0 1 Site has planning permission and is considered deliverable. 

U10_5406 15/01107/F Land adj. 67 Cowling 
Drive Bristol BS14 8DU 

2 0 2 Site has planning permission and is considered deliverable. 

U10_5412 18/01980/F 6A Upper Perry Hill 
Bristol BS3 1NH 

2 0 2 Site has planning permission and is considered deliverable. 

U10_5413 17/06544/F R/O 16 Mariners Drive 
Bristol BS9 1QQ 

1 0 1 Site has planning permission and is considered deliverable. 
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U10_5442 18/02240/F Land adj. 16 Jeffries Hill 
Bottom Bristol BS15 3BQ 

1 0 1 Site has planning permission and is considered deliverable. 

U10_5450 15/00947/F Gospel Hall Bellevue 
Road Bristol BS4 2BG 

1 0 1 Site has planning permission and is considered deliverable. 

U10_5466 18/03069/F R/O 45 Highridge Road 
Bishopsworth Bristol 
BS13 8HJ 

1 0 1 Site has planning permission and is considered deliverable. 

U10_5484 15/02860/F Land adj. 87 Fair Furlong 
Bristol BS13 9HZ 

1 0 1 Site has planning permission and is considered deliverable. 

U10_5488 16/01704/F R/O 30 Westbury Lane 
Bristol BS9 2PP 

1 0 1 Site has planning permission and is considered deliverable. 

U10_5489 15/02745/F R/O Trinmore Clifton 
Down Bristol BS8 3HT 

1 0 1 Site has planning permission and is considered deliverable. 

U10_5498 19/02825/F 22 Albert Park Bristol 
BS6 5NE 

2 0 2 Site has planning permission and is considered deliverable. 

U10_5500 15/03151/F 7 Greenbank Road 
Easton Bristol BS5 6EZ 

1 0 1 Site has planning permission and is considered deliverable. 

U10_5501 15/03320/F Land R/O 26 Eldon 
Terrace Bristol BS3 4NZ 

1 0 1 Site has planning permission and is considered deliverable. 

U10_5513 15/02760/F Land at rear off 11 
Harrowdene Road Bristol 
BS4 2JD 

1 0 1 Site has planning permission and is considered deliverable. 

U10_5521 15/04074/COU 359 Fishponds Road 
Eastville Bristol BS5 6RD 

1 0 1 Site has prior approval and is considered deliverable. 

U10_5534 19/00011/F Land adj. 58 - 62 Belle 
Vue Road Easton Bristol 
BS5 6DP 

1 0 1 Site has planning permission and is considered deliverable. 

U10_5536 16/04954/F Land adj. 43 Kingscote 
Park Bristol BS5 8QX 

2 0 2 Site has planning permission and is considered deliverable. 
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U10_5537 15/04499/COU 21A Jacobs Wells Road 
Bristol BS8 1DS 

1 0 1 Site has prior approval and is considered deliverable. 

U10_5560 18/01215/F Land adj. Henderson 
House Dove Street South 
Bristol BS2 8JA 

1 0 1 Site has planning permission and is considered deliverable. 

U10_5566 17/00088/F 95A Chaplin Road Bristol 
BS5 0LB 

1 0 1 Site has planning permission and is considered deliverable. 

U10_5575 15/04140/F Land adj. 73 Hill View 
Henleaze Bristol BS9 4QF 

1 0 1 Site has planning permission and is considered deliverable. 

U10_5576 15/04687/F Land rear off 53 Nags 
Head Hill Bristol BS5 8LP 

2 0 2 Site has planning permission and is considered deliverable. 

U10_5578 17/01989/F Land adj. 2 Woodcote 
Road Bristol BS16 4DE 

1 0 1 Site has planning permission and is considered deliverable. 

U10_5579 15/03808/F Land rear off 2A Cotham 
Lawn Road Bristol BS6 
6DU 

1 0 1 Site has planning permission and is considered deliverable. 

U10_5580 15/02685/F Land rear off 58 Greville 
Road Bristol BS3 1LL 

1 0 1 Site has planning permission and is considered deliverable. 

U10_5582 18/01959/F Land Adjacent To 60 
Rodney Road Bristol 
BS15 1EF 

1 0 1 Site has planning permission and is considered deliverable. 

U10_5586 15/06058/F Land adj. 7 Randolph 
Avenue Bristol BS13 9PG 

2 0 2 Site has planning permission and is considered deliverable. 

U10_5591 15/06406/F Land adj, 39 Somerdale 
Avenue Bristol BS4 2XN 

1 0 1 Site has planning permission and is considered deliverable. 

U10_5600 14/05709/F Land Located Between 
Nos. 5 & 11  Bramble 
Drive Sneyd Park Bristol 
BS9 1RE 

3 0 3 Site has planning permission and is considered deliverable. 

U10_5601 15/04573/F Land rear off 2 Dormer 
Road Bristol BS5 6XQ 

1 0 1 Site has planning permission and is considered deliverable. 
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U10_5611 15/06650/COU 13 - 15 West Street St 
Philips Bristol BS2 0DF 

4 0 4 Site has prior approval and is considered deliverable. 

U10_5618 15/06589/F Garages North East Of 
Ronayne Walk Bristol 

4 0 4 Site has planning permission and is considered deliverable. 

U10_5640 18/01191/F Workshop Premises At 
Barton Vale Bristol BS2 
0LR 

6 0 6 Site has planning permission and is considered deliverable. 

U10_5654 16/01177/F Land At Rear Of 38 The 
Nursery Bristol BS3 3EB 

1 0 1 Site has planning permission and is considered deliverable. 

U10_5657 18/04004/F Corner Plot Adjacent To 
28 Ambleside Avenue 
Bristol BS10 6HB 

1 0 1 Site has planning permission and is considered deliverable. 

U10_5668 15/02875/F Reor of 291 Stapleton 
Road Easton Bristol BS5 
0NH 

1 0 1 Site has planning permission and is considered deliverable. 

U10_5671 16/02179/F Land adjacent 2 Walton 
Street Bristol BS5 0JG 

1 0 1 Site has planning permission and is considered deliverable. 

U10_5696 16/02431/F Land adj. 79 Victoria 
Parade Bristol BS5 9EA 

1 0 1 Site has planning permission and is considered deliverable. 

U10_5700 17/06960/F Land To Side Of 60 
Birchwood Road Bristol 
BS4 4QN 

1 0 1 Site has planning permission and is considered deliverable. 

U10_5701 15/06624/F Land Adjacent To 20 
Belvoir Road Bristol 

1 0 1 Site has planning permission and is considered deliverable. 

U10_5707 18/06263/F 56 Filton Avenue Bristol 
BS7 0AP 

9 0 9 Site has planning permission and is considered deliverable. 

U10_5708 16/03919/F 71 East Street 
Bedminster Bristol BS3 
4HB 

1 0 1 Site has planning permission and is considered deliverable. 
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U10_5717 16/03879/F Land r/o Twyford House  
High Street 
Shirehampton Bristol 
BS11 0DE 

7 0 7 Site has planning permission and is considered deliverable. 

U10_5726 16/04592/F Land adjacent 94 
Woodleigh Gardens 
Bristol BS14 9JQ 

1 0 1 Site has planning permission and is considered deliverable. 

U10_5735 19/05238/F Land at rear of 21 
Brynland Avenue Bristol 
BS7 9DS 

1 0 1 Site has planning permission and is considered deliverable. 

U10_5737 16/02000/F Land adjoining 35 
Hampton Park Bristol 
BS6 6LG 

1 0 1 Site has planning permission and is considered deliverable. 

U10_5739 16/04353/F Land at rear of 144 
Cheltenham Road Bristol 
BS6 5RL (Picton lane) 

1 0 1 Site has planning permission and is considered deliverable. 

U10_5741 17/04609/F Rear of 6 Sydenham 
Road Cotham Bristol BS6 
5SH 

4 0 4 Site has planning permission and is considered deliverable. 

U10_5743 16/05047/F Land rear of 69 St Marys 
Road Bristol BS11 9PD 

1 0 1 Site has planning permission and is considered deliverable. 

U10_5754 16/04948/F Land between 15/17 
Nash Drive Bristol BS7 
9XW 

1 0 1 Site has planning permission and is considered deliverable. 

U10_5758 16/05917/COU 326A Church Road St 
George Bristol BS5 8AJ 

1 0 1 Site has prior approval and is considered deliverable. 

U10_5764 17/02787/F Land to side of 85 Fair 
Furlong Bristol BS13 9HY 

1 0 1 Site has planning permission and is considered deliverable. 

U10_5765 16/04706/F The Old Garage 1 Alma 
Vale Road Bristol BS8 
2HN 

1 0 1 Site has planning permission and is considered deliverable. 
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U10_5773 16/01591/F 355-359 Two Mile Hill 
Road Bristol BS15 1AF 

8 0 8 Site has planning permission and is considered deliverable. 

U10_5778 16/06307/F Land adjoining 119 
Egerton Road Bristol BS7 
8HR 

1 0 1 Site has planning permission and is considered deliverable. 

U10_5780 16/06596/F Land at rear off 12 
Selbrooke Crescent 
Bristol BS16 2PX 

1 0 1 Site has planning permission and is considered deliverable. 

U10_5784 18/03496/F 125 - 131 Raleigh Road 
Bristol BS3 1QU 
(between 125 and 127) 

6 0 6 Site has planning permission and is considered deliverable. 

U10_5787 16/01854/F Land at rear off Beech 
House 6 St Pauls Road 
Clifton Bristol BS8 1LT 

2 0 2 Site has planning permission and is considered deliverable. 

U10_5791 16/03387/F East Garages East Park 
Bristol 

4 0 4 Site has planning permission and is considered deliverable. 

U10_5798 15/06605/F Southmead Police 
Station Southmead Road 
Bristol BS10 5DW (149 
Southmead Road?) 

1 0 1 Site has planning permission and is considered deliverable. 

U10_5802 16/01554/F 33 The Mall Bristol BS8 
4JG 

1 0 1 Site has planning permission and is considered deliverable. 

U10_5806 19/01674/P Land at rear off 98A 
Kings Parade Avenue 
Bristol BS8 2RE 

1 0 1 Site has planning permission and is considered deliverable. 

U10_5813 16/03227/F 26 Cromwell Street 
Bristol BS3 3NT 

2 0 2 Site has planning permission and is considered deliverable. 

U10_5818 16/03638/F The Imp Alpha Road 
Bristol BS3 1DH 

4 0 4 Site has planning permission and is considered deliverable. 
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U10_5819 16/05295/F Land And Buildings On 
The South Side Of 
Hepburn Road  Hepburn 
Road Bristol BS2 8UD 

3 0 3 Site has planning permission and is considered deliverable. 

U10_5823 16/05555/F St Patricks RC Church 
Netham Road Bristol 

1 0 1 Site has planning permission and is considered deliverable. 

U10_5833 16/07019/F 2 Stanley Avenue Bristol 
BS7 9AH (Grnd flr) 

1 0 1 Site has planning permission and is considered deliverable. 

U10_5835 19/03914/F Land To Rear Of 1 
Holdenhurst Road Bristol 
BS15 1HL 

1 0 1 Site has planning permission and is considered deliverable. 

U10_5837 16/06310/COU (Ashley House Ground 
Floor) 98-100 Grosvenor 
Road Bristol BS2 8YA 

2 0 2 Site has prior approval and is considered deliverable. 

U10_5840 17/00033/F Land adj. 85 Beverley 
Road Bristol BS7 0JW 

2 0 2 Site has planning permission and is considered deliverable. 

U10_5841 16/05581/F Ashbourne House 
Fishponds Road Eastville 
Bristol 

3 0 3 Site has planning permission and is considered deliverable. 

U10_5845 17/00373/F Land adjoining 1 Stoke 
Park Road Bristol BS9 
1LE 

1 0 1 Site has planning permission and is considered deliverable. 

U10_5853 15/06489/F 168 East Street 
Bedminster Bristol BS3 
4EH 

7 0 7 Site has planning permission and is considered deliverable. 

U10_5855 16/01535/F 111 Staple Hill Road 
Bristol BS16 5AD 

6 0 6 Site has planning permission and is considered deliverable. 

U10_5857 16/01311/F Scout Hut Goolden 
Street Bristol BS4 3BB 

6 0 6 Site has planning permission and is considered deliverable. 

U10_5858 16/04715/F 14 Upper Belgrave Road 
Bristol BS8 2XH 

1 0 1 Site has planning permission and is considered deliverable. 
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U10_5866 17/00506/F Land adjoining 9 
Westover Drive Bristol 
BS9 3LX 

1 0 1 Site has planning permission and is considered deliverable. 

U10_5868 16/05811/F 35 Ashley Down Road 
Bristol BS7 9JN 

2 0 2 Site has planning permission and is considered deliverable. 

U10_5871 16/02129/F 13 Park Avenue Eastville 
Bristol BS5 6QL 

7 0 7 Site has planning permission and is considered deliverable. 

U10_5872 16/05399/F 54 West Street 
Bedminster Bristol BS3 
3LH 

7 0 7 Site has planning permission and is considered deliverable. 

U10_5873 17/00021/F Land at 125 Redland 
Road Bristol BS6 6XX 

1 0 1 Site has planning permission and is considered deliverable. 

U10_5874 16/06820/F Land adj. 8 Trelawney 
Road Bristol BS6 6EA 

1 0 1 Site has planning permission and is considered deliverable. 

U10_5882 16/06012/F Rear Of 18 Avon Park 
Bristol BS5 9RS 

1 0 1 Site has planning permission and is considered deliverable. 

U10_5883 16/06793/F Garage of 1 Raymend 
Road Bristol BS3 4QR 

1 0 1 Site has planning permission and is considered deliverable. 

U10_5886 16/06416/F 25 Ashton Road Bristol 
BS3 2EA 

1 0 1 Site has planning permission and is considered deliverable. 

U10_5887 17/00271/F Land adj. 1 Cherrytree 
Crescent Bristol BS16 
4ES 

2 0 2 Site has planning permission and is considered deliverable. 

U10_5888 16/06986/F Land adj. 52 Lena Street 
Bristol BS5 6DD 

1 0 1 Site has planning permission and is considered deliverable. 

U10_5891 17/01308/F Land Rear To 82 Sandling 
Avenue Bristol BS7 0HT 

1 0 1 Site has planning permission and is considered deliverable. 

U10_5893 17/02060/F Rear off 1 Green Street 
Bristol BS3 4UA 

1 0 1 Site has planning permission and is considered deliverable. 
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U10_5894 17/00149/F Land To Rear 10 St Pauls 
Road Clifton Bristol 

1 0 1 Site has planning permission and is considered deliverable. 

U10_5895 17/01720/F The Yard Linden Road 
Westbury Park Bristol 

1 0 1 Site has planning permission and is considered deliverable. 

U10_5896 17/01358/F Land at side of 78 Great 
Hayles Road Bristol BS14 
0SJ 

1 0 1 Site has planning permission and is considered deliverable. 

U10_5897 17/00922/F Land at rear off 160 
Whiteway Road Bristol 
BS5 7RA 

1 0 1 Site has planning permission and is considered deliverable. 

U10_5898 17/01321/F Flat Above 5 High Street 
Shirehampton Bristol 
BS11 0DT 

1 0 1 Site has planning permission and is considered deliverable. 

U10_5899 17/01885/F Land adj. 19 Hilltop 
Gardens Bristol BS5 8LG 

1 0 1 Site has planning permission and is considered deliverable. 

U10_5901 17/01123/F Land adj. 1 Bellevue Park 
Bristol BS4 4JR 

1 0 1 Site has planning permission and is considered deliverable. 

U10_5902 17/02540/COU Castlemead House St 
Johns Road Southville 
Bristol BS3 1AL 

5 0 5 Site has prior approval and is considered deliverable. 

U10_5906 17/00807/F Land adj. 35 Comyn Walk 
Bristol BS16 2JL 

1 0 1 Site has planning permission and is considered deliverable. 

U10_5911 17/02478/F Land adj. 149 Chakeshill 
Drive Bristol BS10 6PH 

1 0 1 Site has planning permission and is considered deliverable. 

U10_5912 17/02065/F land adj. 57 Stoneleigh 
Road Bristol BS4 2RH 

1 0 1 Site has planning permission and is considered deliverable. 

U10_5919 17/00438/F land adj. 5 Wharnecliffe 
Close Bristol BS14 9NE 

1 0 1 Site has planning permission and is considered deliverable. 

U10_5927 17/00053/F land R/O 512 Wells Road 
Hengrove Bristol BS14 
9AN 

1 0 1 Site has planning permission and is considered deliverable. 
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U10_5928 16/05979/F land adj. 740 Wells Road 
Hengrove Bristol BS14 
0PA 

2 0 2 Site has planning permission and is considered deliverable. 

U10_5929 19/04769/F 31 - 33 East Street 
Bedminster Bristol BS3 
4HH 

5 0 5 Site has planning permission and is considered deliverable. 

U10_5932 17/01538/F land adj. 3 Vauxhall 
Avenue Bristol BS3 1SU 

2 0 2 Site has planning permission and is considered deliverable. 

U10_5934 17/00813/F 79 Airport Road Bristol 
BS14 9TD 

1 0 1 Site has planning permission and is considered deliverable. 

U10_5941 17/01405/COU 98B - 98C Whiteladies 
Road Bristol BS8 2QY 

2 0 2 Site has prior approval and is considered deliverable. 

U10_5942 17/01423/F Land adj. 30 Gerrard 
Close Bristol BS4 1UH 

1 0 1 Site has planning permission and is considered deliverable. 

U10_5943 17/00884/F Land rear of Avon Bank 
Strawberry Lane St 
George Bristol BS5 8AZ 

1 0 1 Site has planning permission and is considered deliverable. 

U10_5945 17/01738/F Land adj. Rockwood 
House Frenchay Road 
Bristol BS16 2RA 

1 0 1 Site has planning permission and is considered deliverable. 

U10_5947 17/03043/F Land adj. 35 Aldwick 
Avenue Bristol BS13 0NX 

1 0 1 Site has planning permission and is considered deliverable. 

U10_5948 17/00658/F The Bed Workshop 
Braunton Road Bristol 
BS3 3AA 

7 0 7 Site has planning permission and is considered deliverable. 

U10_5953 16/06128/F Land adjoining 11A High 
Street Shirehampton 
Bristol BS11 0DT 

1 0 1 Site has planning permission and is considered deliverable. 

U10_5955 17/01647/F 12 Grantham Road 
Bristol BS15 1JR 

4 0 4 Site has planning permission and is considered deliverable. 
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U10_5959 17/02651/F Land adjoining 2 Vigor 
Road Bristol BS13 9QH 

1 0 1 Site has planning permission and is considered deliverable. 

U10_5962 17/02827/F Land adjoining 36 
Cotham Park Bristol BS6 
6BY 

1 0 1 Site has planning permission and is considered deliverable. 

U10_5963 17/03732/F Land adjoining 90 
Selbrooke Crescent 
Bristol BS16 2PR 

1 0 1 Site has planning permission and is considered deliverable. 

U10_5964 17/01662/F Rear garden of 166 Filton 
Avenue Bristol BS7 0AX 

1 0 1 Site has planning permission and is considered deliverable. 

U10_5966 17/03052/F Land adj. 8 Pembery 
Road Bristol BS3 3JR 

1 0 1 Site has planning permission and is considered deliverable. 

U10_5967 17/04013/F Land adj. 15 Dominion 
Road Bristol BS16 3EP 

1 0 1 Site has planning permission and is considered deliverable. 

U10_5970 17/03447/F Land At 30 Callington 
Road Bristol 

2 0 2 Site has planning permission and is considered deliverable. 

U10_5973 17/03209/F Land to the rear of 336 
Church Road St George 
Bristol BS5 8AJ 

1 0 1 Site has planning permission and is considered deliverable. 

U10_5974 17/00946/F Land to the rear of 71 St 
Marys Road Bristol BS11 
9PD 

1 0 1 Site has planning permission and is considered deliverable. 

U10_5976 17/03083/F Workshop Back Road 
Bristol BS3 1SU 

2 0 2 Site has planning permission and is considered deliverable. 

U10_5978 17/02704/F Land adj. 10 Dunmail 
Road Bristol BS10 6HJ 

1 0 1 Site has planning permission and is considered deliverable. 

U10_5979 17/04806/F 28-36 Wilder Street 
Bristol BS2 8QS 

9 0 9 Site has planning permission and is considered deliverable. 

U10_5982 17/04933/F Land adj. 125 Passage 
Road Henbury Bristol 
BS9 3LF 

1 0 1 Site has planning permission and is considered deliverable. 
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U10_5984 17/01965/F 215 North Street 
Bedminster Bristol BS3 
1JH 

2 0 2 Site has planning permission and is considered deliverable. 

U10_5985 18/02249/F land adj. 95 Coombe 
Lane Bristol BS9 2AR 

1 0 1 Site has planning permission and is considered deliverable. 

U10_5987 17/02026/F Garages At Greenleaze 
Greenleaze Bristol 

2 0 2 Site has planning permission and is considered deliverable. 

U10_5988 17/03986/F Land At 18 Alderney 
Avenue Bristol BS4 4SF 

2 0 2 Site has planning permission and is considered deliverable. 

U10_5989 17/03654/F Lock Mill House Novers 
Hill Bristol BS3 5DP (car 
park) 

6 0 6 Site has planning permission and is considered deliverable. 

U10_5994 18/03530/F Lynwood House 
Lynwood Road Bristol 
BS3 3HH 

5 0 5 Site has planning permission and is considered deliverable. 

U10_5995 17/04739/F Land adj. 48 Tyning Road 
Bristol BS3 5DE 

1 0 1 Site has planning permission and is considered deliverable. 

U10_5997 17/02227/F Land adj. 37 Marion 
Walk Bristol BS5 8LL 

1 0 1 Site has planning permission and is considered deliverable. 

U10_5998 17/02313/F Land Rear To 50 Old 
Market Street Bristol BS2 
0ER 

9 0 9 Site has planning permission and is considered deliverable. 

U10_5999 17/01426/F R/o 18-19 Falcondale 
Walk Bristol BS9 3JG 

1 0 1 Site has planning permission and is considered deliverable. 

U10_6001 17/04316/F Land To The Rear Of 121 
& 123 Cromwell Road 
Montpelier Bristol BS6 
5EX 

3 0 3 Site has planning permission and is considered deliverable. 

U10_6002 17/04317/F Garage Rear Off 28 
Bishopsworth Road 
Bristol 

1 0 1 Site has planning permission and is considered deliverable. 
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U10_6003 17/00865/F Land adj. 53 Nibletts Hill 
Bristol BS5 8TP 

2 0 2 Site has planning permission and is considered deliverable. 

U10_6005 17/04177/F Land at rear off 16 
Berkeley Road Fishponds 
Bristol BS16 3LX 

1 0 1 Site has planning permission and is considered deliverable. 

U10_6006 17/04644/F Land adj. 222 Ashton 
Drive Bristol BS3 2QA 

1 0 1 Site has planning permission and is considered deliverable. 

U10_6007 17/02850/F Land To The Rear Of 286- 
290 Two Mile Hill Road 
Bristol BS15 1AT 

5 0 5 Site has planning permission and is considered deliverable. 

U10_6010 17/02969/F Redland High School 
(Plot 2) 98 Redland Road 
Redland Bristol BS6 6PP 

1 0 1 Site has planning permission and is considered deliverable. 

U10_6011 17/02967/F Redland High Junior 
School (Plot 1) 1 Grove 
Park Redland Bristol BS6 
6PP 

1 0 1 Site has planning permission and is considered deliverable. 

U10_6012 17/04905/F Land Of Lower Ashley 
Road/ Tudor Road St 
Pauls Bristol BS2 9PZ 

5 0 5 Site has planning permission and is considered deliverable. 

U10_6013 17/04906/F Land adj. 23 North Road 
Bishopston Bristol BS6 
5AB 

1 0 1 Site has planning permission and is considered deliverable. 

U10_6015 17/05126/F Land adj. 9 Eagle Road 
Bristol BS4 3LQ 

1 0 1 Site has planning permission and is considered deliverable. 

U10_6017 17/01488/F Land Rear To 48-52 
Bedminster Parade 
Bristol BS3 4HS 

3 0 3 Site has planning permission and is considered deliverable. 

U10_6019 17/05100/COU 3 Greenbank Road 
Easton Bristol BS5 6EZ 
(Grnd) 

1 0 1 Site has prior approval and is considered deliverable. 
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U10_6020 17/05589/F Mary Seacole Court 110 
Mina Road Bristol BS2 
9TP 

7 0 7 Site has planning permission and is considered deliverable. 

U10_6021 17/05120/F Westerleigh Cottage 
Cote Drive Bristol BS9 
3UP 

1 0 1 Site has planning permission and is considered deliverable. 

U10_6024 17/05680/F 69 Islington Road Bristol 
BS3 1PZ 

1 0 1 Site has planning permission and is considered deliverable. 

U10_6026 17/06120/F 48 Stoke Lane Westbury 
Bristol BS9 3DN 

3 0 3 Site has planning permission and is considered deliverable. 

U10_6027 17/04142/F 6 St Michaels Hill Bristol 
BS2 8DT 

1 0 1 Site has planning permission and is considered deliverable. 

U10_6029 17/05509/F 1 Stillhouse Lane Bristol 
BS3 4EB 

2 0 2 Site has planning permission and is considered deliverable. 

U10_6035 17/05085/F 129 & 131 Speedwell 
Road Bristol BS5 7SP 

4 0 4 Site has planning permission and is considered deliverable. 

U10_6036 17/04979/F Land adj. 1 Pavey Road 
Bristol BS13 0LA 

1 0 1 Site has planning permission and is considered deliverable. 

U10_6038 17/04468/F Land Adjacent To 1 
Pembroke Road 
Shirehampton Bristol 

1 0 1 Site has planning permission and is considered deliverable. 

U10_6039 17/05625/F Land adj. 9 Weedon 
Close Bristol BS2 9XE 

1 0 1 Site has planning permission and is considered deliverable. 

U10_6040 17/04958/F Land adj. 99 Radnor 
Road Bishopston Bristol 
BS7 8RA 

1 0 1 Site has planning permission and is considered deliverable. 

U10_6042 17/03710/F Land adj. 8 Bath Street 
Ashton Bristol BS3 2EF 

1 0 1 Site has planning permission and is considered deliverable. 

U10_6043 17/05913/CP 178 Henleaze Road 
Bristol BS9 4NE 

1 0 1 Site has planning permission and is considered deliverable. 
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U10_6046 17/05345/F 6-8 Sommerville Road 
Bristol BS7 9AA 

2 0 2 Site has planning permission and is considered deliverable. 

U10_6050 17/03215/F Land At 5 John Street St 
Werburghs Bristol 

1 0 1 Site has planning permission and is considered deliverable. 

U10_6051 17/05639/F Land adj. 10 Hughenden 
Road Horfield Bristol BS7 
8SF 

1 0 1 Site has planning permission and is considered deliverable. 

U10_6052 17/04305/F 53-55 British Road Bristol 
BS3 3BT 

6 0 6 Site has planning permission and is considered deliverable. 

U10_6053 17/06428/F 44 Mina Road Bristol BS2 
9XH 

1 0 1 Site has planning permission and is considered deliverable. 

U10_6055 17/04991/F Land adj. 13 Highdale 
Close Bristol BS14 0JS 

1 0 1 Site has planning permission and is considered deliverable. 

U10_6057 17/06000/F Site Of Former Electricity 
Sub Station Victoria 
Parade Bristol 

4 0 4 Site has planning permission and is considered deliverable. 

U10_6059 17/03659/F 243 Redcatch Road 
Bristol BS4 2HQ 

1 0 1 Site has planning permission and is considered deliverable. 

U10_6061 17/03324/F 6 Sycamore Close Bristol 
BS5 7DB 

2 0 2 Site has planning permission and is considered deliverable. 

U10_6063 17/05415/F 48 Park Street City 
Centre Bristol BS1 5JG 

6 0 6 Site has planning permission and is considered deliverable. 

U10_6064 17/06113/F 91 Bishop Road Bristol 
BS7 8LX 

1 0 1 Site has planning permission and is considered deliverable. 

U10_6066 17/06402/COU 504A Gloucester Road 
Horfield Bristol BS7 8UF 

4 0 4 Site has prior approval and is considered deliverable. 

U10_6067 17/05102/F 412 Wells Road Knowle 
Bristol BS14 9AF 

2 0 2 Site has planning permission and is considered deliverable. 

U10_6068 17/06132/F Land Adjacent To 34 
Parnall Road Bristol BS16 
3JG 

1 0 1 Site has planning permission and is considered deliverable. 



 

50 

 

Site reference Planning 
reference 

Site address Dwellings 
2020-
2025 

Dwellings 
2025- 

Dwellings 
total 

Five year supply assessment 

U10_6071 17/06557/F Land To Rear Of 10 The 
Avenue St George Bristol 
BS5 8HW 

1 0 1 Site has planning permission and is considered deliverable. 

U10_6073 18/04505/F Land adj. The Bowers 
Courtlands Lane Bristol 
BS3 2JS 

1 0 1 Site has planning permission and is considered deliverable. 

U10_6074 17/06490/F Land And Garage To The 
Rear 63 Station Avenue 
Bristol BS16 2DU 

1 0 1 Site has planning permission and is considered deliverable. 

U10_6076 17/06759/F Land adj. Channel View 
21A Barrowmead Drive 
Bristol BS11 0JH 

1 0 1 Site has planning permission and is considered deliverable. 

U10_6078 19/01152/F 10 Bannerman Road 
Bristol BS5 0RR 

1 0 1 Site has planning permission and is considered deliverable. 

U10_6080 17/06738/F Land adj. 48 Grove Road 
Coombe Dingle Bristol 
BS9 2RR 

1 0 1 Site has planning permission and is considered deliverable. 

U10_6081 18/00273/F Land adj. 100 
Shirehampton Road 
Bristol BS9 2DT 

1 0 1 Site has planning permission and is considered deliverable. 

U10_6083 17/06564/F land adj. 77 Savoy Road 
Bristol BS4 3SZ 

1 0 1 Site has planning permission and is considered deliverable. 

U10_6084 17/02040/F Land rear of 308 - 312 
Lodge Causeway Bristol 
BS16 3RD 

5 0 5 Site has planning permission and is considered deliverable. 

U10_6085 17/06437/F Easton Colliery Yard St 
Gabriels Road Bristol BS5 
0RT 

2 0 2 Site has planning permission and is considered deliverable. 

U10_6086 18/00364/F Land adj. 51 
Sandburrows Road 
Bristol BS13 8EE 

1 0 1 Site has planning permission and is considered deliverable. 
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U10_6087 16/05688/F Chantry Farm 81 
Stockwood Lane Bristol 

1 0 1 Site has planning permission and is considered deliverable. 

U10_6088 17/01055/F land at 46 The Crest 
Bristol BS4 3JB 

4 0 4 Site has planning permission and is considered deliverable. 

U10_6090 17/06090/F Land at 15 Briavels 
Grove Bristol BS6 5JJ 

1 0 1 Site has planning permission and is considered deliverable. 

U10_6091 17/05501/F Garages Capgrave 
Crescent Bristol 

3 0 3 Site has planning permission and is considered deliverable. 

U10_6092 17/04623/F Eastwood Farm Depot 
Off Whitmore Avenue 
Bristol BS4 4SP 

1 0 1 Site has planning permission and is considered deliverable. 

U10_6095 17/06833/F Land To Rear Of  28  - 36 
Picton Street Bristol BS6 
5QA 

8 0 8 Site has planning permission and is considered deliverable. 

U10_6096 18/00331/F Land adj. 1 Richmond Hill 
Avenue Bristol BS8 1BG 

1 0 1 Site has planning permission and is considered deliverable. 

U10_6097 17/06521/F Land adj. 23A Cotham 
Park Bristol BS6 6BZ 

1 0 1 Site has planning permission and is considered deliverable. 

U10_6098 16/06996/F Land adj. 70 Thicket 
Avenue Bristol BS16 4EH 

1 0 1 Site has planning permission and is considered deliverable. 

U10_6099 17/05088/F 10 High Street 
Shirehampton Bristol 
BS11 0DP 

1 0 1 Site has planning permission and is considered deliverable. 

U10_6100 17/03947/F 194 Ullswater Road 
Bristol BS10 6EB 

2 0 2 Site has planning permission and is considered deliverable. 

U10_6102 17/04749/F 59-67 West Street St 
Philips Bristol BS2 0BX 

9 0 9 Site has planning permission and is considered deliverable. 

U10_6103 17/06657/F 156 Park Road Stapleton 
Bristol BS16 1DW 

1 0 1 Site has planning permission and is considered deliverable. 
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U10_6104 18/00490/F Land Adjacent To 130 
Hengrove Lane Bristol 
BS14 9DQ 

2 0 2 Site has planning permission and is considered deliverable. 

U10_6105 18/00667/COU Former Elizabeth Shaw 
Chocolate Factory Part 
Of Ground Floor And 
First Floor Of Reception 
Building (Block C) 
Greenbank Road Bristol 
BS5 6EL 

5 0 5 Site has prior approval and is considered deliverable. 

U10_6106 18/01535/F 6 Kingsdown Parade 
Bristol BS6 5UD 

1 0 1 Site has planning permission and is considered deliverable. 

U10_6111 18/01269/F 127 Sandholme Road 
Bristol BS4 3SA 

2 0 2 Site has planning permission and is considered deliverable. 

U10_6113 18/04567/COU 331 - 333 Fishponds 
Road Eastville Bristol BS5 
6QG 

1 0 1 Site has prior approval and is considered deliverable. 

U10_6114 18/00169/F 2 Newbridge Road 
Bristol BS4 4DH 

3 0 3 Site has planning permission and is considered deliverable. 

U10_6115 18/02138/F 34 Maldowers Lane 
Bristol BS5 7QT 

2 0 2 Site has planning permission and is considered deliverable. 

U10_6117 18/03849/F Land Rear Of Number 2  
Marlborough Street 
Eastville Bristol BS5 6RH 

1 0 1 Site has planning permission and is considered deliverable. 

U10_6121 18/00164/F 1 Atkins Close Bristol 
BS14 8JS 

1 0 1 Site has planning permission and is considered deliverable. 

U10_6122 18/03345/F Heath Farm Ironmould 
Lane Bristol BS4 5RS 

2 0 2 Site has planning permission and is considered deliverable. 

U10_6123 18/00875/COU 1 Cotswold Road North 
Bristol BS3 4NL 

1 0 1 Site has prior approval and is considered deliverable. 
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U10_6124 18/01270/F 13 Brookthorpe Avenue 
Bristol BS11 0RA 

1 0 1 Site has planning permission and is considered deliverable. 

U10_6125 17/04220/F Garages West Of Avalon 
Road Bristol 

8 0 8 Site has planning permission and is considered deliverable. 

U10_6126 18/00510/F 36 Park Place Eastville 
Bristol BS5 6RG 

1 0 1 Site has planning permission and is considered deliverable. 

U10_6127 18/00145/F 270 Church Road St 
George Bristol BS5 8AH 

1 0 1 Site has planning permission and is considered deliverable. 

U10_6128 18/00785/F 6 Rockleaze Road Bristol 
BS9 1NF 

1 0 1 Site has planning permission and is considered deliverable. 

U10_6129 18/02488/F 76 Grove Road Coombe 
Dingle Bristol BS9 2RT 

2 0 2 Site has planning permission and is considered deliverable. 

U10_6131 18/02786/F 245 Dundridge Lane 
Bristol BS5 8SU 

1 0 1 Site has planning permission and is considered deliverable. 

U10_6132 19/04395/F Decourcy House Upper 
York Street Bristol BS2 
8QN 

9 0 9 Site has planning permission and is considered deliverable. 

U10_6133 18/02661/F 10 Surrey Street Bristol 
BS2 8PS 

1 0 1 Site has planning permission and is considered deliverable. 

U10_6134 18/03332/F Portland View Dean 
Street St Pauls Bristol 

2 0 2 Site has planning permission and is considered deliverable. 

U10_6135 18/01087/F Land Adjacent To 24 
Canford Lane Bristol 

2 0 2 Site has planning permission and is considered deliverable. 

U10_6136 18/03175/F 17 Woodland Grove 
Bristol BS9 2BD 

1 0 1 Site has planning permission and is considered deliverable. 

U10_6137 17/02068/F St Judes Vicarage Lamb 
Street Bristol BS2 0DU 

6 0 6 Site has planning permission and is considered deliverable. 

U10_6138 19/03823/F 1 - 3 Stoke Lane 
Westbury Bristol BS9 
3DP 

3 0 3 Site has planning permission and is considered deliverable. 
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U10_6139 18/00994/F Land To Rear Of 52 
Russell Road Speedwell 
Bristol BS16 3PH 

1 0 1 Site has planning permission and is considered deliverable. 

U10_6141 18/02176/F 439 Stapleton Road 
Easton Bristol BS5 6NA 

1 0 1 Site has planning permission and is considered deliverable. 

U10_6142 18/00114/COU Park Edge 359A Church 
Road St George Bristol 
BS5 9HT 

1 0 1 Site has prior approval and is considered deliverable. 

U10_6144 17/06561/F 68-70 Park Street City 
Centre Bristol BS1 5JY 

9 0 9 Site has planning permission and is considered deliverable. 

U10_6145 19/01715/F 21 Savoy Road Bristol 
BS4 3SX 

1 0 1 Site has planning permission and is considered deliverable. 

U10_6146 17/06260/F Land At Junction Of 
Golden Street And 
Bathwell Road Bristol 
BS4 3AN 

7 0 7 Site has planning permission and is considered deliverable. 

U10_6147 18/03168/F Land Between 10 Priory 
Road & Garages Talbot 
Road Bristol 

1 0 1 Site has planning permission and is considered deliverable. 

U10_6148 18/05565/F Land To Rear Of 115 
Cromwell Road 
Montpelier Bristol BS6 
5EX 

2 0 2 Site has planning permission and is considered deliverable. 

U10_6149 19/04131/F 1 Lyddington Road 
Bristol BS7 0UU 

1 0 1 Site has planning permission and is considered deliverable. 

U10_6150 17/05002/F 21 Lansdown Terrace 
Bristol BS6 7YW 

1 0 1 Site has planning permission and is considered deliverable. 

U10_6151 18/01549/F 26 Lodway Road Bristol 
BS4 2NR 

2 0 2 Site has planning permission and is considered deliverable. 

U10_6152 18/01126/COU 6 - 7 South Liberty Lane 
Bristol BS3 2SG 

4 0 4 Site has prior approval and is considered deliverable. 
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U10_6154 17/06519/F St John Hall 107 Wick 
Road Bristol BS4 4HE 

8 0 8 Site has planning permission and is considered deliverable. 

U10_6155 18/01498/F 54 Brighton Crescent 
Bristol BS3 3PR 

1 0 1 Site has planning permission and is considered deliverable. 

U10_6156 18/01499/F 27A Great George Street 
City Centre Bristol BS1 
5QT 

1 0 1 Site has planning permission and is considered deliverable. 

U10_6157 18/02343/F 12 Lindsay Road Bristol 
BS7 9NP 

1 0 1 Site has planning permission and is considered deliverable. 

U10_6158 18/02600/F 9 Melrose Place Bristol 
BS8 2NQ 

1 0 1 Site has planning permission and is considered deliverable. 

U10_6159 18/01170/F 6 Mellent Avenue Bristol 
BS13 0NT 

1 0 1 Site has planning permission and is considered deliverable. 

U10_6160 18/04948/F 66 Colston Street Bristol 
BS1 5AZ 

1 0 1 Site has planning permission and is considered deliverable. 

U10_6161 18/03383/COU 172 Raleigh Road Bristol 
BS3 2AR 

1 0 1 Site has prior approval and is considered deliverable. 

U10_6162 19/04364/F 24 Kellaway Avenue 
Bristol BS6 7XR 

1 0 1 Site has planning permission and is considered deliverable. 

U10_6163 18/03108/COU 142 To 144 (evens) 
Clouds Hill Road Bristol 
BS5 7LQ 

2 0 2 Site has prior approval and is considered deliverable. 

U10_6164 15/03955/F Lower Knowle Farm 
Berrow Walk Bristol BS3 
5ES 

7 0 7 Site has planning permission and is considered deliverable. 

U10_6165 18/00356/F Land Between 17 To 25 
Air Balloon Road Bristol 
BS5 8LB 

2 0 2 Site has planning permission and is considered deliverable. 

U10_6166 18/00447/F Rear of 6 Cotham Lawn 
Road Bristol BS6 6DU 

1 0 1 Site has planning permission and is considered deliverable. 
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U10_6167 18/01816/F 52 Pendock Road Bristol 
BS16 2PN 

1 0 1 Site has planning permission and is considered deliverable. 

U10_6171 18/02627/F 17 Kings Weston Road 
Bristol BS10 7QT 

1 0 1 Site has planning permission and is considered deliverable. 

U10_6172 18/02619/F 81 Redland Road Bristol 
BS6 6AQ 

1 0 1 Site has planning permission and is considered deliverable. 

U10_6173 18/02546/F 63 Effingham Road 
Bristol BS6 5AX 

1 0 1 Site has planning permission and is considered deliverable. 

U10_6174 17/07097/F 10 Embassy Road Bristol 
BS5 7EB 

1 0 1 Site has planning permission and is considered deliverable. 

U10_6176 18/04398/F 7 Grove Road Fishponds 
Bristol BS16 2BJ 

1 0 1 Site has planning permission and is considered deliverable. 

U10_6177 17/06089/F 65 Barton Hill Road 
Bristol BS5 0AP 

9 0 9 Site has planning permission and is considered deliverable. 

U10_6179 19/00684/F 89 East Street 
Bedminster Bristol BS3 
4EX 

3 0 3 Site has planning permission and is considered deliverable. 

U10_6180 17/05145/F Woodlands Church Road 
Sneyd Park Bristol BS9 
1JT 

1 0 1 Site has planning permission and is considered deliverable. 

U10_6181 18/01545/F 151 & 153 Bishopsworth 
Road Bristol BS13 7LG 

1 0 1 Site has planning permission and is considered deliverable. 

U10_6183 18/01679/F 10 Blackberry Hill Bristol 
BS16 1DB 

1 0 1 Site has planning permission and is considered deliverable. 

U10_6184 18/00305/F Blenheim House Nursing 
Home 16 - 18 Blenheim 
Road Bristol BS6 7JW 

9 0 9 Site has planning permission and is considered deliverable. 

U10_6185 18/02809/F West Garages Allfoxton 
Road Bristol 

2 0 2 Site has planning permission and is considered deliverable. 
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U10_6187 18/04473/F 73 Queens Road 
Bishopsworth Bristol 
BS13 8PG 

6 0 6 Site has planning permission and is considered deliverable. 

U10_6190 18/01656/F St Lukes Hall  William 
Street Bedminster Bristol 
BS3 4BW 

1 0 1 Site has planning permission and is considered deliverable. 

U10_6192 18/02129/F 12 Robertson Road 
Bristol BS5 6JY 

1 0 1 Site has planning permission and is considered deliverable. 

U10_6193 18/01344/F 227 Bedminster Road 
Bristol BS3 5NH 

1 0 1 Site has planning permission and is considered deliverable. 

U10_6194 18/00207/F 28 Stanshaw Close 
Bristol BS16 1JY 

1 0 1 Site has planning permission and is considered deliverable. 

U10_6195 17/02561/F 3A Glen View Off Ham 
Lane Bristol BS16 1EE 

1 0 1 Site has planning permission and is considered deliverable. 

U10_6196 18/01357/F Land To Rear Of 73 
Brynland Avenue Bristol 

1 0 1 Site has planning permission and is considered deliverable. 

U10_6197 18/04046/F 2 Brook Lintons Bristol 
BS4 4PL 

1 0 1 Site has planning permission and is considered deliverable. 

U10_6198 18/05355/F Redland Grove Garage 
Meridian Road Bristol 
BS6 6EG 

2 0 2 Site has planning permission and is considered deliverable. 

U10_6199 19/05799/F 37 Riverland Drive Bristol 
BS13 8PL 

2 0 2 Site has planning permission and is considered deliverable. 

U10_6200 17/03609/F Land Adjacent To  20A 
Eagle Road Bristol 

1 0 1 Site has planning permission and is considered deliverable. 

U10_6201 18/00211/F 274 Passage Road 
Henbury Bristol BS10 
7HZ 

1 0 1 Site has planning permission and is considered deliverable. 

U10_6202 18/04259/F 48 Sampsons Road 
Bristol BS13 0EL 

1 0 1 Site has planning permission and is considered deliverable. 
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U10_6203 17/05077/F 58-60 Avonleigh Road 
Bristol BS3 3JA 

2 0 2 Site has planning permission and is considered deliverable. 

U10_6204 18/03216/F 1 - 3 High Street 
Shirehampton Bristol 
BS11 0DT 

6 0 6 Site has planning permission and is considered deliverable. 

U10_6205 18/01497/F 11-15 Winterstoke Road 
Bristol BS3 2NN 

6 0 6 Site has planning permission and is considered deliverable. 

U10_6206 17/06631/F 17 Bridge Walk Bristol 
BS7 0LE 

7 0 7 Site has planning permission and is considered deliverable. 

U10_6207 18/03288/F 19 Oakfield Place Bristol 
BS8 2BJ 

1 0 1 Site has planning permission and is considered deliverable. 

U10_6209 18/02506/F 49 North Street 
Bedminster Bristol BS3 
1EN 

1 0 1 Site has planning permission and is considered deliverable. 

U10_6210 17/07069/F Former Bishopsworth 
Police Station Kings Head 
Lane Bristol BS13 7DD 

8 0 8 Site has planning permission and is considered deliverable. 

U10_6212 18/04472/F 10 Harbury Road Bristol 
BS9 4PL 

1 0 1 Site has planning permission and is considered deliverable. 

U10_6213 18/03180/F 753B Fishponds Road 
Fishponds Bristol BS16 
3UP 

1 0 1 Site has planning permission and is considered deliverable. 

U10_6214 18/04440/F 169 - 171 West Street 
Bedminster Bristol BS3 
3PX 

1 0 1 Site has planning permission and is considered deliverable. 

U10_6215 18/04919/F 396 & 398 Filton Avenue 
Bristol BS7 0LJ 

2 0 2 Site has planning permission and is considered deliverable. 

U10_6216 17/07058/F 98 Whitefield Road 
Bristol BS5 7TY 

1 0 1 Site has planning permission and is considered deliverable. 

U10_6217 18/05246/COU 1B  & 1C Colston Yard 
Bristol BS1 5BD 

2 0 2 Site has prior approval and is considered deliverable. 
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U10_6218 18/02669/F Land Adj To 1 Thomas 
Pring Walk Bristol BS5 
7RN 

2 0 2 Site has planning permission and is considered deliverable. 

U10_6221 18/01050/F 12-14 Lower Sidney 
Street Bristol BS3 1SW 

1 0 1 Site has planning permission and is considered deliverable. 

U10_6222 18/03644/F 583 Gloucester Road 
Horfield Bristol BS7 0BW 

1 0 1 Site has planning permission and is considered deliverable. 

U10_6223 17/04387/F 97 Two Mile Hill Road 
Bristol BS15 1BL 

2 0 2 Site has planning permission and is considered deliverable. 

U10_6224 18/03883/F 9 Gore Road Bristol BS3 
2LX 

1 0 1 Site has planning permission and is considered deliverable. 

U10_6226 18/00673/F The Coach House Stoke 
Hill Bristol BS9 1JE 

1 0 1 Site has planning permission and is considered deliverable. 

U10_6227 17/05173/F Land Rear Of 6 - 22 
Warminster Road Bristol 

2 0 2 Site has planning permission and is considered deliverable. 

U10_6228 18/04226/F 132 Bloy Street Bristol 
BS5 6BA 

4 0 4 Site has planning permission and is considered deliverable. 

U10_6229 18/03018/F 37 Church Road Sneyd 
Park Bristol BS9 1QT 

1 0 1 Site has planning permission and is considered deliverable. 

U10_6230 18/02233/F The Parker Clinic Of 
Chiropractic 130-132 
Gloucester Road 
Bishopston Bristol BS7 
8NL 

1 0 1 Site has planning permission and is considered deliverable. 

U10_6231 17/02718/P Henbury Social Club Ltd 
Tormarton Crescent 
Bristol BS10 7LN 

8 0 8 Site has planning permission and is considered deliverable. 

U10_6232 17/06891/F Land To Rear Of 13 - 15 
West Street St Philips 
Bristol BS2 0DF 

1 0 1 Site has planning permission and is considered deliverable. 
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U10_6233 18/04543/F 10 Filton Road Bristol 
BS7 0PA 

1 0 1 Site has planning permission and is considered deliverable. 

U10_6234 17/06668/F 99 Kingsway Bristol BS15 
8AJ 

1 0 1 Site has planning permission and is considered deliverable. 

U10_6235 19/05218/F 16 Mill Lane Bristol BS3 
4DG 

6 0 6 Site has planning permission and is considered deliverable. 

U10_6236 18/04080/COU 4 - 6 Clifton Road Bristol 
BS8 1AG 

1 0 1 Site has prior approval and is considered deliverable. 

U10_6237 18/03249/COU 31 - 33 Alma Vale Road 
Bristol BS8 2HL 

2 0 2 Site has prior approval and is considered deliverable. 

U10_6240 18/03613/F 11 Station Road 
Shirehampton Bristol 
BS11 9TU 

1 0 1 Site has planning permission and is considered deliverable. 

U10_6242 18/04121/F Land adj. 29 Kimberley 
Road Bristol BS16 5AE 

1 0 1 Site has planning permission and is considered deliverable. 

U10_6243 18/05737/COU The Vicarage  Stoke View 
Road Bristol BS16 3AE 

5 0 5 Site has prior approval and is considered deliverable. 

U10_6245 18/03148/F 32 Sandholme Road 
Bristol BS4 3RP 

1 0 1 Site has planning permission and is considered deliverable. 

U10_6246 18/01460/F 130 - 134 East Street 
Bedminster Bristol BS3 
4ET 

2 0 2 Site has planning permission and is considered deliverable. 

U10_6251 17/05816/F 12 Binmead Gardens 
Bristol BS13 9NJ 

2 0 2 Site has planning permission and is considered deliverable. 

U10_6252 18/05741/F Land adj. 1 Green Walk 
Bristol BS4 2SY 

1 0 1 Site has planning permission and is considered deliverable. 

U10_6253 18/00328/F 26 Connaught Road 
Bristol BS4 1LF 

1 0 1 Site has planning permission and is considered deliverable. 

U10_6254 18/05352/F 10 The Drive Hengrove 
Bristol BS14 9JB 

1 0 1 Site has planning permission and is considered deliverable. 
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U10_6256 18/05579/F 2 Gay Elms Road Bristol 
BS13 9AZ 

1 0 1 Site has planning permission and is considered deliverable. 

U10_6257 18/05696/F 25 Rose Green  
Greenbank Road Easton 
Bristol BS5 6HS 

1 0 1 Site has planning permission and is considered deliverable. 

U10_6258 18/04018/F 318-322  Church Road St 
George Bristol BS5 8AJ 

9 0 9 Site has planning permission and is considered deliverable. 

U10_6260 18/05998/F 41 St Johns Crescent 
Bristol BS3 5EL 

1 0 1 Site has planning permission and is considered deliverable. 

U10_6261 18/01326/F 101 Broomhill Road 
Bristol BS4 4RY 

6 0 6 Site has planning permission and is considered deliverable. 

U10_6263 18/03969/F 124 Rose Green Road 
Bristol BS5 7US 

3 0 3 Site has planning permission and is considered deliverable. 

U10_6264 18/06531/F 23 Monsdale Drive 
Bristol BS10 7DY 

1 0 1 Site has planning permission and is considered deliverable. 

U10_6265 18/04579/F 225 Forest Road Bristol 
BS16 3QX 

1 0 1 Site has planning permission and is considered deliverable. 

U10_6266 18/02293/F 11 Francis Road 
Southmead Bristol BS10 
5DZ 

1 0 1 Site has planning permission and is considered deliverable. 

U10_6267 18/02898/F 112 Greenbank Road 
Easton Bristol BS5 6HL 

2 0 2 Site has planning permission and is considered deliverable. 

U10_6268 18/06563/F 5 Duckmoor Road Bristol 
BS3 2DD 

1 0 1 Site has planning permission and is considered deliverable. 

U10_6269 18/03293/F 86 Bedminster Parade 
Bristol BS3 4HL 

8 0 8 Site has planning permission and is considered deliverable. 

U10_6270 18/05624/F 13 Capgrave Close Bristol 
BS4 4TJ 

1 0 1 Site has planning permission and is considered deliverable. 

U10_6271 18/02345/F 6 Athlone Walk Bristol 
BS4 1NB 

1 0 1 Site has planning permission and is considered deliverable. 
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U10_6273 18/04146/F Land To Rear Of 342 
Church Road St George 
Bristol BS5 8AJ 

1 0 1 Site has planning permission and is considered deliverable. 

U10_6274 18/02503/F 185-189 Whitehall Road 
Bristol BS5 9BJ 

2 0 2 Site has planning permission and is considered deliverable. 

U10_6275 18/05792/F 100 Walsh Avenue 
Bristol BS14 9SH 

1 0 1 Site has planning permission and is considered deliverable. 

U10_6276 18/03977/F 190 Church Road St 
George Bristol BS5 8AE 

6 0 6 Site has planning permission and is considered deliverable. 

U10_6277 18/00834/F 18 Burfoote Gardens 
Bristol BS14 8TE 

1 0 1 Site has planning permission and is considered deliverable. 

U10_6278 19/01730/F 31 Crosscombe Drive 
Bristol BS13 0DN 

1 0 1 Site has planning permission and is considered deliverable. 

U10_6279 18/05294/COU Unit 1, The Old Dairy 
Durnford Street Bristol 
BS3 2AW 

6 0 6 Site has prior approval and is considered deliverable. 

U10_6280 18/03875/F 50 Bedminster Parade 
Bristol BS3 4HS 

1 0 1 Site has planning permission and is considered deliverable. 

U10_6281 18/03172/F 83 Highbury Road 
Bedminster Bristol BS3 
5NS 

1 0 1 Site has planning permission and is considered deliverable. 

U10_6283 18/04666/F 296 - 298 Southmead 
Road Bristol BS10 5EN 

2 0 2 Site has planning permission and is considered deliverable. 

U10_6284 18/02775/F 16 Clyde Road Redland 
Bristol BS6 6RP 

1 0 1 Site has planning permission and is considered deliverable. 

U10_6285 18/03765/F Haberfield House 
Hotwell Road Bristol BS8 
4NH 

6 0 6 Site has planning permission and is considered deliverable. 

U10_6286 18/02583/F 487 Whitehall Road 
Bristol BS5 7DA 

1 0 1 Site has planning permission and is considered deliverable. 
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U10_6287 17/06408/F Land Next To 75 City 
Road Bristol BS2 8UQ 

2 0 2 Site has planning permission and is considered deliverable. 

U10_6288 18/05289/COU Unit 5, The Old Dairy 
Durnford Street Bristol 
BS3 2AW 

4 0 4 Site has prior approval and is considered deliverable. 

U10_6289 18/05293/COU Unit 4, The Old Dairy 
Durnford Street Bristol 
BS3 2AW 

1 0 1 Site has prior approval and is considered deliverable. 

U10_6290 18/05296/COU Unit 3, The Old Dairy 
Durnford Street Bristol 
BS3 2AW 

2 0 2 Site has prior approval and is considered deliverable. 

U10_6291 18/05295/COU Unit 2, The Old Dairy 
Durnford Street Bristol 
BS3 2AW 

3 0 3 Site has prior approval and is considered deliverable. 

U10_6292 17/06015/CE 37 Stackpool Road 
Bristol BS3 1NG 

7 0 7 Site has planning permission and is considered deliverable. 

U10_6294 17/03724/F 26-28 Lower Ashley Road 
St Pauls Bristol BS2 9NP 

2 0 2 Site has planning permission and is considered deliverable. 

U10_6295 18/05324/F Avon Cottage Worlds 
End Lane Bristol BS8 4TQ 

1 0 1 Site has planning permission and is considered deliverable. 

U10_6296 18/01522/F 16 Woodcote Road 
Bristol BS16 4DE 

1 0 1 Site has planning permission and is considered deliverable. 

U10_6297 18/02924/P Land Adjacent To 
Headley Park Church St 
Peters Rise Bristol 

3 0 3 Site has planning permission and is considered deliverable. 

U10_6298 18/04605/F 180 Speedwell Road 
Bristol BS5 7SU 

1 0 1 Site has planning permission and is considered deliverable. 

U10_6299 18/03497/F 63 Grove Park Road & 
Land Adjacent Bristol 
BS4 4JH 

1 0 1 Site has planning permission and is considered deliverable. 
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U10_6300 18/06460/F 127 Richmond Road 
Montpelier Bristol BS6 
5EP 

1 0 1 Site has planning permission and is considered deliverable. 

U10_6301 19/00334/F 13 Leinster Avenue 
Bristol BS4 1NH 

1 0 1 Site has planning permission and is considered deliverable. 

U10_6302 18/03011/F 2 Wootton Park Bristol 
BS14 9AQ 

1 0 1 Site has planning permission and is considered deliverable. 

U10_6303 18/06411/F 37 Petherton Road 
Bristol BS14 9BZ 

1 0 1 Site has planning permission and is considered deliverable. 

U10_6304 18/03461/F Flat 1A Boot Lane Bristol 
BS3 4HR 

1 0 1 Site has planning permission and is considered deliverable. 

U10_6305 18/01832/F 12 Giffords Place Bristol 
BS13 7GP 

1 0 1 Site has planning permission and is considered deliverable. 

U10_6306 18/06540/F 57 Nibletts Hill Bristol 
BS5 8TP 

1 0 1 Site has planning permission and is considered deliverable. 

U10_6308 18/05043/F The Old Tabernacle 
Palmyra Road Bristol BS3 
3JQ 

1 0 1 Site has planning permission and is considered deliverable. 

U10_6309 18/06288/F Rear Of 11 Dean Lane 
(Fronting Murray Street) 
Bristol BS3 1DB 

1 0 1 Site has planning permission and is considered deliverable. 

U10_6311 18/05528/FB Edward Bird House 
Gainsborough Square 
Bristol BS7 9XX 

1 0 1 Site has planning permission and is considered deliverable. 

U10_6312 18/06614/F 98 Hotwell Road Bristol 
BS8 4UB 

2 0 2 Site has planning permission and is considered deliverable. 

U10_6313 19/00069/F 93 Rousham Road Bristol 
BS5 6XN 

1 0 1 Site has planning permission and is considered deliverable. 

U10_6314 18/05292/F 23 Birchwood Road 
Bristol BS4 4QL 

1 0 1 Site has planning permission and is considered deliverable. 
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U10_6315 19/02444/F 75 Selbrooke Crescent 
Bristol BS16 2PR 

1 0 1 Site has planning permission and is considered deliverable. 

U10_6319 18/06723/F 75 Sylvia Avenue Bristol 
BS3 5BU 

1 0 1 Site has planning permission and is considered deliverable. 

U10_6320 19/00374/F 371 Bath Road 
Brislington Bristol BS4 
3EU 

1 0 1 Site has planning permission and is considered deliverable. 

U10_6321 19/01769/F 91 Princess Victoria 
Street Bristol BS8 4DD 

1 0 1 Site has planning permission and is considered deliverable. 

U10_6322 19/00474/F 79 Murford Avenue 
Bristol BS13 9JY 

1 0 1 Site has planning permission and is considered deliverable. 

U10_6323 19/03631/COU 3 St Peters Court 
Bedminster Parade 
Bristol BS3 4AQ 

8 0 8 Site has prior approval and is considered deliverable. 

U10_6324 19/01435/P 62 Birchwood Road 
Bristol BS4 4QN 

9 0 9 Site has planning permission and is considered deliverable. 

U10_6325 19/03284/F 83 & 85 Halsbury Road 
Bristol BS6 7ST 

3 0 3 Site has planning permission and is considered deliverable. 

U10_6326 19/02827/F 12 Clifton Park Bristol 
BS8 3BZ 

6 0 6 Site has planning permission and is considered deliverable. 

U10_6327 19/02370/F The Three Crowns 
Blackswarth Road Bristol 
BS5 8AS 

7 0 7 Site has planning permission and is considered deliverable. 

U10_6328 18/06422/F 20 Fir Tree Lane Bristol 
BS5 8TZ 

4 0 4 Site has planning permission and is considered deliverable. 

U10_6329 19/03848/F 23 Broomhill Road 
Bristol BS4 4SQ 

1 0 1 Site has planning permission and is considered deliverable. 

U10_6330 19/00958/F 12 Duncombe Road 
Bristol BS15 1EL 

1 0 1 Site has planning permission and is considered deliverable. 

U10_6331 19/03181/F 2 Merlin Close Bristol 
BS9 3PA 

2 0 2 Site has planning permission and is considered deliverable. 
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U10_6332 18/02607/F 60 Grove Road Coombe 
Dingle Bristol BS9 2RS 

1 0 1 Site has planning permission and is considered deliverable. 

U10_6333 19/02040/F 11 Hollway Road Bristol 
BS14 8PY 

1 0 1 Site has planning permission and is considered deliverable. 

U10_6334 18/03855/F Turnpike Lodge 3A Stoke 
Hill Bristol BS9 1JL 

1 0 1 Site has planning permission and is considered deliverable. 

U10_6335 19/01633/F Kingscourt 102 Kings 
Drive Bristol BS7 8JH 

1 0 1 Site has planning permission and is considered deliverable. 

U10_6336 19/00785/F 100 Kings Drive Bristol 
BS7 8JH 

1 0 1 Site has planning permission and is considered deliverable. 

U10_6337 18/06715/F 41 Nibletts Hill Bristol 
BS5 8TP 

3 0 3 Site has planning permission and is considered deliverable. 

U10_6338 19/01033/F 7 Lorton Road Bristol 
BS10 6DG 

1 0 1 Site has planning permission and is considered deliverable. 

U10_6340 19/01898/F 26 Picton Lane Bristol 
BS6 5PX 

6 0 6 Site has planning permission and is considered deliverable. 

U10_6341 19/01274/F 229 Gloucester Road 
Bishopston Bristol BS7 
8NR 

1 0 1 Site has planning permission and is considered deliverable. 

U10_6342 18/05253/COU Units 3 To 4 Charnwood 
House Marsh Road 
Bristol BS3 2NA 

8 0 8 Site has prior approval and is considered deliverable. 

U10_6343 18/05686/F 3 Grosvenor Road Bristol 
BS2 8XD 

1 0 1 Site has planning permission and is considered deliverable. 

U10_6344 18/06250/F 24 Dursley Road Bristol 
BS11 9XB 

1 0 1 Site has planning permission and is considered deliverable. 

U10_6345 19/01089/F 23 Gosforth Road Bristol 
BS10 6DN 

1 0 1 Site has planning permission and is considered deliverable. 

U10_6346 18/05311/F 11 King Edward Close 
Hengrove Bristol BS14 
0RT 

1 0 1 Site has planning permission and is considered deliverable. 
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U10_6347 18/05731/F 2 Smyth Road Bristol BS3 
2BX 

9 0 9 Site has planning permission and is considered deliverable. 

U10_6348 19/00277/F 7 Hill Crest Bristol BS4 
2UN 

1 0 1 Site has planning permission and is considered deliverable. 

U10_6349 19/00793/F 35 Headley Lane Bristol 
BS13 7QL 

1 0 1 Site has planning permission and is considered deliverable. 

U10_6350 19/03144/F 3 Arbutus Drive Bristol 
BS9 2PH 

1 0 1 Site has planning permission and is considered deliverable. 

U10_6351 19/01284/F 59 St Martins Road 
Bristol BS4 2NH 

1 0 1 Site has planning permission and is considered deliverable. 

U10_6352 19/03979/F 37 Stanley Park Bristol 
BS5 6DT 

1 0 1 Site has planning permission and is considered deliverable. 

U10_6353 19/04861/F 56 St Johns Crescent 
Bristol BS3 5ER 

2 0 2 Site has planning permission and is considered deliverable. 

U10_6354 18/05711/F 19 Lambrook Road 
Bristol BS16 2HA 

2 0 2 Site has planning permission and is considered deliverable. 

U10_6355 19/03140/F Basement Flat 15A Dean 
Lane Bristol BS3 1DB 

1 0 1 Site has planning permission and is considered deliverable. 

U10_6356 19/04005/F 31 Lyppincourt Road 
Bristol BS10 7JF 

1 0 1 Site has planning permission and is considered deliverable. 

U10_6357 19/02397/F 60 West Street St Philips 
Bristol BS2 0BL 

1 0 1 Site has planning permission and is considered deliverable. 

U10_6358 19/03471/F 12 Swane Road Bristol 
BS14 8NQ 

1 0 1 Site has planning permission and is considered deliverable. 

U10_6359 19/03217/CP 52-52A Whiteladies Road 
Bristol BS8 2NH 

2 0 2 Site has planning permission and is considered deliverable. 

U10_6360 19/04300/F 100 Kingshill Road Bristol 
BS4 2SN 

1 0 1 Site has planning permission and is considered deliverable. 

U10_6361 19/02455/F 68 Portview Road Bristol 
BS11 9JF 

1 0 1 Site has planning permission and is considered deliverable. 
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U10_6362 19/01728/F 45 Johnsons Road Bristol 
BS5 9AT 

1 0 1 Site has planning permission and is considered deliverable. 

U10_6363 18/04649/F 181 Bishop Road Bristol 
BS7 8NA 

1 0 1 Site has planning permission and is considered deliverable. 

U10_6364 19/03145/F Land To Rear Of  21 & 23 
Wick Crescent Bristol 
BS4 4HG 

1 0 1 Site has planning permission and is considered deliverable. 

U10_6365 19/02349/F 22A Islington Road 
Bristol BS3 1QB 

1 0 1 Site has planning permission and is considered deliverable. 

U10_6366 19/03318/COU 4 Emery Road Bristol BS4 
5PF 

6 0 6 Site has prior approval and is considered deliverable. 

U10_6367 19/02807/F Kingdom Hall Of 
Jehovahs Witnesses 64 
Hampton Road Bristol 
BS6 6JA 

3 0 3 Site has planning permission and is considered deliverable. 

U10_6368 19/03828/COU 404 Whitehall Road 
Bristol BS5 7BU 

3 0 3 Site has prior approval and is considered deliverable. 

U10_6369 19/05477/F 106 Whiteladies Road 
Bristol BS8 2QY 

1 0 1 Site has planning permission and is considered deliverable. 

U10_6370 19/02483/COU 263A Avonmouth Road 
Bristol BS11 9EN 

2 0 2 Site has prior approval and is considered deliverable. 

U10_6371 19/02751/F 14 Pavey Road Bristol 
BS13 0JX 

2 0 2 Site has planning permission and is considered deliverable. 

U10_6372 19/00649/F Garages Adjacent To 62 
Mansfield Street Bristol 
BS3 5PR 

2 0 2 Site has planning permission and is considered deliverable. 

U10_6373 19/03572/COU 53 Westbury Hill Bristol 
BS9 3AD 

1 0 1 Site has prior approval and is considered deliverable. 

U10_6374 19/02986/F The Vicarage Stoke View 
Road Bristol BS16 3AE 

4 0 4 Site has planning permission and is considered deliverable. 
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U10_6375 18/05616/F St Patricks Church 
Pilemarsh Bristol BS5 
9NT 

4 0 4 Site has planning permission and is considered deliverable. 

U10_6376 18/06663/F Advertising Corner Of Air 
Balloon Road Hillside 
Road Bristol BS5 8LB 

6 0 6 Site has planning permission and is considered deliverable. 

U10_6377 19/00172/F 1 Dorian Close Bristol 
BS7 0XP 

1 0 1 Site has planning permission and is considered deliverable. 

U10_6378 19/01867/F 641 Wells Road 
Hengrove Bristol BS14 
9BE 

1 0 1 Site has planning permission and is considered deliverable. 

U10_6380 18/04892/F 142 Clouds Hill Road 
Bristol BS5 7LQ 

1 0 1 Site has planning permission and is considered deliverable. 

U10_6381 19/04678/COU 267 West Street 
Bedminster Bristol BS3 
3PZ 

1 0 1 Site has prior approval and is considered deliverable. 

U10_6382 19/04050/F 2 Dodisham Walk Bristol 
BS16 2QE 

1 0 1 Site has planning permission and is considered deliverable. 

U10_6383 19/01279/F Land Next To 55 St 
Werburghs Park Bristol 

1 0 1 Site has planning permission and is considered deliverable. 

U10_6384 19/04309/F 16 Great George Street 
City Centre Bristol BS1 
5RH 

1 0 1 Site has planning permission and is considered deliverable. 

U10_6385 19/04880/F 7A & 7B Dean Street & 
30 Cannon Street 
Southville Bristol BS3 
1BB 

2 0 2 Site has planning permission and is considered deliverable. 

U10_6386 19/03478/P 109 - 113 Fishponds 
Road Eastville Bristol BS5 
6PN 

4 0 4 Site has planning permission and is considered deliverable. 

U10_6387 19/05004/F 106 Whiteladies Road 
Bristol BS8 2QY 

1 0 1 Site has planning permission and is considered deliverable. 
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U10_6388 19/04332/F 55 Downend Road 
Fishponds Bristol BS16 
5AR 

1 0 1 Site has planning permission and is considered deliverable. 

U10_6389 19/01308/F 61 Old Market Street 
Bristol BS2 0EJ 

3 0 3 Site has planning permission and is considered deliverable. 

U10_6390 19/04031/F Land To Side Of 16 Tyler 
Street Bristol BS2 0LR 

1 0 1 Site has planning permission and is considered deliverable. 

U10_6391 19/03645/F 2 Emery Road Bristol BS4 
5PN 

8 0 8 Site has planning permission and is considered deliverable. 

U10_6392 19/04568/F 2 Leda Avenue Bristol 
BS14 9DG 

1 0 1 Site has planning permission and is considered deliverable. 

U10_6393 19/04537/F 19 Bourne Close Bristol 
BS15 8AY 

1 0 1 Site has planning permission and is considered deliverable. 

U10_6394 19/04079/F 19 St Nicholas Road 
Bristol BS2 9JX 

2 0 2 Site has planning permission and is considered deliverable. 

U10_6395 19/05096/F Former Macey Rewinds 
And Land On North Side 
Of Franklyn Street Bristol 

6 0 6 Site has planning permission and is considered deliverable. 

U10_6396 19/05577/FB Flat 25 Canynge House 
Prewett Street Bristol 
BS1 6RF 

1 0 1 Site has planning permission and is considered deliverable. 

U10_6397 19/04409/F 40 St Andrews Road 
Montpelier Bristol BS6 
5EH 

1 0 1 Site has planning permission and is considered deliverable. 

U10_6398 19/04394/F The Old Coach House 7 
Dongola Avenue Bristol 
BS7 9HG 

5 0 5 Site has planning permission and is considered deliverable. 

U10_6399 19/00479/P Grove Hall 249 Charlton 
Road St George Bristol 
BS15 1LT 

8 0 8 Site has planning permission and is considered deliverable. 
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U10_6400 19/05525/F Land And Garage Next 
To 36 Monmouth Street 
Bristol 

1 0 1 Site has planning permission and is considered deliverable. 

U10_6401 19/02586/F 149-155 Church Road 
Redfield Bristol BS5 9LA 

3 0 3 Site has planning permission and is considered deliverable. 

U10_6402 18/02066/P Former Public 
Conveniences Lawrence 
Hill Bristol 

3 0 3 Site has planning permission and is considered deliverable. 

U10_6403 18/03956/F 1 Witch Hazel Road 
Bristol BS13 0QQ 

1 0 1 Site has planning permission and is considered deliverable. 

U10_6404 19/00567/F 74 St Marys Road Bristol 
BS11 9PF 

1 0 1 Site has planning permission and is considered deliverable. 

U10_6405 19/02131/F 4 Woodfield Road Bristol 
BS6 6JQ 

1 0 1 Site has planning permission and is considered deliverable. 

U10_6406 19/00709/F Electricity Sub Station 
Glaisdale Road Bristol 

1 0 1 Site has planning permission and is considered deliverable. 

U10_6407 19/01564/F 15 Richmond Terrace 
Clifton Bristol BS8 1AA 

1 0 1 Site has planning permission and is considered deliverable. 

U10_6408 19/01954/P Land Rear Of 151 To 153 
Broadlands Drive Bristol 

4 0 4 Site has planning permission and is considered deliverable. 

U10_6409 19/03841/F 55 Old Market Street 
Bristol BS2 0ER 

1 0 1 Site has planning permission and is considered deliverable. 

U10_6410 19/01202/F 25 Nags Head Hill Bristol 
BS5 8LN 

1 0 1 Site has planning permission and is considered deliverable. 

U10_6411 19/04360/F 46 Downs Park West 
Bristol BS6 7QL 

1 0 1 Site has planning permission and is considered deliverable. 

U10_6412 18/02548/F 7-29 Wilder Street 1-3 
Backfields And Land At 
Corner Of Backfields And 
Upper York Street  
Bristol BS2 8PU 

1 0 1 Site has planning permission and is considered deliverable. 
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U10_6413 19/05007/COU 4th Floor Building 2 
Newfoundland Court 31 - 
49 Newfoundland Circus 
Bristol BS2 9AP 

5 0 5 Site has prior approval and is considered deliverable. 

U10_6414 19/02878/F 143 Bishopsworth Road 
Bristol BS13 7JR 

1 0 1 Site has planning permission and is considered deliverable. 

U10_6415 19/04100/F 128 Lacey Road Bristol 
BS14 8ND 

1 0 1 Site has planning permission and is considered deliverable. 

U10_6416 19/02144/F 118 Redland Road Bristol 
BS6 6QT 

1 0 1 Site has planning permission and is considered deliverable. 

U10_6417 19/01342/F 68 Oakfield Road Bristol 
BS8 2BG 

4 0 4 Site has planning permission and is considered deliverable. 

U10_6418 19/03759/F 70 Alma Road Bristol BS8 
2DJ 

1 0 1 Site has planning permission and is considered deliverable. 

U10_6419 18/05596/P Land Adjacent To 721 
Bishport Avenue Bristol 

4 0 4 Site has planning permission and is considered deliverable. 

U10_6420 18/06511/F 55 Springfield Road 
Bristol BS6 5SW 

2 0 2 Site has planning permission and is considered deliverable. 

U10_6421 18/03853/F 50 Napier Road Eastville 
Bristol BS5 6NX 

1 0 1 Site has planning permission and is considered deliverable. 

U10_6422 19/01294/CP 136 Whiteladies Road 
Bristol BS8 2RS 

2 0 2 Site has planning permission and is considered deliverable. 

U10_6423 17/03640/F 47-49 Summerhill Road 
Bristol BS5 8HQ 

6 0 6 Site has planning permission and is considered deliverable. 

U10_6424 19/00916/F 89 Bridgwater Road 
Bristol BS13 7AX 

1 0 1 Site has planning permission and is considered deliverable. 

U10_6425 18/03929/F 7A Bell Hill Road Bristol 
BS5 7LT 

4 0 4 Site has planning permission and is considered deliverable. 
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U10_6426 18/03832/F Land Rear Of 8 
Pennywell Road Bristol 
BS5 0TN 

8 0 8 Site has planning permission and is considered deliverable. 

U10_6427 19/01956/F 226 Sturminster Road 
Bristol BS14 8EP 

1 0 1 Site has planning permission and is considered deliverable. 

U10_6428 19/02259/F 27 North Street 
Bedminster Bristol BS3 
1EN 

1 0 1 Site has planning permission and is considered deliverable. 

U10_6429 19/04478/F 85 Highbury Road 
Bedminster Bristol BS3 
5NS 

1 0 1 Site has planning permission and is considered deliverable. 

U10_6430 19/05929/COU 11B Ambra Vale West 
(Workshop) Bristol BS8 
4RD 

1 0 1 Site has prior approval and is considered deliverable. 

U10_6431 19/05850/COU 143 St Peters Rise Bristol 
BS13 7ND 

1 0 1 Site has prior approval and is considered deliverable. 

U10_6432 19/05032/F Land At 33 West Town 
Lane Brislington Bristol 
BS4 5DA 

1 0 1 Site has planning permission and is considered deliverable. 

U10_6433 19/05498/F 52 Marmion Crescent 
Bristol BS10 7PA 

1 0 1 Site has planning permission and is considered deliverable. 

U10_6434 19/05143/F 73 St Aidans Road Bristol 
BS5 8RW 

3 0 3 Site has planning permission and is considered deliverable. 

U10_6435 19/05371/F 50 Gibson Road Bristol 
BS6 5SG 

2 0 2 Site has planning permission and is considered deliverable. 

U10_6436 19/05895/COU 145 Staple Hill Road 
Bristol BS16 5AG 

1 0 1 Site has prior approval and is considered deliverable. 

U10_6437 19/03598/F 7 Dingle Road Bristol BS9 
2LN 

1 0 1 Site has planning permission and is considered deliverable. 

U10_6438 19/03672/F 168 Landseer Avenue 
Bristol BS7 9YS 

1 0 1 Site has planning permission and is considered deliverable. 
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U10_6439 19/04856/F 204 Marksbury Road 
Bristol BS3 5LF 

2 0 2 Site has planning permission and is considered deliverable. 

U10_6440 18/05853/F Land At Corner Of Hope 
Chapel Hill And South 
Green Street  Bristol 

1 0 1 Site has planning permission and is considered deliverable. 

U10_6441 19/02071/F 85 - 87 Stapleton Road 
Easton Bristol BS5 0QF 

3 0 3 Site has planning permission and is considered deliverable. 

U10_6442 19/03664/F 19 Knole Lane Bristol 
BS10 6SD 

1 0 1 Site has planning permission and is considered deliverable. 

U10_6443 19/04105/F 30 St Johns Lane Bristol 
BS3 5AD 

1 0 1 Site has planning permission and is considered deliverable. 

U10_6444 19/05363/F 81 - 83 Bell Hill Road 
Bristol BS5 7LY 

1 0 1 Site has planning permission and is considered deliverable. 

U10_6445 19/00019/F 5A Dowry Square Bristol 
BS8 4SH 

2 0 2 Site has planning permission and is considered deliverable. 

U10_6446 18/05051/F 7 High Street Clifton 
Bristol BS8 2YF 

1 0 1 Site has planning permission and is considered deliverable. 

U10_6448 18/01818/F The Pineapple 37 St 
Georges Road Bristol BS1 
5UU 

6 0 6 Site has planning permission and is considered deliverable. 

U10_6449 19/00743/COU 172 Wells Road 
Totterdown Bristol BS4 
2AL 

6 0 6 Site has prior approval and is considered deliverable. 

U10_6450 18/06394/F 14 Redford Walk Bristol 
BS13 8SB 

1 0 1 Site has planning permission and is considered deliverable. 

U10_6451 19/01099/F 41 Troopers Hill Road 
Bristol BS5 8BW 

1 0 1 Site has planning permission and is considered deliverable. 

U10_6452 19/02016/F 16 Portland Square 
Bristol BS2 8SJ 

8 0 8 Site has planning permission and is considered deliverable. 

U10_6453 19/04530/COU 271 Whitehall Road 
Bristol BS5 7BH 

1 0 1 Site has prior approval and is considered deliverable. 
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U10_6454 18/06126/F 29 Hobhouse Close 
Bristol BS9 4LZ 

1 0 1 Site has planning permission and is considered deliverable. 

U10_6455 19/00903/F Land To Rear 67 Bryants 
Hill Bristol BS5 8QZ 

1 0 1 Site has planning permission and is considered deliverable. 

U10_6456 19/02512/COU 60A High Street 
Shirehampton Bristol 
BS11 0DJ 

1 0 1 Site has prior approval and is considered deliverable. 

U10_6457 19/02594/F Basement Floor 11 
Berkeley Square Bristol 
BS8 1HG 

1 0 1 Site has planning permission and is considered deliverable. 

U10_6460 19/02820/P 32 Comb Paddock Bristol 
BS9 4UG 

1 0 1 Site has planning permission and is considered deliverable. 

U10_6461 19/01791/F 5 Hollymead Lane Bristol 
BS9 1LN 

1 0 1 Site has planning permission and is considered deliverable. 

U10_6462 19/03595/F Site At 6 Embleton Road 
& 2 Staveley Crescent 
Bristol BS10 6DS 

1 0 1 Site has planning permission and is considered deliverable. 

U10_6463 18/06732/F 92 Ridgeway Lane Bristol 
BS14 9PH 

1 0 1 Site has planning permission and is considered deliverable. 

U10_6464 19/04827/COU 44 Coldharbour Road 
Bristol BS6 7NA 

1 0 1 Site has prior approval and is considered deliverable. 

U10_6465 18/05464/F 115 Greenway Bush Lane 
Bristol BS3 1SG 

1 0 1 Site has planning permission and is considered deliverable. 

U10_6466 19/01555/F 114 Moorlands Road 
Fishponds Bristol  BS16 
3LQ 

1 0 1 Site has planning permission and is considered deliverable. 

U10_6467 19/04832/COU 46 Coldharbour Road 
Bristol BS6 7NA 

1 0 1 Site has prior approval and is considered deliverable. 

U10_6468 19/00642/F 278-282 Church 
Road(Land To The Rear 

2 0 2 Site has planning permission and is considered deliverable. 
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Of 278 To 282) St George 
Bristol BS5 8AH 

U10_6469 19/02424/F 106 Jersey Avenue 
Bristol BS4 4QZ 

1 0 1 Site has planning permission and is considered deliverable. 

U10_6470 19/04148/F 35 Sydenham Hill Bristol 
BS6 5SL 

1 0 1 Site has planning permission and is considered deliverable. 

U10_6471 18/06149/F 47 Bedminster Down 
Road Bristol BS13 7AB 

3 0 3 Site has planning permission and is considered deliverable. 

U10_6472 18/06565/F 15 Kellaway Avenue 
Bristol BS6 7XP 

1 0 1 Site has planning permission and is considered deliverable. 

U10_6473 19/01938/F Land To The Rear Of 7 
Stephen Street, Fronting 
Victoria Parade. 

1 0 1 Site has planning permission and is considered deliverable. 

U10_6474 18/06204/F 26 Chester Park Road 
Bristol BS16 3RQ 

1 0 1 Site has planning permission and is considered deliverable. 

U10_6475 19/01339/F 1 Dorester Close Bristol 
BS10 6PB 

1 0 1 Site has planning permission and is considered deliverable. 

U10_6476 18/05934/F 10 Eldon Terrace Bristol 
BS3 4NZ 

1 0 1 Site has planning permission and is considered deliverable. 

U10_6478 19/01770/F 74 Savoy Road Bristol 
BS4 3SY 

1 0 1 Site has planning permission and is considered deliverable. 

U10_6479 19/03339/F Land At Rear Of 70 & 72 
North Street Bedminster 
Bristol BS3 1HJ 

1 0 1 Site has planning permission and is considered deliverable. 

U10_6480 19/00542/F Land To The Rear Of 1A  
Clouds Hill Avenue 
Bristol BS5 7JD 

1 0 1 Site has planning permission and is considered deliverable. 

U10_6481 19/04416/F 61 Pembroke Road 
Shirehampton Bristol 
BS11 9SA 

1 0 1 Site has planning permission and is considered deliverable. 
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U10_6482 19/03845/F 262 Romney Avenue 
Bristol BS7 9TD 

1 0 1 Site has planning permission and is considered deliverable. 

U10_6483 19/03552/F 9 Filton Avenue Bristol 
BS7 0AQ 

1 0 1 Site has planning permission and is considered deliverable. 

U10_6484 19/02162/F 93 Cotham Brow Bristol 
BS6 6AS 

1 0 1 Site has planning permission and is considered deliverable. 

U10_6485 19/01988/F 84 Toronto Road Bristol 
BS7 0JT 

1 0 1 Site has planning permission and is considered deliverable. 

U10_6486 19/04027/COU Unit A 6 Clifton Road 
Bristol 

2 0 2 Site has prior approval and is considered deliverable. 

U10_6487 94/00025/F 4 Berchel House, 
Catherine Mead Street 
BS3 1XF 

1 0 1 Site has planning permission and is considered deliverable. 

       

TOTAL DWELLINGS   10,579 1,518 12,097 
 

 



Bristol Housing Delivery Test Action Plan 
July 2021 
 

Introduction 
 
Bristol City Council has a strong commitment to delivering new homes.  This focus is 
highlighted in our target of delivering 2,000 new homes each year. Between 2006 and 2020 
24,669 homes were delivered, greatly exceeding the annual requirement in the existing 
Bristol Local Plan.  The number of homes with planning permission continues to grow and in 
March 2020 there were planning permissions and sites agreed subject to s106 agreements 
in place to enable the delivery of a further 12,750 homes (see figure 1 below).  Our Local 
Plan review sets out a strategy for growth and regeneration that will see the delivery of 
thousands more new homes in mixed use developments. 
 
Figure 1: Dwellings with planning permission or agreed subject to s106 in Bristol 
Source: Bristol City Council 

 
 
A new Spatial Development Strategy is being prepared for the West of England Combined 
Authority.  This will set the planning policy for the number of new homes to be delivered in 
the city.  Until then the Government’s standard method is used to calculate housing needs.  
This method results in Bristol having a very high level of calculated need which means, in the 
absence of a strategic plan to distribute housing delivery across the region, that the entirety 
of the standard method figure is directed to Bristol.  This has led to a statistical shortfall in 
housing land supply, including the need for a Housing Delivery Test Action Plan.  
 
Meanwhile, Bristol City Council is pressing ahead with its active programmes and policies for 
boosting the supply of homes in the city.  This document explains the actions the council is 
taking to create new homes. 
 

Housing Delivery Test consequences  
 
The Housing Delivery Test is an annual measurement of housing delivery produced by the 
Ministry of Housing, Communities and Local Government (MHCLG).  The three 
consequences of the Housing Delivery Test results are set out in the National Planning Policy 
Framework (NPPF).  The three consequences are summarised below.  
 



1. Where the Housing Delivery Test indicates that delivery has fallen below 95% of the 
local planning authority’s housing requirement over the previous three years, the 
authority should prepare an action plan in line with national planning guidance, to 
assess the causes of under-delivery and identify actions to increase delivery in future 
years.  

 
2. The five year housing land supply should in addition include a buffer of 20% where 

there has been significant under delivery of housing over the previous three years 
this is measured against the Housing Delivery Test where this indicates that delivery 
was below 85% of the housing requirement. 

 
3. The presumption in favour of sustainable development should be applied to 

decisions for planning applications involving the provision of housing where the 
Housing Delivery Test indicates that the delivery of housing was substantially below 
(less than 75% of) the housing requirement over the previous three years.  This 
means that the policies which are most important for determining the application 
are deemed out-of-date.  However, a recent planning appeal decision has confirmed 
that the fact that policies have to be considered out-of-date does not mean that they 
can carry no weight.  To carry weight, policies must be consistent with the NPPF and 
the closer the policies in the plan are to the policies in the NPPF, the greater the 
weight that may be given to them.  As such, it is perfectly possible for policies which 
are deemed out-of-date for reasons of an inadequate housing land supply to still 
carry significant weight. 

 
Housing Delivery Test results 
 
The first 2018 Housing Delivery Test results were published by MHCLG on 19th February 
2019; the 2019 results on 13th February 2020; and the 2020 results on 19th January 2021. 
 
The 2018 results showed that Bristol had achieved 99% of the requirement and therefore 
there were no consequences arising from the Housing Delivery Test.   
 
The 2019 results showed that Bristol had achieved 87% of the requirement and was 
therefore expected to produce an action plan within six months of the publication of the 
results.  The Housing Delivery Test Action Plan was published on the Bristol City Council 
website on 13th August 2020.  This report updates the action plan first published in 2020. 
 
The 2020 Housing Delivery Test results showed that Bristol had achieved 72% of the 
requirement and therefore all three of the Housing Delivery Test consequences applied to 
Bristol – prepare an action plan (below 95% of the requirement); apply the 20% buffer to 
the five year housing land supply (below 85% of the requirement); and apply the 
presumption in favour of sustainable development (below 75% of the requirement).   

 
Five year housing land supply assessment 
 
We published a  Five Year Housing Land Supply Assessment 2020 to 2025 in June 2021.  This report 
shows that Bristol has a 3.7 year supply of housing land and therefore cannot demonstrate a 
five year housing land supply.  Under the NPPF this also means that the presumption in 
favour of sustainable development should be applied to decisions for planning applications 
involving the provision of housing. 
 
 

https://acp.planninginspectorate.gov.uk/ViewDocument.aspx?fileid=41195912
https://eur03.safelinks.protection.outlook.com/?url=https%3A%2F%2Fwww.bristol.gov.uk%2Fstatistics-census-information%2Fland-use-development-and-planning-policy-research&data=04%7C01%7C%7C131cbcc6738a465a0c8e08d947787021%7C6378a7a50f214482aee0897eb7de331f%7C0%7C0%7C637619404864074211%7CUnknown%7CTWFpbGZsb3d8eyJWIjoiMC4wLjAwMDAiLCJQIjoiV2luMzIiLCJBTiI6Ik1haWwiLCJXVCI6Mn0%3D%7C1000&sdata=E9D%2BSGr65PhXsj5TwCPru5ulAxHofDNqZOgfxo3X%2BWM%3D&reserved=0


Housing Delivery Test Action Plan guidance 
 

Guidance on the production of Housing Delivery Test Action Plans has been produced by 
MHCLG as part of the suite of Planning Practice Guidance.   
 
This plan is set out in two parts: 
 

Part 1: Delivery analysis 
Part 2: Actions to support housing delivery 

 

The data in this plan is based on land-use monitoring up to 31st March 2020.   

 
Part 1: Delivery analysis 
 
Housing Delivery Test calculation 
 
The 2020 Housing Delivery Test requirement for Bristol includes the use of the MHCLG Local 
Housing Need based on the standard method for the calculation.   The three-year Housing 
Delivery Test requirement for the period 2017 to 2020 was 6,505.  The requirement used 
the 2014-based household projection for 2018/19, as part of the transitional arrangements, 
and the standard method for both 2018/19 and 2019/20.  The standard method is based on 
outdated DCLG 2014-based household projections.  The use of the 2014-based projections 
overstates the housing need as it does not reflect more recent demographic trends.  The 
housing supply measured by MHCLG was 4,703 over the period 2017 to 2020.  This has 
produced a Housing Delivery Test result of 72%. 
 

Housing delivery 
 
Figure 2 shows that whilst there has been a recovery in dwelling completions since 2012/13, 
following the global financial crisis in 2007-2008, there has been a downward trend in 
completions over the last three years. Patterns of housing delivery in Bristol appear to be 
closely related to the state of the economy and the housing market. 
 

Figure 2: Dwelling completions per year (net) in Bristol 2006-2020 
Source: Bristol City Council  

 
 
 
 



 
Even though the number of dwelling completions figures has fallen, the number of homes 
with planning permission continues to grow and in March 2020 there were planning 
permissions and sites agreed subject to s106 agreements in place to enable the delivery of a 
further 12,750 homes (see Figure 1).  This suggests that the available capacity for new 
homes is not being delivered by the housing sector, possibly due to economic uncertainties.  
 
The most significant potential causes of the failure to deliver the homes required in Bristol 
appears to be the inability of the housebuilding industry to deliver the planning permissions 
which have been granted and increased uncertainty in the market due to Brexit and Covid-
19. 
 
The biggest immediate impact on housing delivery both within Bristol and nationally comes 
from the combined effects of Brexit and the Covid-19 pandemic.  The construction sector is 
seeing a significant increase in costs of materials, supply chain delays, and delays on site 
through the availability of construction workers. 
 

Part 2: Actions to support housing delivery 
 
This Housing Delivery Test Action Plan summarises the actions Bristol City Council is taking 
to boost housing delivery and show how we aim to achieve our target of 2,000 homes per 
year.  

 
Development planning  
 
Bristol and neighbouring authorities in the West of England are prioritising the delivery of 
updated Local Plans and the West of England Combined Authority Spatial Development 
Strategy (SDS).  These will support the delivery of new homes in the area. 
 
Spatial Development Strategy (SDS) 
 

The West of England Combined Authority is developing a Spatial Development Strategy 
(SDS) covering the area of Bath and North East Somerset, Bristol, and South Gloucestershire, 
in collaboration with the local councils. The SDS will set out the vision for how people will 
live, work, and play in the West of England over the next 20 years and will help deliver the 
commitment to achieve carbon neutrality by 2030.  The key objective of the SDS is for clean, 
inclusive recovery and growth for the region.  It will influence where the homes and jobs in 
each local area will go and will be important in shaping future decisions on development 
and creating sustainable places.   
 
In November 2020 the West of England Combined Authority asked people living and 
working in the West of England for their views about the future of the region.  The Future of 
the Region survey was carried out between 3rd November and 14th December 2020.  A total 
of 1,329 individuals and organisations took part in the engagement and shared their views.  
The survey was an informal engagement exercise and the responses were the first step in 
developing a draft of the SDS (alongside evidence and studies).  Once the draft SDS is 
prepared it will be subject to a full statutory consultation for 12 weeks, providing an 
opportunity to formally comment on the proposed plan.   
 
The anticipated timetable for the SDS is that statutory consultation will take place in Spring 
2022, with final submission to the Secretary of State in early autumn 2022, enabling an 
Inspectors’ report to be expected in Spring 2023 and publication (adoption) as soon as 
possible thereafter.  

https://www.westofengland-ca.gov.uk/spatial-development-strategy/


 
The SDS will set out how any unmet needs for housing in the West of England Combined 
Authority area will be addressed on a strategic basis.  It will provide the housing 
requirement for each of the constituent local authorities which will then be the basis for 
future housing supply calculation, including calculations of the housing delivery test.  
 
Bristol Local Plan 
 
Bristol has an adopted suite of development plan documents.  The adopted Bristol Local 
Plan comprises of the Core Strategy (adopted June 2011), the Site Allocations and 
Development Management Policies (adopted July 2014) and the Bristol Central Area Plan 
(adopted March 2015).  These documents contain site allocations which enabled the 
delivery of over 8,000 new homes.   
 
Work to review the Local Plan is continuing and public consultations took place between 
February and April 2018 and March and May 2019.  Progress has been delayed by the 
withdrawal of the Joint Strategic Plan and the commencement of the West of England 
Combined Authority Spatial Development Strategy.  The anticipated timetable for reviewing 
the Bristol Local Plan is as follows: 
 

2020 New studies and evidence. On-going call for sites. 

2021 Consultation on issues and options for development (Regulation 18). 

2022 Publication version to be approved and made available for comment 
(Regulation 19). 

2023 Examination by planning inspector. New local plan to be adopted 
(Autumn 2023). 

 
The Bristol Local Plan Review (March 2019) includes proposals for the delivery of at least 
33,500 homes by 2036.  It sets out growth and regeneration areas with capacity for 
delivering over 11,500 new homes, 70 development allocations with the potential for a 
further 4,400 homes and policies which prioritise sustainable housing development as part 
of a strategic of inclusive growth. Bristol is keen to see this plan progressed as quickly as 
possible. Timely delivery of the West of England Combined Authority Spatial Development 
Strategy will be central to achieving this ambition.  
 
Progressing Bristol’s Development was published in October 2020, this is a statement about 
planning in Bristol which shows how we will aim, when making planning and development 
decisions, to balance existing local plan policies with our emerging plans, new evidence, 
changes to national planning policy and evolving development issues across the city. 

 
Bristol City Council housing delivery 
 
In March 2017 the city council Cabinet approved the adoption and implementation of the 
city’s own Housing Delivery Plan for regeneration and new homes.  This established a new 
approach to accelerating housing delivery in the city.  The plan introduced improvements to 
city-wide systems to facilitate increased delivery of homes by developers; and changes to 
Bristol City Council’s internal development process to accelerate the delivery of housing on 
council owned land.   
 
  

https://www.bristol.gov.uk/planning-and-building-regulations/local-plan
https://www.bristol.gov.uk/planning-and-building-regulations/local-plan
https://www.bristol.gov.uk/documents/20182/4727982/Progressing+Bristol%27s+Development+Oct+2020+-+web+accessible+version.pdf/827f1166-fb01-f37e-a663-a6f6da457a9b
https://www.bristol.gov.uk/housing/regeneration-new-homes


Five key actions to be taken by the council were identified to improve the housing delivery 
system: 
 

a) Creation of a single, multi-disciplinary Housing Delivery Team; 
b) Active management of a single annual housing delivery programme; 
c) Simplified strategic governance and decision-making; 
d) Interventions to remove barriers and accelerate delivery; and 
e) Revised key policy and guidance documents change be adopted and implemented. 

 
Funding 
 
The City Council directly invests significant financial support into its Housing Delivery 
Programme, including support to implement a new housing delivery vehicle (Goram 
Homes), funding for projects related to the council’s Housing Infrastructure Fund and direct 
funding support for the delivery of affordable homes. 
 
The Affordable Housing Grant Funding Programme was established as the council recognises 
that the provision of grants directly to Registered Providers helps support an increase in 
overall affordable housing supply. 
 
Structure and governance 
 
The council has made the Director Development of Place, within Growth & Regeneration, 
the lead Director responsible for housing delivery targets.  
 
A dedicated Housing Delivery Team was established in (2017).  This multi-disciplinary team 
is responsible for delivering an ambitious annual target of building 2,000 homes and 
meeting the Mayoral aspiration that 1,000 affordable homes will be delivered a year by 
2024/25. The Housing Delivery Team works across the council and with external partners to 
deliver an annual housing delivery programme with performance targets.  The Housing 
Delivery Team focusses on accelerated delivery of priority development sites which are 
agreed annually.  The team commissions professionals and support services for housing 
development including property, legal, highways, planning and city design.  This is to ensure 
housing delivery is directly supported with dedicated professional services. 
 
A Housing Delivery Board (HDB) has been established, chaired by the Executive Director of 
Growth and Regeneration to monitor performance and oversee delivery of the ambitious 
targets.  The HDB considers progress on all the housing sites in the city and acts to 
overcome any constraints on delivery.  A number of specialist sub-working groups feed into 
this. 
 
The Council’s Housing Strategy and Enabling Team sits within Housing Delivery Team and 
focusses on maximising delivery of affordable homes in the City.  It does this by working in 
collaboration with Development Management to secure planning policy requirements for 
affordable housing and with Planning Policy to develop the framework for the delivery of 
affordable homes, supporting the Council’s housing association partners to bring forward 
their own sites, leading on the community led housing programme and administering the 
Council Affordable Housing Grants programme. 
 
The Construction and Development Team also sits with the Housing Delivery Team and 
focuses on the delivery of new homes under its HRA development programme and the 
strategic master planning and place making of specific areas within the city. 



Housing Programme 
 
The Housing Delivery Team is responsible for delivering the Housing Programme; this 
includes enabling, direct delivery/acquisition, grant funding, land release, and place making. 
 

Lockleaze 
 
A number of housing development sites are being progressed in Lockleaze through working 
with Registered Providers, HRA Delivery and Goram Homes. This includes:  

 Shaldon Road where United Communities are working with Bristol Community Land 
Trust to deliver 50 affordable homes; 

 Bonnington Walk, where the council has worked to deliver 185 modular homes with 
Legal and General via the Housing Festival; 

 An outline planning application has also been submitted for homes at the Lockleaze 
Day Centre and Blake Day Centre; 

 Romney House, where the Council secured outline planning; and this site is now 
being taken forwards by Goram Homes in partnership with Vistry. 

 
Southmead 
 
In Southmead negotiations are ongoing to implement regeneration including the delivery of 
Glencoyne Square which has planning permission for 120 new homes. 
 
Hengrove Park 
 
The council is progressing phase two of the Hengrove Park scheme which will deliver 1,435 new 
homes as part of a mixed use development, in a phased delivery programme over the next 5 to 10 
years.  Outline Planning Permission has been granted and a procurement process is now underway 
to select a Development Partner.  
 
Once the Development Partner is appointed (by January 2022), the final phasing programme for 
delivering the overall Masterplan development will be agreed, and a Reserved Matters planning 
application will be submitted for the first phase in early 2022.  A planning application has already 
submitted by the Housing Delivery Team for an initial 53 homes on the ‘Eastern Bookend’ site off 
Hengrove Boulevard, which will form part of the Development Partners’ first phase of development 
to deliver the wider Hengrove Park Masterplan. 

 
Knowle West 
 
The Council worked with the community on the Knowle West Regeneration Framework. This led to a 
series of sites being allocated within Bristol’s Local Plan in 2014. The Housing Delivery Team have 
been working with the community and other City partners to deliver housing here. This includes: 

 HRA Delivery (see below) on several sites to deliver new Council homes such as Leinster 
Avenue (planning recently approved for 71 new Council homes); 

 Airport Road ‘BokLok’ development with 173 new homes under construction; 

 Work on regenerating Filwood Broadway including changes to the public realm and other 
key sites. 

  

https://www.bristol.gov.uk/housing/lockleaze-housing-developments
https://www.bristol.gov.uk/housing/southmead-regeneration
https://www.bristol.gov.uk/housing/plans-for-hengrove
https://www.bristol.gov.uk/housing/knowle-west-regeneration-framework


Housing Revenue Account (HRA) delivery - New Council Homes Programme 
 
Bristol City Council has retained its housing stock and currently owns, manages, and 
maintains around 28,000 homes across the city. 
 
Since the Government lifted the borrowing cap for Local Authorities, it has allowed us to 
borrow more to invest and increase the size of our new build affordable housing 
programme. 
 
The Housebuilding Programme is a rolling programme with ambitions over the coming years 
to double its size. The programme is funded mainly by the use of reserves and prudential 
borrowing in our Housing Revenue Account (HRA), together with the use of Right to Buy 
Receipts, Homes England Grant, and in some cases, cross-subsidy generated from the sales 
of open-market homes. 
 
Work on this programme began in 2014, with the aim of utilising smaller brownfield and 
back-land sites across the city to provide new, high quality affordable homes for the people 
of Bristol. 
 
By focussing on such sites we aim to: 
 

 Make the best use of land we already own and reduce the cost of development; 

 Improve areas for local communities; 

 Address the demand for housing, especially affordable housing in Bristol; and 

 Reduce instances of anti-social behaviour that derelict sites can attract. 
 
In order to scale up our activity, our future housebuilding programme will start to look at 
larger development opportunities with an introduction of homes for shared ownership (part 
rent/part buy). We will also be adding new work streams to our housebuilding programme 
through the acquisition of Section 106 homes from developers, the commencement of an 
estate regeneration programme, and the `buy-back’ of former Right to Buy properties. 
 
A significant number of homes are being delivered through the Housing Revenue Account.  
133 homes at Ashton Rise have now been completed, taking the total number of new 
homes built since the programme began to over 200 with a further 223 homes on five sites 
benefitting from planning permission, 152 of which are due to commence on site this year 
and  anticipated will be completed in 2024.  Planning applications have also been submitted 
on sites at New Kingsland United Reformed Church, Kingswear Road and Land at Branwhite 
Close with the submission of planning applications on a further seven sites anticipated over 
the coming months, and additional design work and consultation planned on a further three 
sites. Other housing sites are being progressed via the Innovate UK Bid. 
 

Bristol Housing Festival 
 
The Bristol Housing Festival is a five year project (2018-2023) exploring innovative solutions 
to the housing crisis.  The Festival has piloted a number of projects across the city in 
partnership with the city council and other organisations.  These include hosting events, 
round table discussions and public exhibitions of the latest innovation in off-site 
manufacturing solutions and modern methods of construction.  
  

https://www.bristol.gov.uk/housing/new-council-homes
https://www.bristol.gov.uk/housing/new-council-homes
https://www.bristolhousingfestival.org.uk/


Innovate UK grant - Modern Methods of Construction 
 
In January 2020 a partnership including Bristol City Council was awarded an Innovate UK 
grant of £3million to trial new methods of house building.  The project aims to unlock the 
current barriers to delivery and enable the council and its partners to examine how using 
Modern Methods of Construction (MMC) can help to reduce the costs of housing 
production and increase the speed of delivery.  The project is a partnership between Bristol 
City Council, the Bristol Housing Festival, YTKO, the British Research Establishment and nine 
leading modular housing companies.  There are three parts to the successful bid: 
demonstrator sites; council innovation enabling model; and a digital optioneering toolkit. 
 

Local housing company (Goram Homes) 
 
Goram Homes was founded in 2018 by Bristol City Council to increase the provision of new 
homes in the city and to meet affordable housing requirements without compromising on 
build quality.  The company’s ambition is to develop 2,500 homes in Bristol by 2025.  
 
The company works in partnership with the council and private sector on commercial 
projects that will deliver appropriate financial returns to its shareholder, Bristol City Council.  
The city council will then re-invest returns back into Goram Homes to deliver more homes 
for the people of Bristol.  Goram Homes is a subsidiary of Bristol Holding Ltd, wholly owned 
by Bristol City Council. 
 
Goram Homes are dedicated to providing high quality, well designed, homes and creating 
developments that help people thrive.  Goram Homes will actively create opportunities for 
apprenticeships and work experience, and use local labour and local supply chain partners 
wherever possible.  
 
In north Bristol, Goram Homes is working in partnership with Vistry Homes to deliver 268 
new homes at Romney Avenue and is planning to undertake further public engagement on 
the Dovercourt Depot site prior to the submission of a planning application later in the year.  
They have also submitted a planning application for homes at the Caravan Club site at Baltic 
Warf and are continuing public engagement with the Neighbourhood Planning Group in 
relation to the Redcliffe Way / Portwall Lane car park site.  Several sites in South Bristol are 
also being progressed through public consultation. 
 

Other actions 
 

City Centre Framework 
 
The City Centre Framework was adopted by Bristol City Council’s Cabinet on 14th July 2020.  
This sets out a vision for the transformation of Bristol’s city centre, underpinned by an 
ambition to create a healthier, sustainable and climate resilient city.  The City Centre 
Framework will assist in making best use of land and diversifying the city centre, including 
the provision of hundreds of new homes.  Following on from the Framework the council is 
commissioning a City Centre Development and Delivery Plan. 
 
Urban living: Making successful places at higher densities - Supplementary Planning 
Document 
 
The council has adopted a supplementary planning document which supports the local plan 
in making successful places and securing the best use of urban land.  This practical guidance 
for developers aims to optimise densities so that efficient use of land can contribute to 

https://www.bristolhousingfestival.org.uk/projects/2020/04/01-innovate-uk-demonstator-project
https://www.bristolhousingfestival.org.uk/projects/2020/04/01-innovate-uk-demonstator-project
https://www.goramhomes.co.uk/


boosting the supply of new homes whilst ensuring high standards of design and 
placemaking.  It has been successful in encouraging numerous new proposals for well-
designed proposals which make effective use of sites across the city.  
 
Areas of Growth and Regeneration 
 
There are a number of emerging frameworks and master plans within the Areas of Growth 
and Regeneration working in partnership with developers, partners and local stakeholders 
in the city which will support the delivery of thousands of additional homes.  These have a 
role in bringing forward opportunities for new homes at sustainable locations in mixed-use 
communities well connected to the public transport, cycling and pedestrian infrastructure.  
In particular, public and stakeholder engagement is proposed to take place on Temple Quarter, 
Frome Gateway, Western Harbour, and Central Bedminster to support this emerging work. 
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1. Introducing the Study 
Background to the project and wider policy context 

1.1 Opinion Research Services (ORS) was jointly commissioned by the West of England local authorities  

(Bath and North East Somerset, Bristol, North Somerset and South Gloucestershire) to identify the 

functional Housing Market Areas (HMAs) covered by the four local authorities, in particular to establish the 

extent of the Wider Bristol HMA.  Subsequently, ORS prepared a Strategic Housing Market Assessment 

(SHMA) to establish the Objectively Assessed Need for housing across the Wider Bristol HMA. 

1.2 The study adheres to the requirements of the National Planning Policy Framework published in 2012 and 

Planning Practice Guidance (March 2014).  The methodology also had regard to emerging good practice and 

outcomes from Examinations, as well as the Technical Advice Note about Objectively Assessed Need and 

Housing Targets that was published by the Planning Advisory Service (PAS) in June 2014. 

1.3 The purpose of the study is to support the local authorities in objectively assessing and evidencing the need 

for housing (both market and affordable) across the Wider Bristol HMA for the 20-year period 2016-36, and 

provide other evidence to inform local policies, plans and decision making. 

Government Policy 
1.4 The National Planning Policy Framework (NPPF) contains a presumption in favour of sustainable 

development, and states that Local Plans should meet the full, objectively assessed needs for market and 

affordable housing in the housing market area.  Given that Regional Spatial Strategies are now revoked, the 

responsibility for establishing the level of future housing provision required rests with the local planning 

authority. 

At the heart of the National Planning Policy Framework is a presumption in favour of sustainable 

development, which should be seen as a golden thread running through both plan-making and 

decision-taking. 

Local planning authorities should positively seek opportunities to meet the development needs of 

their area. 

Local Plans should meet objectively assessed needs, with sufficient flexibility to adapt to rapid 

change, unless any adverse impacts of doing so would significantly and demonstrably outweigh the 

benefits, when assessed against the policies in this Framework taken as a whole. 

National Planning Policy Framework (NPPF), paragraph 14 

 

To boost significantly the supply of housing, local planning authorities should use their evidence 

base to ensure that their Local Plan meets the full, objectively assessed needs for market and 

affordable housing in the housing market area. 

National Planning Policy Framework (NPPF), paragraph 47 
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1.5 Given this context, Strategic Housing Market Assessments (SHMAs) primarily inform the production of the 

Local Plan (which sets out the spatial policy for a local area).  Their key objective is to provide the robust 

and strategic evidence base required to establish the full Objectively Assessed Need (OAN) for housing in 

the Housing Market Area (HMA) and provide information on the appropriate mix of housing and range of 

tenures needed. 

Local planning authorities should have a clear understanding of housing needs in their area. 

They should prepare a Strategic Housing Market Assessment to assess their full housing needs, 

working with neighbouring authorities where housing market areas cross administrative boundaries. 

The Strategic Housing Market Assessment should identify the scale and mix of housing and the 

range of tenures that the local population is likely to need over the plan period which: 

» meets household and population projections, taking account of migration and demographic 

change; 

» addresses the need for all types of housing, including affordable housing and the needs of 

different groups in the community (such as, but not limited to, families with children, older 

people, people with disabilities, service families and people wishing to build their own homes); 

and 

» caters for housing demand and the scale of housing supply necessary to meet this demand; 

National Planning Policy Framework (NPPF), paragraph 159 

1.6 Modelling future housing need requires a consideration of the housing market from a high-level, strategic 

perspective; in this way an understanding of how key drivers and long-term trends impact on the structure 

of households and population over the full planning period can be delivered. 

1.7 Planning Practice Guidance (PPG) on the assessment of housing and economic development needs was 

published in March 2014 and has been updated in March 2015.  Previous SHMA Guidance (2007) and 

related documents were rescinded at that time, so the approach taken in preparation of this report is 

focussed on meeting the requirements of PPG.  In addition, it reflects emerging good practice and the PAS 

OAN technical advice note. 

Overview of the SHMA 
1.8 The first key objective of this SHMA was to identify and define the functional housing market area(s) across 

the West of England. 

1.9 Previous HMA analysis had identified separate housing market areas for Bristol and Bath.  Given this 

context, the Core Strategy for Bath and North East Somerset (adopted in July 2014) was based on the 

assessed needs for Bath HMA.  Nevertheless, it was accepted that the appropriate boundaries for the 

Wider Bristol HMA would be determined by this SHMA based on all of the available evidence, including 

data from the 2011 Census that was not published when the Bath and North East Somerset Core Strategy 

was prepared. 

1.10 The second key objective of this SHMA was to establish the OAN for housing (both market and affordable) 

in the Wider Bristol HMA, ensuring that this was fully compliant with the requirements of the NPPF and 

PPG and mindful of good practice.  The OAN for housing will help inform the Joint Spatial Plan (JSP) for 

Wider Bristol for the period 2016-36 which the West of England authorities are currently preparing. 
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1.11 The SHMA methodology was based on secondary data, and for the Wider Bristol HMA the SHMA sought to: 

» Provide evidence of the need and demand for housing based on demographic projections; 

» Consider market signals about the balance between demand for and supply of dwellings; 

» Establish the Objectively Assessed Need for housing over the period 2016-36; 

» Identify the appropriate balance between market and affordable housing; and 

» Address the needs for all types of housing, including the private rented sector, people wishing to 

build their own home, family housing, housing for older people and households with specific needs. 

1.12 This report considers the key outputs from the SHMA – namely establishing the Housing Market Areas and 

establishing the Full Objectively Assessed Need for housing in the Wider Bristol HMA (including the overall 

balance between market and affordable housing) over the 20-year period 2016-36.  Further information 

about the needs for different types of housing, including the appropriate mix of market and affordable 

housing and the needs for all types of housing, will be considered in Volume II of the study report. 

1.13 It is important to recognise that the information from the SHMA should not be considered in isolation, but 

forms part of a wider evidence base to inform the development of housing and planning policies.  The 

SHMA does not seek to determine rigid policy conclusions, but instead provides a key component of the 

evidence base required to develop and support a sound policy framework. 

Duty to Co-operate 
1.14 The Duty to Co-operate was introduced in the 2011 Localism Act and is a legal obligation. 

1.15 The NPPF sets out an expectation that public bodies will co-operate with others on issues with any cross-

boundary impact, in particular in relation to strategic priorities such as “the homes and jobs needed in the 

area”. 

Public bodies have a duty to cooperate on planning issues that cross administrative boundaries, 

particularly those which relate to the strategic priorities set out in paragraph 156. The Government 

expects joint working on areas of common interest to be diligently undertaken for the mutual 

benefit of neighbouring authorities. 

Local planning authorities should work collaboratively with other bodies to ensure that strategic 

priorities across local boundaries are properly coordinated and clearly reflected in individual Local 

Plans. Joint working should enable local planning authorities to work together to meet development 

requirements which cannot wholly be met within their own areas – for instance, because of a lack of 

physical capacity or because to do so would cause significant harm to the principles and policies of 

this Framework. As part of this process, they should consider producing joint planning policies on 

strategic matters and informal strategies such as joint infrastructure and investment plans. 

National Planning Policy Framework (NPPF), paragraphs 178-179 

1.16 This co-operation will need to be demonstrated as sound when plans are submitted for examination.  One 

key issue is how any unmet development and infrastructure requirements can be provided by co-operating 

with adjoining authorities (subject to tests of reasonableness and sustainability).  The NPPF sets out that 

co-operation should be “a continuous process of engagement” from “thinking through to implementation”. 
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Local planning authorities will be expected to demonstrate evidence of having effectively cooperated 

to plan for issues with cross-boundary impacts when their Local Plans are submitted for 

examination. This could be by way of plans or policies prepared as part of a joint committee, a 

memorandum of understanding or a jointly prepared strategy which is presented as evidence of an 

agreed position. Cooperation should be a continuous process of engagement from initial thinking 

through to implementation, resulting in a final position where plans are in place to provide the land 

and infrastructure necessary to support current and projected future levels of development. 

National Planning Policy Framework (NPPF), paragraph 181 

1.17 As previously noted, the SHMA was jointly commissioned by the four West of England local authorities to 

provide a consistent evidence base for housing across the Wider Bristol HMA.  The emerging SHMA outputs 

have also been discussed with officers and members of neighbouring local authorities under the Duty to 

Co-operate as well as a Housing Market Reference Group, that were involved in the development of the 

original study brief and consulted at key points throughout the process. 

1.18 The Housing Market Reference Group (HMRG) was set up to provide challenge and act as a critical friend 

considering issues, assumptions and methodology at key stages of the SHMA.  The HMRG is chaired by 

West of England LEP and included representatives from a range of stakeholder organisations: 

» LEP Construction and Development Sector Group 

» West of England Housing Delivery Panel, including selected Registered Providers 

» Home Builders Federation 

» Large house builders 

» Small to medium size house builders, through surveyor firms 

» Independent commercial property consultants 

» National Housing Federation 

» Homes and Communities Agency 

1.19 All feedback received was considered by the SHMA Project Board which comprised senior housing and 

planning officers from the four West of England local authorities, chaired by the West of England LEP. 
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2. Defining the Housing Market Area 
An evidence base to identify functional housing markets 

2.1 The NPPF refers to Local Plans meeting the “full objectively assessed needs for market and affordable 

housing in the housing market area” (paragraph 47, emphasis added).  The identification of the Housing 

Market Area (HMA) is therefore the first relevant building block in the evidence for identifying objectively 

assessed needs for the study. 

Functional Housing Market Areas 
2.2 The definition of a functional housing market area is well-established as being “...the geographical area in 

which a substantial majority of the employed population both live and work and where those moving house 

without changing employment choose to stay” (Maclennan et al, 1998)1. 

Planning Practice Guidance 
2.3 Planning Practice Guidance (PPG)2 on the Assessment of Housing and Economic Development Needs 

(March 2014) reflects this existing concept, confirming that the underlying principles for defining housing 

markets are concerned with the functional areas in which people both live and work: 

What is a housing market area? 

A housing market area is a geographical area defined by household demand and preferences for all 

types of housing, reflecting the key functional linkages between places where people live and work. 

It might be the case the housing market areas overlap. 

The extent of the housing market areas identified will vary, and many will in practice cut across 

various local planning authority administrative boundaries. Local planning authorities should work 

with all the other constituent authorities under the duty to cooperate. 

Planning Practice Guidance 2014, paragraph 10 

2.4 Therefore, PPG requires an understanding of the housing market area and says this can be defined using 

three different sources of information: 

» House prices and rates of change in house prices  

» Household migration and search patterns  

» Contextual data (e.g. travel to work area boundaries, retail and school catchment areas) 

2.5 These sources are consistent with those identified in the CLG advice note ‘Identifying sub-regional housing 

market areas’ published in 20073. 

  

                                                           
1 Local Housing Systems Analysis: Best Practice Guide. Edinburgh: Scottish Homes 
2 http://planningguidance.planningportal.gov.uk/blog/guidance/housing-and-economic-development-needs-assessments/ 
3 Identifying sub-regional housing market areas (CLG, March 2007); paragraph 1.6 
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Geography of Housing Market Areas (NHPAU/CURDS) 
2.6 CLG also published a report on the ‘Geography of Housing Market Areas’ in 20104 which was commissioned 

by the former National Housing and Planning Advice Unit (NHPAU) and undertaken by the Centre for Urban 

and Regional Development Studies (CURDS) at Newcastle University.  This study explored a range of 

potential methods for calculating housing market areas for England and applied these methods to the 

whole country to show the range of housing markets which would be generated.  The report also proposed 

three overlapping tiers of geography for housing markets: 

» Tier 1: framework housing market areas defined by long distance commuting flows and the 

long-term spatial framework with which housing markets operate; 

» Tier 2: local housing market areas defined by migration patterns that determine the limits of 

short-term spatial house price arbitrage; 

» Tier 3: sub-markets defined in terms of neighbourhoods or house type price premiums. 

2.7 The report recognised that migration patterns and commuting flows were the most relevant information 

sources for identifying the upper tier housing market areas, with house prices only becoming relevant at a 

more local level and when establishing housing sub-markets.  The report also outlined that no one single 

approach (nor one single data source) will provide a definitive solution to identifying local housing markets; 

but by using a range of available data, judgements on appropriate geography can be made. 

2.8 Advice recently published in the PAS OAN technical advice note also suggests that the main indicators will 

be migration and commuting (paragraph 4.4). 

“The PG [Planning Practice Guidance] provides a long list of possible indicators, comprising 

house prices, migration and search patterns and contextual data including travel-to-work 

areas, retail and school catchments.  With regard to migration, it explains that areas that 

form an HMA will be reasonably self-contained, so that a high proportion of house moves 

(typically 70%) occur within the areas.  In practice, the main indicators used are migration 

and commuting.” 

2.9 The PAS OAN technical advice note also suggests that analysis reported in the CLG report “Geography of 

Housing Market Areas” (CLG, November 2010) should provide a starting point for drawing HMAs (Figure 1).  

It is apparent that this study identifies two housing markets within the West of England as a ‘starting point’: 

one focussed on the Bristol urban area, the other focussed on Bath. 

2.10 Nevertheless, it is important to note that whilst the ‘starting point’ CLG study (2010) was commissioned by 

the former National Housing and Planning Advice Unit (NHPAU) and undertaken by the Centre for Urban 

and Regional Development Studies (CURDS) at Newcastle University, the analysis of migration and 

commuting was based on data from the 2001 Census.  Given this context, the PAS OAN technical advice 

note recognises that “more recent data should always ‘trump’ this geography” (paragraph 4.9). 

                                                           
4 Geography of Housing Market Areas (CLG, November 2010); paragraph 1.6 
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Figure 1: NHPAU Study - PAS OAN technical advice note 'Starting Point 

 

Identifying Travel to Work Areas 
2.11 Housing market areas reflect “the key functional linkages between places where people live and work” and 

therefore it is important to consider travel to work patterns within the identified area alongside the 

migration patterns: 

Travel to work areas can provide information about commuting flows and the spatial structure of 

the labour market, which will influence household price and location. They can also provide 

information about the areas within which people move without changing other aspects of their lives 

(e.g. work or service use). 

Planning Practice Guidance 2014, paragraph 11 

2.12 One of the PPG suggested data sources is the Office for National Statistics travel to work areas (TTWAs).  

Figure 2 shows the latest ONS TTWAs.  These were published in 2007 and they are also based on the origin-

destination data from the 2001 Census. 

2.13 Once again, it is apparent that two areas are identified within the West of England: one travel to work area 

focussed on Bristol, another travel to work area focussed on Bath. 
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Figure 2: ONS Travel To Work Areas (Source: ONS 2007) 

 

 

Commuting Flow Analysis Based on 2011 Census Data 
2.14 When defining housing market areas, it is important that functional housing markets are not constrained to 

local authority boundaries. Further, there is a need to use evidence to build up the housing market area 

from a lower level of geography; essentially, to use smaller geographic areas as the basic “building block”. 

2.15 Commuting flow data from the 2011 Census has been published for smaller areas.  This data enables us to 

understand the relationships that exist between where people live and work, which is a key element of the 

housing market area definition: 

A housing market area is a geographical area defined by household demand and preferences for all 

types of housing, reflecting the key functional linkages between places where people live and work. 

Planning Practice Guidance 2014, paragraph 10 

2.16 Given that our initial analysis focuses on commuting flows, the areas established will be travel to work 

areas rather than housing market areas.  Nevertheless, as previously outlined, commuting patterns form 

an important element of the overall analysis required to establish functional housing market areas. 
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2.17 The key stages in this initial analysis are: 

» Step 1:  Each Middle Layer Super Output Area (MSOA) within the geographic area was identified 

where all of the constituent Census Output Areas have been classified as being “urban” under 

the 2011 Rural Urban Classification (DEFRA, September 2011).  The 2011 Rural Urban 

Classification is used to distinguish between rural and urban areas, an area is classified as rural if 

it falls outside of a settlement with more than 10,000 residents5. 

» Step 2: We grouped together any contiguous urban MSOAs and each formed a single seed point 

(Figure 3). 

» Step 3: MSOAs within the geographic area were identified where the commuting ratio that was 

less than 1.0; i.e. those MSOAs where the workplace population is larger than the resident 

population (Figure 4). 

» Step 4:  These MSOAs with concentrations of employment are associated with the existing seed 

point with which they have the strongest relationship.  Where these MSOAs are not contiguous 

with an urban area and have only weak relationships with the existing seed points, employment 

MSOAs form a new independent seed point (Figure 5). 

Figure 3: Urban Areas (DEFRA Classification) 

 

                                                           
5 Department for Environment, Food and Rural Affairs, Rural Urban Classification ; www.gov.uk, 2014; paragraph 3.3 

http://www.gov.uk/
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Figure 4: Areas with Commuting Ratio less than 1.0 (Source: Census 2011) 

 

Figure 5: Urban Area and Employment Area ‘Seeds’ for Housing Market Areas 
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2.18 Figure 5 shows the final ‘seeds’ for the subsequent stages of the analysis process: 

» Step 5: For every MSOA in the geographic area, we associate it with the seed point (or seed point 

cluster) that has the largest number of workers resident in that MSOA. 

» Step 6: Based on the MSOAs associated with each seed point (or seed point cluster) at Step 5, we 

calculate the proportion of the resident population that work in the area and the proportion of the 

workplace population that live in the area to establish a self-containment ratio. 

» Step 7: If all seed points (or seed point clusters) had an acceptable self-containment ratio, the 

process stops; otherwise for the seed point with the lowest self-containment ratio, the seed point 

with which it has the strongest relationship (based on the commuting flows and distance between 

the two seed points) is identified and the two seed points are clustered together.  Where the seed 

point with the lowest self-containment ratio is already formed of a cluster of seed points, the 

cluster is separated and the strongest relationship identified for each of the original seed points 

before new clusters are formed. 

2.19 The process from Step 5 to Step 7 is then repeated to achieve increasing levels of self-containment across 

all seed points (or seed point clusters). 

2.20 The final distribution of areas depends on the level at which the self-containment ratio is considered to be 

acceptable.  The higher that the self-containment ratio is required to be, the larger (and more strategic) the 

identified areas will become – as smaller areas will tend to have lower levels of self-containment.  The ONS 

have a 75% target for Travel to Work areas, but it is worth noting that their threshold is 66.7% (for areas 

that have a working population in excess of 25,000 workers) and this provides a useful framework. 

Analysis Outcomes based on 2011 Census Data 
2.21 Figure 6 shows the development outcome of this process and begins to lift the levels of self-containment.  

The initial allocation shows a large number of distinct areas; but at a higher 60% self-containment the 

number of distinct areas is substantially reduced as the Wider Bristol functional housing market area starts 

to establish. 

Figure 6: Model outputs based on initial distribution and at 60% containment threshold (Note: Coloured areas denote the 

different commuting zones that were identified at each iteration) 

Initial distribution 

 

60% Containment 
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Proposed Commuting Zones 
2.22 Figure 7 illustrates how the commuting zones further develop once the 67% threshold is achieved in all 

areas, and shows how these coordinate with the local authority boundaries. 

Figure 7: Proposed Commuting Zones with Local Authority Boundaries 

 

2.23 Figure 8 sets out the key statistics for the identified commuting zones, including the overall commuting 

flows. 

Figure 8: Statistics for Proposed Commuting Zones (Source: 2011 Census; Note: Dark green cells exceed the ONS TTWA target 

of 75%; light green cells exceed the ONS TTWA threshold of 67%) 

Commuting Zone 

Living and 

Working in 

area 

Workplace Population Resident Population 
Containment  

Score Total  

workers 

% living  

in area 

Total  

workers 

% working  

in area 

Bristol 390,546 458,440 85.2% 438,634 89.0% 87.1% 

Bridgewater 32,620 41,012 79.5% 47,083 69.3% 74.1% 

Trowbridge 44,246 58,321 75.9% 65,759 67.3% 71.3% 

Glastonbury 21,506 29,904 71.9% 30,425 70.7% 71.3% 

Chippenham 54,778 74,706 73.3% 80,575 68.0% 70.6% 

Bath 56,380 84,402 66.8% 77,823 72.4% 69.5% 

Stroud 43,745 62,457 70.0% 64,376 68.0% 69.0% 

2.24 It is evident that the Wider Bristol zone exceeds the ONS target of 75% in terms of both workplace and 

resident population, and this target is also exceeded in terms of the workplace population in both the 

Bridgewater and Trowbridge areas.  All of the remaining flows exceed the ONS threshold of 66.7%.  Whilst 

it would be possible to seek higher levels of containment, this isn’t necessary as all of the identified areas 

satisfy the required criteria. 
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2.25 Given this context and based on the full range of analysis that we have considered, it is evident that there 

are two separate functional areas in the West of England – one focussed on Bristol, the other focussed on 

Bath. 

» The commuting flows for the area identified as Wider Bristol exceed the ONS target of 75%.  

The proportion of workers that live in the area who also work in the area is 89.0% and the 

proportion of jobs in the area fulfilled by workers that live in the area is 85.2%. 

» The commuting flows for the Bath area fall within the acceptable range adopted by ONS.  

The proportion of workers that live in the area who also work in the area is 72.4% and the 

proportion of jobs in the area fulfilled by workers that live in the area is 66.8%. 

2.26 Figure 9 shows the distribution of the resident population across these two areas by local authority area. 

Figure 9: Resident Population in 2011 by Local Authority Area and Proposed Commuting Zone (Source: 2011 Census. Note: 

Population rounded to nearest 100. Figures may not sum due to rounding) 

Local Authority Area 

Proposed Commuting Zone 

Wider Bristol Bath 

N % N % 

West of England 

Bath and North East Somerset 37,300 3.9% 138,700 86.1% 

Bristol 428,200 44.5% -   -   

North Somerset 202,600 21.1% -   -   

South Gloucestershire 262,800 27.3% -   -   

Elsewhere 

Mendip -   -   7,000 4.3% 

Sedgemoor 15,900 1.7% -   -   

Stroud 14,700 1.5% -   -   

Wiltshire -   -   15,300 9.5% 

TOTAL 961,400 100.0% 161,000 100.0% 

2.27 It is evident that the Wider Bristol functional area covers the whole of Bristol, North Somerset and South 

Gloucestershire, together with parts of Bath and North East Somerset, Sedgemoor and Stroud; whilst the 

Bath functional area covers the rest of Bath and North East Somerset and parts of Mendip and Wiltshire. 

Migration 
2.28 In addition to data about commuting flows that reflects “the key functional linkages between places where 

people live and work”, PPG also suggests that migration patterns should be considered when defining 

functional housing market areas: 

Migration flows and housing search patterns reflect preferences and the trade-offs made when 

choosing housing with different characteristics. Analysis of migration flow patterns can help to 

identify these relationships and the extent to which people move house within an area. The findings 

can identify the areas within which a relatively high proportion of household moves (typically 70 per 

cent) are contained. This excludes long distance moves (eg those due to a change of lifestyle or 

retirement), reflecting the fact that most people move relatively short distances due to connections 

to families, friends, jobs, and schools. 

Planning Practice Guidance 2014, paragraph 11 
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2.29 The commuting data identified that the substantial majority of residents in the Wider Bristol area (93%) live 

in Bristol, North Somerset and South Gloucestershire; whilst most of the Bath area residents (86%) live in 

Bath and North East Somerset. 

2.30 Figure 10 shows the migration flows for these local authority areas based on the 2011 Census. 

Figure 10: Migration by Local Authority Area (Source: 2011 Census) 

Usual 
Residence 

Address one year ago 

WIDER BRISTOL BATH ELSEWHERE 

TOTAL 
Bristol 

North 
Somerset 

South 
Glos 

TOTAL 
Bath & NE 
Somerset 

LAs within 
100km 

LAs 
beyond 
100km 

WIDER BRISTOL         

Bristol 45,456 1,368 4,752 51,576 1,077 5,589 12,939 71,181 

North Somerset 1,978 12,902 469 15,349 258 1,561 2,659 19,827 

South Glos 4,248 426 12,734 17,408 533 2,642 4,028 24,611 

TOTAL 51,682 14,696 17,955 84,333 1,868 9,792 19,626 115,619 

BATH 
Bath & NE Somerset 

951 253 528 1,732 14,618 3,169 6,063 25,582 

ELSEWHERE         

LAs within 100km 4,192 1,938 2,382 8,512 3,405 -   -   -   

LAs beyond 100km 10,445 3,002 3,563 17,010 5,199 -   -   -   

TOTAL 67,270 19,889 24,428 111,587 25,090 -   -   -   

2.31 The migration data shows that 115,619 persons currently living in Wider Bristol had moved to their address 

during the last year, and 84,333 of these moves were within the three local authorities that include the 

substantial majority of housing market area’s residents.  Therefore, 72.9% of all movers in the HMA 

previously lived in the area.  When considering those living in the area one year ago, 111,578 persons had 

moved to another address in the UK which includes the 84,333 movers that moved within the three local 

authorities.  Therefore, 75.6% of all movers originating from the HMA stayed in the area. 

2.32 Both of these proportions exceed the 70% that PPG suggests would be typical of a housing market area; 

however the PPG also notes that this should exclude “long-distance moves (eg those due to a change of 

lifestyle or retirement)”.  Excluding those local authorities where moves are 100km or more increases the 

containment proportions for Wider Bristol to 87.6% of movers previously living in the area and 89.2% of 

movers staying in the area. 

2.33 Considering moves to and from Bath, the data shows 25,582 persons had moves to their address in the last 

year, including 6,063 that had moved over 100km; so a total of 19,519 when long-distance moves are 

excluded.  14,618 of these moves were within Bath and North East Somerset, therefore 74.9% of movers 

previously lived in the area.  When considering those living in the area one year ago, 25,090 persons had 

moved to another address in the UK of which 5,199 moves were over 100km; so a total of 19,891 when 

long-distance moves are excluded.  The 14,618 moves within Bath and North East Somerset therefore 

represents 73.5% of movers staying in the area.  These proportions also exceed the 70% suggested by PPG 

after taking account of long-distance moves. 

2.34 On this basis, we can conclude that the two areas identified as commuting zones also have high proportions 

of migrants staying within the areas when choosing housing; which suggests that the commuting zones 

provide an appropriate basis for defining functional housing market areas. 
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House Prices 
2.35 As previously noted, CLG research and the PAS OAN advice note have both suggested that house prices are 

less relevant when defining upper-tier housing market areas but can provide a useful context for identifying 

housing sub-markets.  Figure 11 shows mix-adjusted average house prices relative to the West of England 

average. 

Figure 11: Mix-adjusted average house prices relative to West of England average by MSOA (Source: HM Land Registry) 

 

2.36 It would appear that the geographic spread of areas with higher and lower house prices does not provide a 

clear basis on which to define housing market areas; although it is evident that house prices in the 

commuting zone around Bath tend to be higher than prices across the Wider Bristol zone.  Nevertheless, 

both areas include a full range of house prices.  This provides housing options for all income groups within 

the area, which is necessary if all workers are to find a suitable place to live without commuting between 

different zones. 

2.37 The house price distribution therefore supports that the functional housing market areas identified based 

on the commuting zones analysis provide for “all types of housing” and reflect the “linkages between places 

where people live and work”. 
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Administrative Boundaries and Housing Market Areas 
2.38 The NPPF recognises that housing market areas may cross administrative boundaries, and PPG emphasises 

that housing market areas reflect functional linkages between places where people live and work.  The 

previous 2007 CLG advice note6 also established that functional housing market areas should not be 

constrained by administrative boundaries, nevertheless it suggested the need for a “best fit” approximation 

to local authority areas for developing evidence and policy (paragraph 9): 

“The extent of sub-regional functional housing market areas identified will vary and many 

will in practice cut across local authority administrative boundaries. For these reasons, 

regions and local authorities will want to consider, for the purposes of developing evidence 

bases and policy, using a pragmatic approach that groups local authority administrative 

areas together as an approximation for functional sub-regional housing market areas.” 

2.39 This “best fit” approximation has also been commended by the PAS OAN technical advice note, which 

suggests (paragraph 4.11): 

“It is best if HMA boundaries do not cut across local authority areas.  Dealing with areas 

smaller than local authorities causes major difficulties in analysing evidence and drafting 

policy. For such small areas data availability is poor and analysis is complex.” 

2.40 This means there is a need for balance in methodological approach: 

» On the one hand, it is important that the process of analysis and identification of the functional 

housing market areas should not be constrained by local authority boundaries.  This allows the 

full extent of each functional housing market to be properly understood and ensures that all of the 

constituent local planning authorities can work together under the duty to cooperate, as set out in 

Guidance (PPG, paragraph 10). 

» On the other hand, and as suggested by the recent PAS OAN technical advice note (and the 

previous CLG advice note), it is also necessary to identify a “best fit” for each functional housing 

market area that is based on local planning authority boundaries.  This “best fit” area provides an 

appropriate basis for analysing evidence and drafting policy, and would normally represent the 

group of authorities that would take responsibility for undertaking a Strategic Housing Market 

Assessment (SHMA). 

2.41 In summary, therefore, the approach to defining housing market areas needs to balance robust analysis 

with pragmatic administrative requirements.  Therefore, whilst we have established the most up-to-date 

functional housing markets for the West of England, it is now necessary to consider the most appropriate 

working arrangements for establishing the evidence base that the NPPF requires. 

  

                                                           
6
 Identifying sub-regional housing market areas (CLG, March 2007) 
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Conclusions 
2.42 It is clear that all of the evidence considered suggests that there are two separate functional housing 

markets in the West of England – one focussed on Bristol, the other focussed on Bath. 

2.43 The analysis has clearly demonstrated that both areas satisfy the appropriate requirements in terms of 

travel to work and migration flows: 

» Wider Bristol: In terms of workers; 85.2% of the workplace population live in the area, 89.0% of 

the resident population work in the area: both exceed the ONS target of 75%.  In terms of 

movers; 87.6% of movers previously lived in the area and 89.2% of movers stayed in the area: 

both exceed the 70% proportion that PPG considers to be typical. 

» Bath: In terms of workers; 66.8% of the workplace population live in the area, 72.4% of the 

resident population work in the area: both exceed the ONS threshold of 66.7%.  In terms of 

movers; 74.9% of movers previously lived in the area and 73.5% of movers stayed in the area: 

both exceed the 70% proportion that PPG considers to be typical. 

2.44 Furthermore, the house price distribution supports that both areas are likely to provide for “all types of 

housing”.  Therefore, our analysis concludes that the areas shown in Figure 12 provide the most 

appropriate and up-to-date housing market geographies for the West of England. 

Figure 12: Functional housing market areas in the West of England (Source: Wider Bristol SHMA 2015) 

 

2.45 The substantial majority of the Wider Bristol functional housing market area residents (93%) live in Bristol, 

North Somerset and South Gloucestershire.  Although the Wider Bristol functional housing market area 

covers parts of Bath and North East Somerset, Sedgemoor and Stroud, the areas represent only a minority 

of these local authorities’ respective populations; and collectively they represent only 7% of the functional 
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housing market area’s population.  On this basis, it is appropriate to conclude that Bristol, North Somerset 

and South Gloucestershire local authorities provide an appropriate “best fit” area for the Wider Bristol 

HMA. 

2.46 Considering the Bath functional housing market area, a substantial majority of residents (86%) live in Bath 

and North East Somerset.  Although the Bath functional housing market area covers parts of Mendip and 

Wiltshire, the areas represent only a minority of these local authorities’ respective populations; and 

collectively they represent only 14% of the functional housing market area’s population.  On this basis, it is 

appropriate to consider the Bath and North East Somerset local authority independently as a “best fit” area 

for Bath HMA. 

2.47 Based on a detailed analysis of the evidence, we would therefore recommend to the West of England 

councils that Bristol, North Somerset and South Gloucestershire represent the most appropriate “best fit” 

for the Wider Bristol HMA and that Bath and North East Somerset should be considered separately as a 

“best fit” for the Bath HMA. 

2.48 These “best fit” groupings do not change the actual geography of the functional housing market areas that 

have been identified – they simply provide a pragmatic arrangement for the purposes of establishing the 

evidence required and developing local policies, as suggested by the CLG advice note and reaffirmed by the 

PAS technical advice note. 

2.49 Whilst we believe that the proposed groupings for Wider Bristol and Bath HMAs provide the overall 

“best fit” for joint working arrangements on the basis of the available evidence, it will still be important for 

Bristol, North Somerset and South Gloucestershire to maintain dialogue with those local authorities that 

are covered partly by the functional housing market area for Wider Bristol – Bath and North East Somerset, 

Sedgemoor and Stroud.  In particular, the Inspector examining the Bath and North East Somerset and Core 

Strategy noted in his report7 that: 

“Even if the new West of England SHMA does not cover B&NES, the Council would still have 

to respond positively to any request from adjoining authorities to accommodate housing 

needs that could not otherwise be met within the Bristol sub-region”. 

2.50 Similarly, it will be important for Bath and North East Somerset to maintain dialogue with those local 

authorities that are covered partly by the functional housing market area for Bath – Mendip and Wiltshire.  

Furthermore, all four West of England authorities will need to maintain dialogue with each other and their 

other neighbouring authorities. 

                                                           
7
 Para 37, Report on the Examination into Bath and North East Somerset Council’s Core Strategy (June 2014) 
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3. Demographic Projections 
The starting point for Objectively Assessed Need 

Process for Establishing Objectively Assessed Need 
3.1 The Objective Assessment of Need identifies the quantity of housing needed (both market and affordable) 

in the Housing Market Area over future plan periods.  This evidence assists with the production of the 

Local Plan (which sets out the spatial policy for a local area). 

3.2 Figure 13 sets out the process for establishing the housing number for the Housing Market Area.  It starts 

with a demographic process to derive housing need from a consideration of population and household 

projections.  This chapter therefore considers the most appropriate demographic projection on which to 

base future housing need. 

3.3 To establish the Objectively Assessed Need (OAN), external market and macro-economic constraints are 

applied to the demographic projections (‘Market Signals’) in order to ensure that an appropriate balance is 

achieved between the demand for and supply of dwellings.  Nevertheless, it is important to recognise that 

the OAN does not take account of any possible constraints to future housing supply.  Such factors should 

subsequently be considered by the local planning authorities as part of the plan-making process in order to 

establish the appropriate Housing Requirement and planned housing number. 

Figure 13: Process for establishing the housing number for the HMA (Source: ORS based on NPPF and PPG) 
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Official Household Projections 
3.4 Planning Practice Guidance published in March 2014 places emphasis on the role of CLG Household 

Projections as the appropriate starting point in determining objectively assessed need.  PPG was updated in 

February 2015 following the publication of the 2012-based Household Projections. 

Household projections published by the Department for Communities and Local Government should 

provide the starting point estimate of overall housing need. 

The household projections are produced by applying projected household representative rates to the 

population projections published by the Office for National Statistics. 

Planning Practice Guidance 2014, paragraph 15 

 

The 2012-2037 Household Projections were published on 27 February 2015, and are the most up-to-

date estimate of future household growth. 

Planning Practice Guidance 2015, paragraph 16 

3.5 Given this context, Figure 14 sets out the 2012-based household projections together with previous 

household projections that CLG has produced for the area.  The projections have varied over time, with the 

most recent set of projections showing the lowest projected rates of growth.  Each set of household 

projections will be influenced by a wide range of underlying data and trend-based assumptions, and it is 

important to consider the range of projected growth and not simply defer to the most recent data. 

Figure 14: CLG Household Projections for Wider Bristol HMA: annual average growth (Source: CLG Household Projections) 

 

2012-based 2011-based interim 2008-based 

10 years 
2012-22 

25 years 
2012-37 

10 years 
2011-21 

25 years 
Not published 

10 years 
2008-18 

25 years 
2008-33 

Bristol 1,970 1,890 2,050 -   3,800 3,440 

North Somerset 1,090 1,030 1,450 -   1,800 1,800 

South Gloucestershire 1,120 1,030 1,220 -   1,700 1,600 

TOTAL 4,190 3,960 4,720 -   7,300 6,840 

3.6 The CLG 2012-based household projections show an increase of 3,960 households each year over the  

25-year period 2012-37, and a marginally higher rate (4,190 p.a.) in the initial 10-year period.  These figures 

project forward over the normal 25-year period and supersede both the 2008-based household projections 

(which projected a household growth of 6,840 per year from 2008-33) and the interim 2011-based 

household projections (which projected growth of 4,720 per year from 2011-21).  The differences are 

largely due to changes in the ONS population projections (Figure 15) on which the CLG household 

projections are based; although there have also been changes to household representative rates 

(considered later in this chapter). 

3.7 Given that the 2012-based household projections show an increase from 399,150 to 477,690 households in 

Wider Bristol over the 20-year period 2016-36, we can establish that the “starting point estimate of overall 

housing need” for the Plan period should be based on an overall growth of 78,540 households, equivalent 

to an average of around 3,930 households per year.  However, it is also important to recognise the 

projected growth of 16,800 households over the period 2012-16 (between the base year for the projections 

and the base year for the Plan) which will also need to be considered when establishing OAN. 
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Official Population Projections 
3.8 Figure 15 shows the outputs from the latest (2012-based) ONS Sub National Population Projections 

together with the previous projections that have informed the various CLG household projections (though 

note that CLG did not produce household projections based on the 2010-based SNPP).  It is evident that the 

2012-based projections follow a similar trajectory to the 2010-based and 2011 based projections, but a 

notably lower rate of increase than projected by the 2008-based projection. 

Figure 15: ONS Mid-Year Estimates and Sub-National Population Projections for Wider Bristol HMA (Source: ONS. Note: There 

were methodological changes to the migration assumptions between the 2008-based and subsequent SNPP. 

Household projections were not produced for the 2010-based SNPP) 

 

3.9 Differences in the projected increase in population between the different projections are largely associated 

with the assumed migration rates, which are based on recent trends using 5-year averages – so short-term 

changes in migration patterns can significantly affect the projected population growth.  There were also 

methodological changes to the migration assumptions between the 2008-based and 2010-based figures.  

However, it is clear that the 2008-based household projections were based on a much faster population 

growth than is currently projected. 

Population and Household Projections based on Local Circumstances 
3.10 Whilst PPG identifies CLG household projections as the starting point for establishing housing need, it also 

recognises the need to consider sensitivity testing this data and take account of local evidence. 

Plan makers may consider sensitivity testing, specific to their local circumstances, based on 

alternative assumptions in relation to the underlying demographic projections and household 

formation rates … Any local changes would need to be clearly explained and justified on the basis of 

established sources of robust evidence. 

Planning Practice Guidance 2014, paragraph 17 
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3.11 Given that the demographic projections are trend-based, one of the most critical factors is the period over 

which those trends are based.  The PAS OAN technical advice note considers this issue in relation to the 

ONS population projections (paragraphs 5.12-5.13): 

“To predict migration between local authorities within the UK, the ONS population projections 

carry forward the trends of the previous five years. This choice of base period can be critical to 

the projection, because for many areas migration has varied greatly over time. … The results 

of a demographic projection for (say) 2011-31 will be highly sensitive to the reference period 

that the projection carries forward.” 

3.12 This issue was also considered by an article by Ludi Simpson (Professor of Population Studies at the 

University of Manchester) and Neil MacDonald (previously Chief Executive of the National Housing and 

Planning Advice Unit) published in Town and Country Planning (April 2015)8. 

“The argument for using a five-year period rather than a longer one is that the shorter the 

period, the more quickly changes in trends are picked up. The counter-argument is that a 

shorter period is more susceptible to cyclical trends, an argument that has particular force 

when the five-year period in question – 2007-12 – neatly brackets the deepest and longest 

economic downturn for more than a generation. … A large number of local authority areas 

are affected by this issue. For 60% of authorities the net flow of migrants within the UK in 

2007-12 was different by more than 50% from the period 2002-07. While this is comparing a 

boom period with a recession, it serves to indicate the impact of the choice of reference 

period for trend projections.” 

3.13 On balance, we consider that: 

» 5-year trend migration scenarios are less reliable: they have the potential to roll-forward short-

term trends that are unduly high or low and therefore are unlikely to provide a robust basis for 

long-term planning. 

» 10-year trend migration scenarios are more likely to capture both highs and lows and are not as 

dependent on trends that may be unlikely to be repeated.  Therefore, we favour using 10-year 

migration trends as the basis for our analysis. 

3.14 This SHMA has, therefore, produced additional projections based on long-term migration trends as part of 

the analysis.  Whilst no one scenario will provide a definitive assessment of the future population; 

considering demographic projections where migration is based on long-term trends provides a more 

appropriate basis on which to consider future housing need. 

3.15 We have adopted this approach systematically across all SHMAs that we have undertaken since the 

publication of the NPPF, and the approach was supported by the Inspector examining the Core Strategy for 

Bath and North East Somerset.  His report9 concluded (paragraphs 42-43): 

“Given the uncertainties inherent in some of the data, particularly for flows of migrants 

internationally, a 10 year period is a reasonable approach … The inter-censal period provides 

a readily understandable and robust check on the reasonableness of the average of about 

550 per year for migration and other change used in the ORS model. Thus I consider that the 

ORS mid-trend population projection is a reasonable demographic projection.” 

                                                           
8
 “Making sense of the new English household projections”, Town and Country Planning (April 2015) 

9
 Report on the Examination into Bath and North East Somerset Council’s Core Strategy (June 2014) 
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Population Trends and Projections for Bristol City 
3.16 Figure 16 shows the current and historic mid-year population estimates and Census estimates for Bristol 

City over the period since 1981.  The data shows that the local authority’s population saw a period of 

decline during the 1980s but was relatively stable during the 1990s.  The 2001 Census recorded the 

population at 380,600; however the ONS recognised that there were problems that led to under-

enumeration and the estimate was subsequently revised.  The ONS mid-2001 population estimate 

identified the population to be 390,000 in June 2001, and subsequent Mid-Year Estimates (MYE) suggested 

substantial growth year-on-year – however this data was revised downwards following the 2011 Census, 

which identified around 18,000 fewer people than previously estimated.  The population in 2011 was 

estimated to be 428,000 and the Council believe that this figure is accurate. 

Figure 16: Bristol official population estimates for the period 1981-2012 (Source: UK Census of Population 1981, 1991, 2001 and 

2011; ONS Mid-Year Estimates, including data since superseded)  

 

Figure 17: Bristol annual net change in population based on official population estimates for the period 1981-2013 (Source: UK 

Census of Population 1981, 1991, 2001 and 2011; ONS Mid-Year Estimates, including data since superseded) 
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Components of Population Change 

3.17 Changes in the population can be broadly classified into two categories:  

» natural change in the population (in terms of births and deaths) and,  

» changes due to migration, both in terms of international migration and also moves within the UK.   

3.18 In addition to these changes, the ONS Mid-Year Estimates include adjustments for other changes, the 

largest of which is often “Unattributable Population Change” (UPC).  This is an accountancy adjustment 

that enables the final population estimate to be constrained to external data sources which are normally 

more reliable, such as the Census. 

3.19 Figure 18 presents the underlying data from the components of annual population change over the period 

1991 to 2013. 

Figure 18: Bristol components of population change, revised in the light of the 2011 Census (Source: ONS Mid-Year Population 

Estimates, revised. Note: “Other Changes” includes adjustments for prisoners, armed forces and other unattributable 

changes. Figures for 2001-02 onward presented unrounded for transparency, but should only be treated as accurate 

to the nearest 100. Figures for earlier years rounded to the nearest 100) 

P Births Deaths 
Natural 

Change 

UK Migration 
International  

Migration Other 

Changes 

Migration 

and Other 

Changes 

Total 

Change 
In Out In Out 

1991-92 5,500 4,400 1,100 -   -   -   -   -   -2,700 -1,600 

1992-93 5,400 4,200 1,300 -   -   -   -   -   -1,300 0 

1993-94 5,400 4,300 1,100 -   -   -   -   -   -700 400 

1994-95 5,200 4,100 1,200 -   -   -   -   -   -800 300 

1995-96 4,900 4,200 700 -   -   -   -   -   -2,900 -2,100 

1996-97 5,100 4,100 1,000 -   -   -   -   -   -1,000 0 

1997-98 5,000 3,900 1,100 -   -   -   -   -   -900 200 

1998-99 4,900 4,000 900 -   -   -   -   -   700 1,600 

1999-00 4,700 4,000 700 -   -   -   -   -   -1,200 -500 

2000-01 4,600 3,900 800 -   -   -   -   -   -1,200 -400 

2001-02 4,648 3,947 701 21,835 23,776 5,550 3,614 -1,010 -1,015 -314 

2002-03 4,899 3,880 1,019 22,904 24,966 7,742 4,032 -948 700 1,719 

2003-04 5,154 3,828 1,326 23,426 25,196 9,118 3,522 -863 2,963 4,289 

2004-05 5,405 3,679 1,726 24,330 24,470 11,858 2,900 -880 7,938 9,664 

2005-06 5,418 3,473 1,945 25,262 25,715 6,428 4,076 -823 1,076 3,021 

2006-07 5,802 3,479 2,323 24,774 27,154 6,623 2,396 -697 1,150 3,473 

2007-08 6,199 3,546 2,653 24,741 25,749 6,652 4,609 -767 268 2,921 

2008-09 6,109 3,494 2,615 25,700 24,587 5,331 4,253 -638 1,553 4,168 

2009-10 6,439 3,339 3,100 25,411 25,490 5274 3,651 -590 954 4,054 

2010-11 6,551 3,295 3,256 25,190 24,938 5,982 3,997 -463 1,774 5,030 

2011-12 6,867 3,276 3,591 27,281 27,077 5,129 4,595 48 786 4,377 

2012-13 6,632 3,387 3,245 26,857 26,724 5,795 4,157 25 1,796 5,041 
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Figure 19: Bristol components of population change (Source: ONS Mid-Year Population Estimates, revised) 

 

3.20 It is evident from Figure 19 that natural change remained relatively consistent throughout the 1990s, but 

there has a been a stable and sustained growth year-on-year over the period since 2001.  Migration and 

other changes vary much more – ranging from a net loss of 2,900 persons recorded for 1995-96 up to a net 

gain of more than 7,900 persons recorded for 2004-05 due to migration and other changes based on ONS 

Mid-Year Population Estimates.  The exceptional level recorded for 2004-05 was at the time that eight 

Accession countries joined the European Union, and therefore does not represent a typical year.  This data 

also pre-dates the period affected by ONS’ methodological improvements for estimating international 

migration – so the exceptionally high migration rates estimated for 2004-05 could have overstated true 

migration levels, and this could partly account for the need for a downward UPC adjustment which was 

applied by ONS to the population estimates following the 2011 Census. 

Establishing Population Projections for Bristol City 

3.21 Whilst it is relatively straightforward to measure natural population change, it is much more difficult to 

measure migration.  Furthermore, the number of migrants can vary substantially from year to year; and 

relatively small changes in gross flows can have a significant impact on overall net migration.  In 

establishing future population projections, it is important to recognise the importance of migration and 

other changes. 

3.22 Whilst migration estimates can vary from year-to-year, these differences may be partly due to changes in 

the underlying trends but can also be associated with uncertainties in measuring the flows.  It is recognised 

that the impact of international migration is particularly difficult to measure; and although current 

estimates have been improved, data can still be unreliable at a local level. 

3.23 For this reason, when preparing population projections we consider migration trends averaged over longer 

periods of time.  The appropriate period will vary depending on the purpose of the projection – but longer-

term projections typically benefit from longer-term trends.  The SHMA has therefore developed population 

projections using migration trends based on the 10-year intercensal period (2001-2011) which normally 

relies on Census data instead of mid-year estimates.  However, as previously noted, the ONS recognised 

that the 2001 Census under-enumerated the population at that time.  We have therefore based the 10-year 

population change on the mid-2001 and mid-2011 population estimates.  This period includes the migration 

spike in 2004-05 which could therefore overstate assumed future migration rates; however this 10-year 

intercensal period provides the most reliable data on which to base our assumptions. 
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3.24 Figure 20 compares the 2012-based sub national population projections (based on short-term migration 

trends) with the projections based on longer-term 10-year migration trends over the period 2012-36.  The 

SNPP projections suggest that the population will increase to 524,900 by 2036, whilst the 10-year trend 

projects 537,100 persons (24-year increases of 92,400 persons and 104,600 persons respectively). 

Figure 20: Bristol population projection based on migration trends 

 

Figure 21: Bristol population projections 2012-36 by gender and 5-year age cohort based on 2012-based SNPP and 10-year 

migration trend scenarios (Note: All figures presented unrounded for transparency) 

Age 
2012 

2036 

2012-based SNPP 10-year migration trend 

M F Total M F Total M F Total 

Aged 0-4 15,783 14,880 30,663 17,189 16,367 33,556 17,599 16,761 34,360 

Aged 5-9 12,176 11,907 24,083 15,440 14,721 30,161 15,852 15,131 30,983 

Aged 10-14 10,767 10,685 21,452 14,533 14,012 28,544 14,893 14,373 29,266 

Aged 15-19 12,753 12,986 25,739 16,177 16,064 32,241 16,469 16,293 32,762 

Aged 20-24 22,803 22,743 45,546 26,364 26,018 52,382 26,938 26,119 53,057 

Aged 25-29 20,839 19,988 40,827 25,411 22,728 48,139 26,472 23,112 49,584 

Aged 30-34 19,454 18,080 37,534 22,058 18,807 40,865 23,138 19,322 42,460 

Aged 35-39 15,693 14,483 30,176 19,910 16,794 36,704 20,765 17,343 38,108 

Aged 40-44 14,461 13,557 28,018 18,142 15,625 33,767 18,853 16,177 35,030 

Aged 45-49 13,780 13,588 27,368 16,242 14,776 31,018 16,797 15,225 32,022 

Aged 50-54 11,934 11,971 23,905 14,100 13,562 27,661 14,494 13,923 28,417 

Aged 55-59 10,419 10,232 20,651 12,435 11,957 24,392 12,708 12,228 24,936 

Aged 60-64 9,703 9,596 19,299 10,799 10,642 21,441 10,992 10,821 21,813 

Aged 65-69 8,203 8,386 16,589 10,432 10,479 20,911 10,553 10,564 21,117 

Aged 70-74 6,012 6,499 12,511 9,376 9,962 19,339 9,462 9,999 19,461 

Aged 75-79 4,630 5,848 10,478 7,234 8,069 15,303 7,291 8,092 15,383 

Aged 80-84 3,561 5,018 8,579 5,400 6,357 11,756 5,434 6,345 11,779 

Aged 85+ 2,833 6,200 9,033 6,822 9,881 16,702 6,782 9,774 16,556 

Total 215,804 216,647 432,451 268,062 256,821 524,883 275,492 261,602 537,094 
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Population Trends and Projections for North Somerset 
3.25 Figure 22 shows the current and historic mid-year population estimates and Census estimates for North 

Somerset over the period since 1981.  The data suggests that the local authority’s population increased 

steadily over time since the 1990s.  ONS Mid-Year Estimates for the period since 2001 originally assumed 

that this growth had continued at a higher rate, but the 2011 Census suggested that there were 9,300 

fewer people living in the local authority than had previously been estimated.  The ONS therefore revised 

downward the previous estimates to reflect the Census data, with lower levels of growth assumed for the 

period from 2007 onwards in particular. 

Figure 22: North Somerset official population estimates for the period 1981-2012 (Source: UK Census of Population 1981, 1991, 

2001 and 2011; ONS Mid-Year Estimates, including data since superseded) 

 

Figure 23: North Somerset annual net change in population based on official population estimates for the period 1981-2013 

(Source: UK Census of Population 1981, 1991, 2001 and 2011; ONS Mid-Year Estimates, including data since 

superseded) 
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Components of Population Change 

3.26 Changes in the population can be broadly classified into two categories:  

» natural change in the population (in terms of births and deaths) and,  

» changes due to migration, both in terms of international migration and also moves within the UK.   

3.27 In addition to these changes, the ONS Mid-Year Estimates include adjustments for other changes, the 

largest of which is often “Unattributable Population Change”.  This is an accountancy adjustment that 

enables the final population estimate to be constrained to external data sources which are normally more 

reliable, such as the Census. 

3.28 Figure 24 presents the underlying data from the components of annual population change over the period 

1991 to 2013. 

Figure 24: North Somerset components of population change, revised in the light of the 2011 Census (Source: ONS Mid-Year 

Population Estimates, revised. Note: “Other Changes” includes adjustments for prisoners, armed forces and other 

unattributable changes. Figures for 2001-02 onward presented unrounded for transparency, but should only be 

treated as accurate to the nearest 100. Figures for earlier years rounded to the nearest 100) 

p Births Deaths 
Natural 

Change 

UK Migration 
International  

Migration Other 

Changes 

Migration 

and Other 

Changes 

Total 

Change 
In Out In Out 

1991-92 2,000 2,300 -300 -   -   -   -   -   700 400 

1992-93 2,000 2,300 -300 -   -   -   -   -   1,700 1,400 

1993-94 1,900 2,300 -400 -   -   -   -   -   600 300 

1994-95 1,900 2,200 -300 -   -   -   -   -   1,000 700 

1995-96 1,900 2,400 -500 -   -   -   -   -   1,700 1,200 

1996-97 2,000 2,300 -300 -   -   -   -   -   900 600 

1997-98 1,900 2,300 -400 -   -   -   -   -   2,500 2,100 

1998-99 1,900 2,200 -300 -   -   -   -   -   1,100 800 

1999-00 1,900 2,200 -300 -   -   -   -   -   1,300 1,000 

2000-01 1,900 2,200 -300 -   -   -   -   -   1,400 1,100 

2001-02 1,862 2,241 -379 9,450 7,569 675 487 -812 1,257 878 

2002-03 1,942 2,273 -331 9,935 7,522 821 492 -806 1,936 1,605 

2003-04 1,992 2,205 -213 9,700 7,566 767 387 -848 1,666 1,453 

2004-05 2,005 2,224 -219 9,613 7,151 934 360 -848 2,188 1,969 

2005-06 2,099 2,139 -40 10,074 7,316 932 498 -869 2,323 2,283 

2006-07 2,171 2,126 45 10,619 7,955 1,057 382 -914 2,425 2,470 

2007-08 2,279 2,114 165 9,358 7,418 852 667 -935 1,190 1,355 

2008-09 2,324 2,166 158 8,737 7,245 787 609 -970 700 858 

2009-10 2,334 2,026 308 9,310 7,414 630 559 -1019 948 1,256 

2010-11 2,386 2,181 205 8,263 7,431 695 544 -1064 -81 124 

2011-12 2,369 2,238 131 8,951 7,904 628 537 25 1,163 1,294 

2012-13 2,265 2,203 62 9,246 7,717 589 435 5 1,688 1,750 



 
 

Opinion Research Services | Wider Bristol HMA Strategic Housing Market Assessment: Volume I July 2015 

 

 

 33  

Figure 25: North Somerset components of population change (Source: ONS Mid-Year Population Estimates, revised) 

 

3.29 It is evident from Figure 25 that natural change remained relatively consistent over the period 1991-2005, 

averaging an reduction of 320 persons each year.  Nevertheless, it is worth noting that rates recently 

increased, with natural change contributing to population growth.  Migration and other changes vary much 

more – ranging from a net loss of 100 persons recorded for 2010-11 up to a net gain of around 2,500 

persons recorded for 1997-1998 and more recently in 2006-07 due to migration and other changes (based 

on ONS Mid-Year Population Estimates). 

Establishing Population Projections for North Somerset 

3.30 Whilst it is relatively straightforward to measure natural population change, it is much more difficult to 

measure migration.  Furthermore, the number of migrants can vary substantially from year to year; and 

relatively small changes in gross flows can have a significant impact on overall net migration.  In 

establishing future population projections, it is important to recognise the importance of migration and 

other changes. 

3.31 Whilst migration estimates can vary from year-to-year, these differences may be partly due to changes in 

the underlying trends but can also be associated with uncertainties in measuring the flows.  It is recognised 

that the impact of international migration is particularly difficult to measure; and although current 

estimates have been improved, data can still be unreliable at a local level. 

3.32 For this reason, when preparing population projections we consider migration trends averaged over longer 

periods of time.  The appropriate period will vary depending on the purpose of the projection – but longer-

term projections typically benefit from longer-term trends.  The SHMA has therefore developed population 

projections using migration trends based on the 10-year intercensal period (2001-2011) which normally 

relies on Census data instead of mid-year estimates.  However, to maintain consistency with the projections 

for Bristol, we have based the 10-year population change on the mid-2001 and mid-2011 population 

estimates. 

3.33 Figure 26 compares the 2012-based sub national population projections (based on short-term migration 

trends) with the projections based on longer-term migration trends over the period 2012-36.  The SNPP 

projections suggest that the population will increase to 251,500 by 2036, whilst the 10-year trend projects 

241,200 persons (24-year increases of 47,100 persons and 36,800 persons respectively). 
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Figure 26: North Somerset population projection based on migration trends 

 

Figure 27: North Somerset population projections 2012-36 by gender and 5-year age cohort based on 2012-based SNPP and 10-

year migration trend scenarios (Note: All figures presented unrounded for transparency) 

Age 
2012 

2036 

2012-based SNPP 10-year migration trend 

M F Total M F Total M F Total 

Aged 0-4 6,246 5,732 11,978 6,703 6,352 13,055 6,324 5,995 12,319 

Aged 5-9 5,769 5,491 11,260 7,052 6,662 13,714 6,670 6,298 12,968 

Aged 10-14 5,737 5,623 11,360 7,245 6,916 14,161 6,887 6,567 13,454 

Aged 15-19 5,888 5,543 11,431 6,852 6,543 13,395 6,559 6,245 12,804 

Aged 20-24 4,675 4,723 9,398 5,391 5,172 10,563 5,179 4,870 10,049 

Aged 25-29 5,011 5,156 10,167 5,995 5,769 11,764 5,774 5,427 11,201 

Aged 30-34 5,350 5,632 10,982 5,808 5,794 11,601 5,577 5,468 11,045 

Aged 35-39 5,869 6,126 11,995 6,700 6,645 13,345 6,393 6,277 12,670 

Aged 40-44 7,288 7,419 14,707 7,589 7,387 14,976 7,231 7,004 14,235 

Aged 45-49 7,898 7,931 15,829 7,720 7,735 15,454 7,355 7,366 14,721 

Aged 50-54 6,734 7,161 13,895 7,338 7,523 14,862 7,016 7,228 14,244 

Aged 55-59 6,252 6,540 12,792 6,989 7,305 14,293 6,705 7,051 13,756 

Aged 60-64 6,602 7,195 13,797 7,141 7,545 14,686 6,888 7,311 14,199 

Aged 65-69 6,850 7,088 13,938 8,012 8,638 16,650 7,745 8,385 16,130 

Aged 70-74 4,697 5,119 9,816 7,940 8,513 16,453 7,707 8,279 15,986 

Aged 75-79 3,722 4,439 8,161 6,295 7,202 13,498 6,129 7,018 13,147 

Aged 80-84 2,648 3,632 6,280 5,020 6,033 11,053 4,901 5,882 10,783 

Aged 85+ 2,145 4,454 6,599 7,552 10,406 17,959 7,355 10,091 17,446 

Total 99,381 105,004 204,385 123,342 128,139 251,481 118,394 122,761 241,155 
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Population Trends and Projections for South Gloucestershire 
3.34 Figure 28 shows the current and historic mid-year population estimates and Census estimates for South 

Gloucestershire over the period since 1981.  The data suggests that the local authority’s population 

increased steadily over time.  ONS Mid-Year Estimates for the period since 2001 over-estimated the rate of 

growth for the period to 2011, but to a lesser extent than in North Somerset.  The 2011 Census suggested 

that there were fewer people living in the local authority than had previously been estimated.  The ONS 

therefore revised the estimate downward by around 3,400 persons to reflect the Census data. 

Figure 28: South Gloucestershire official population estimates for the period 1981-2012 (Source: UK Census of Population 1981, 

1991, 2001 and 2011; ONS Mid-Year Estimates, including data since superseded) 

 

Figure 29: South Gloucestershire annual net change in population based on official population estimates for the period 1981-

2013 (Source: UK Census of Population 1981, 1991, 2001 and 2011; ONS Mid-Year Estimates, including data since 

superseded) 
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Components of Population Change 

3.35 Changes in the population can be broadly classified into two categories:  

» natural change in the population (in terms of births and deaths) and,  

» changes due to migration, both in terms of international migration and also moves within the UK.   

3.36 In addition to these changes, the ONS Mid-Year Estimates include adjustments for other changes, the 

largest of which is often “Unattributable Population Change”.  This is an accountancy adjustment that 

enables the final population estimate to be constrained to external data sources which are normally more 

reliable, such as the Census. 

3.37 Figure 30 presents the underlying data from the components of annual population change over the period 

1991 to 2013. 

Figure 30: South Gloucestershire components of population change, revised in the light of the 2011 Census (Source: ONS Mid-

Year Population Estimates, revised. Note: “Other Changes” includes adjustments for prisoners, armed forces and 

other unattributable changes. Figures for 2001-02 onward presented unrounded for transparency, but should only be 

treated as accurate to the nearest 100. Figures for earlier years rounded to the nearest 100) 

p Births Deaths 
Natural 

Change 

UK Migration 
International  

Migration Other 

Changes 

Migration 

and Other 

Changes 

Total 

Change 
In Out In Out 

1991-92 3,200 1,900 1,300 -   -   -   -   -   2,200 3,500 

1992-93 3,100 1,800 1,300 -   -   -   -   -   1,700 3,000 

1993-94 3,200 1,900 1,400 -   -   -   -   -   800 2,200 

1994-95 3,300 1,800 1,400 -   -   -   -   -   -900 500 

1995-96 3,200 1,900 1,300 -   -   -   -   -   400 1,700 

1996-97 3,300 2,000 1,300 -   -   -   -   -   2,000 3,300 

1997-98 3,000 1,900 1,200 -   -   -   -   -   900 2,100 

1998-99 3,000 2,000 1,000 -   -   -   -   -   2,200 3,300 

1999-00 2,900 2,100 800 -   -   -   -   -   2,300 3,200 

2000-01 2,800 1,900 900 -   -   -   -   -   300 1,200 

2001-02 2,688 1,907 781 12,054 10,881 856 549 -491 989 1,770 

2002-03 2,813 2,000 813 11,915 11,331 1,066 516 -526 608 1,421 

2003-04 2,920 1,986 934 12,611 11,431 955 452 -567 1,116 2,050 

2004-05 2,940 1,917 1,023 11,944 11,416 1,339 345 -593 929 1,952 

2005-06 2,899 1,899 1,000 12,554 11,827 1,511 527 -631 1,080 2,080 

2006-07 2,904 1,934 970 12,746 12,926 1,587 373 -622 412 1,382 

2007-08 3,153 1,992 1,161 12,244 12,388 1,405 679 -413 169 1,330 

2008-09 3,006 1,962 1,044 12,473 11,976 1,354 694 -441 716 1760 

2009-10 3,105 1,938 1,167 12,557 12,224 1273 538 -494 574 1,741 

2010-11 3,084 2,026 1,058 12,698 12,012 1,400 578 -620 888 1,946 

2011-12 3,137 2,009 1,128 14,164 12,986 1,102 678 0 1,602 2,730 

2012-13 3,122 2,154 968 14,327 13,058 1,518 624 -171 1,992 2,960 
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Figure 31: South Gloucestershire components of population change (Source: ONS Mid-Year Population Estimates, revised) 

 

3.38 It is evident from Figure 31 that natural change has remained relatively consistent, averaging around an 

additional 1,100 persons each year.  Migration and other changes vary much more – ranging from a net loss 

of 900 persons recorded for 1994-95 up to a net gain of more than 2,000 persons due to migration and 

other changes recorded in a number of years during the 1990s (based on ONS Mid-Year Population 

Estimates). 

Establishing Population Projections for South Gloucestershire 

3.39 Whilst it is relatively straightforward to measure natural population change, it is much more difficult to 

measure migration.  Furthermore, the number of migrants can vary substantially from year to year; and 

relatively small changes in gross flows can have a significant impact on overall net migration.  In 

establishing future population projections, it is important to recognise the importance of migration and 

other changes. 

3.40 Whilst migration estimates can vary from year-to-year, these differences may be partly due to changes in 

the underlying trends but can also be associated with uncertainties in measuring the flows.  It is recognised 

that the impact of international migration is particularly difficult to measure; and although current 

estimates have been improved, data can still be unreliable at a local level. 

3.41 For this reason, when preparing population projections we consider migration trends averaged over longer 

periods of time.  The appropriate period will vary depending on the purpose of the projection – but longer-

term projections typically benefit from longer-term trends.  The SHMA has therefore developed population 

projections using migration trends based on the 10-year intercensal period (2001-2011) which normally 

relies on Census data instead of mid-year estimates.  However, to maintain consistency with the projections 

for Bristol, we have based the 10-year population change on the mid-2001 and mid-2011 population 

estimates. 

3.42 Figure 32 compares the 2012-based sub national population projections (based on short-term migration 

trends) with the projections based on longer-term migration trends over the period 2012-36.  The SNPP 

projections suggest that the population will increase to 316,700 by 2036, whilst the 10-year trend projects 

304,800 persons (24-year increases of 50,500 persons and 38,700 persons respectively). 
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Figure 32: South Gloucestershire population projection based on migration trends 

 

Figure 33: South Gloucestershire population projections 2012-36 by gender and 5-year age cohort based on 2012-based SNPP 

and 10-year migration trend scenarios (Note: All figures presented unrounded for transparency) 

Age 
2012 

2036 

2012-based SNPP 10-year migration trend 

M F Total M F Total M F Total 

Aged 0-4 8,242 7,954 16,196 8,707 8,212 16,919 8,244 7,781 16,025 

Aged 5-9 7,774 7,388 15,162 9,081 8,598 17,679 8,591 8,140 16,731 

Aged 10-14 7,792 7,385 15,177 9,314 8,769 18,083 8,841 8,329 17,170 

Aged 15-19 9,269 8,398 17,667 9,838 9,124 18,962 9,380 8,698 18,078 

Aged 20-24 8,129 7,423 15,552 10,869 8,485 19,354 10,312 8,059 18,371 

Aged 25-29 8,042 7,953 15,995 9,744 8,495 18,240 9,321 8,062 17,383 

Aged 30-34 8,001 8,242 16,243 9,074 8,351 17,425 8,711 7,932 16,643 

Aged 35-39 8,467 8,496 16,963 9,684 9,042 18,726 9,264 8,577 17,841 

Aged 40-44 9,900 10,283 20,183 10,292 9,804 20,097 9,846 9,315 19,161 

Aged 45-49 10,741 11,066 21,807 9,938 10,123 20,061 9,517 9,643 19,160 

Aged 50-54 9,300 9,065 18,365 9,268 9,710 18,978 8,937 9,342 18,279 

Aged 55-59 7,562 7,756 15,318 8,460 9,088 17,548 8,197 8,818 17,015 

Aged 60-64 7,342 7,575 14,917 8,086 8,822 16,908 7,902 8,617 16,519 

Aged 65-69 7,237 7,469 14,706 8,870 9,778 18,648 8,702 9,596 18,298 

Aged 70-74 5,131 5,639 10,770 8,555 9,630 18,185 8,434 9,475 17,909 

Aged 75-79 4,136 4,857 8,993 6,657 7,509 14,167 6,577 7,399 13,976 

Aged 80-84 2,790 3,664 6,454 4,914 5,912 10,826 4,861 5,822 10,683 

Aged 85+ 1,966 3,713 5,680 6,831 9,048 15,878 6,736 8,851 15,587 

Total 131,821 134,326 266,147 158,183 158,500 316,683 152,372 152,455 304,827 
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Establishing Population Projections for Wider Bristol 
3.43 Considering the projections for the three local authorities collectively suggests that the 2012-based SNPP 

(based on short-term migration trends) is marginally higher than the projection based on longer-term  

10-year migration trends: the SNPP projections suggest that the population will increase from 938,600 to 

1,093,000 over the 20-year period 2016-36, whilst the 10-year migration trend scenario projects that the 

population will increase from a marginally lower 936,900 to 1,083,100 over the same period (20-year 

increases of 154,400 persons and 146,100 persons respectively). 

3.44 As previously noted when deriving the projections for each area, longer-term projections typically benefit 

from longer-term trends – so the 10-year migration trend provides the principal projection for the further 

SHMA analysis.  It is also important to consider the projected increase for the period 2012-16 (between the 

base year for the projections and the base year for the Plan): a projected growth of 34,000 persons.  Figure 

34 shows the projected change in population by 5-year age band for this initial period 2012-16 and also for 

the 20-year Plan period 2016-36. 

Figure 34: Wider Bristol population projections 2012-16 and 2016-36 by 5-year age cohort based on 10-year migration trend 

scenario (Note: All figures presented unrounded for transparency) 

Age 

Projected Change prior to Plan period Projected Change during Plan period 

2012 2016 
Net change  

2012-16 
2016 2036 

Net change  
2016-36 

Aged 0-4 58,837 60,022 +1,185 60,022 62,705 +2,683 

Aged 5-9 50,505 56,440 +5,935 56,440 60,682 +4,242 

Aged 10-14 47,989 48,614 +625 48,614 59,890 +11,276 

Aged 15-19 54,837 53,290 -1,547 53,290 63,645 +10,355 

Aged 20-24 70,496 73,076 +2,580 73,076 81,476 +8,400 

Aged 25-29 66,989 71,553 +4,564 71,553 78,169 +6,616 

Aged 30-34 64,759 67,504 +2,745 67,504 70,148 +2,645 

Aged 35-39 59,134 61,981 +2,847 61,981 68,618 +6,637 

Aged 40-44 62,908 58,314 -4,594 58,314 68,425 +10,111 

Aged 45-49 65,004 62,897 -2,107 62,897 65,902 +3,005 

Aged 50-54 56,165 62,757 +6,592 62,757 60,940 -1,817 

Aged 55-59 48,761 52,787 +4,026 52,787 55,707 +2,919 

Aged 60-64 48,013 46,155 -1,858 46,155 52,530 +6,374 

Aged 65-69 45,233 47,903 +2,670 47,903 55,545 +7,643 

Aged 70-74 33,097 38,887 +5,790 38,887 53,355 +14,468 

Aged 75-79 27,632 28,992 +1,360 28,992 42,506 +13,514 

Aged 80-84 21,313 22,468 +1,155 22,468 33,246 +10,778 

Aged 85+ 21,311 23,300 +1,989 23,300 49,588 +26,288 

Total 902,983 936,939 +33,956 936,939 1,083,077 +146,138 

3.45 It is evident that the population in older age groups is projected to increase substantially during the Plan 

period, with half of the overall population growth (72,700 persons) projected to be aged 65 or over and 

35% projected to be 75 or over (50,600 persons).  This is particularly important when establishing the types 

of housing required and the need for housing specifically for older people, which is considered in Volume II 

of the SHMA.  It is also relevant when considering the likely number of future workers, which is considered 

further in the next section. 
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Economic Activity 
3.46 Forecasting future economic activity rates is a challenge: the analysis is inherently complex and dependent 

on a range of demographic, socio-economic and structural changes in the labour market.  However, the 

performance of the labour market in future years (and especially the impact of changing employment 

patterns) is an important factor which affects demand for housing. 

3.47 The Labour Force Survey (LFS) is a continuous survey of the employment circumstances of the nation’s 

population: it provides the official measures of employment and unemployment.  Figure 35 shows 

economic activity rates (EAR) by age and gender for the UK since 1991, based on LFS data.  It is evident that 

EAR rates are unlikely to remain constant in future as illustrated by past trends. 

Figure 35: Economic Activity Rate long-term UK trends (Source: Labour Market Statistics based on Labour Force Survey) 
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3.48 There are a number of notable trends evident: 

» Economic activity rates for people aged under 25 have steadily declined, primarily as a 

consequence of the increased numbers remaining in full-time education;  

» Economic activity rates for women in all groups aged 25+ have tended to increase, in particular 

those aged 50-64 where the rate has increased by almost a third (from 49% to 65%); and 

» Economic activity rates for men and women aged 50+ have tended to increase, in particular 

over the period since 2001. 

3.49 These changes in participation identified by the Labour Force Survey have been confirmed by Census data, 

which also shows that national trends are typically reflected at a local level. 

3.50 The most recent economic activity rate projections produced by ONS were published in January 2006 and 

covered the period to 202010; however these figures suggested substantially lower changes in activity rates 

than actually experienced over the last decade.  However, the performance of the labour market is 

important for national government, particularly in terms of forecasting the long term sustainability of tax 

revenues.  As part of their scrutiny of Government finances, the Office for Budget Responsibility (OBR) 

provide an independent and authoritative analysis of the UK’s public finances for Government, which 

includes detailed analysis of past and future labour market trends11. 

Labour Market Participation Projections 
3.51 The labour market participation projections produced by the OBR are based on historic profiles of different 

cohorts of the overall population – subsets that are grouped by year of birth and gender.  Their analysis is 

not based on simplistic trends but is designed to capture dynamics that are specific to particular ages and 

those that cut across generations: 

“We project each cohort into the future using age-specific labour market entry and exit rates 

as they age across time.  These exit and entry rates are generally held constant, although we 

adjust entry rates for younger cohorts (discussed further below), and exit rates for people 

approaching the State Pension age (SPA), since the SPA rises over our projection period.” 

3.52 Their analysis concludes: 

» Older people; economic activity rates of older people will increase in future years, mainly from 

a combination of factors including changes to State Pension age, less generous final salary 

pensions and increasing healthy longevity; 

» Female participation; in addition to changes to state pension age, economic activity rates for 

women will also increase due to cohort change: more women born in the 1980s will work 

compared to those born in the 1970s across all comparable ages, and the rates for women born 

in the 1970s will be higher than for those born in the 1960s and so on; and 

» Young people; economic activity rates of younger people will stop declining, although young 

people will continue to stay longer in education and the lower participation rates recently 

observed are not assumed to increase in future. 

                                                           
10 Projections of the UK labour force, 2006 to 2020 by Vassilis Madouros; published in ONS Labour Market Trends, January 2006 
11 OBR Fiscal Sustainability Report, July 2014: http://cdn.budgetresponsibility.org.uk/41298-OBR-accessible.pdf 

http://cdn.budgetresponsibility.org.uk/41298-OBR-accessible.pdf


 
 

Opinion Research Services | Wider Bristol HMA Strategic Housing Market Assessment: Volume I July 2015 

 

 

 42  

Older People 
3.53 Recent increases in State Pension Age (SPA) are expected to prompt a labour market response as people 

retiring at an older age will exit the labour market later.  Recent research from the Institute for Fiscal 

Studies (IFS) and University College London12 concluded that: 

“Future increases in the state pension age will lead to a substantial increase in employment”. 

3.54 However, the issue is complex: most people do not retire at the SPA precisely, and other factors influence 

retirement decisions: 

» Health: longer, healthier lives mean people spend longer in employment;  

» Education: higher levels of education are associated with working for longer and service sector 

expansion (including new technology and self-employment) give new options for some people 

to work for longer; 

» Family circumstances: evidence suggests couples make joint retirement decisions, choosing to 

retire at similar points in time; 

» Financial considerations: expectations of post-retirement incomes are changing as people 

(especially women) have to wait longer before receiving their State Pension and defined benefit 

pensions continue to decline; and 

» Compulsory retirement age: the default retirement age (formerly 65) has been phased out – 

most people can now work for as long as they want to.  Retirement age, therefore, is when an 

employee chooses to retire.  Most businesses don’t set a compulsory retirement age for their 

employees13. 

3.55 Nevertheless, financial drivers are particularly important in the decision of when to retire, and changes to 

the State Pension age coupled with reduced membership of private schemes (Figure 36) will inevitably lead 

to higher economic activity rates amongst the older population. 

Figure 36: Membership of private sector defined benefit and defined contribution schemes (Source: NAO) 

 
                                                           
12 http://www.ifs.org.uk/pr/spa_pr_0313.pdf 
13 https://www.gov.uk/retirement-age 
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3.56 Figure 37 shows the long-term trends in employment rates for men and women aged 60-74 together with 

the OBR short-term and longer-term projections. 

Figure 37: Employment rates for 60-74 years olds (Source: ONS, OBR. Note: Prior to 1983, the Labour Force Survey does not 

contain an annual series for these indicators, so only available years are shown. The OBR medium-term forecast to 

2018 is produced top-down, not bottom-up, so the dotted lines for that period are a simple linear interpolation) 

 
3.57 In summary, for those: 

» Aged 60-64: employment rates for women are projected to continue increasing rapidly over the 

short-term as the SPA is equalised.  Rates for both men and women are then projected to 

increase more marginally over the longer-term, although the projected rates for men remain 

notably lower than those actually observed in the late 1970s; 

» Aged 65-69: the gap between rates for men and women is projected to reduce over the short-

term, with rates for both expected to increase progressively over the longer-term; and 

» Aged 70-74: the rates for these older men and women are projected to converge, although only 

marginal increases in the rates are otherwise expected – fewer than 1-in-8 people in this age 

group are expected to be working until at least the 2030s. 

Female Participation 
3.58 Women’s participation in the labour force has increased, particularly since the 1970s, for a complex range 

of societal and economic reasons: 

» Childbirth: decisions regarding children are changing.  More women choose childlessness, or 

childbirth is delayed until women are in their 30s or 40s.  Post childbirth decisions on return to 

the workforce are also influenced by a variety of factors (e.g. childcare arrangements, tax 

implications for second incomes, family circumstances); 

» Lone parents: employment rates for lone parents lag behind mothers with partners, but this 

gap has been closing; 

» Support services for women in work: an increase in available options to support women in 

work (e.g. childcare services, flexible working arrangements); 
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» Equal pay:  the gender wage differential has been narrowing (although still exists) giving women 

higher rewards for work; and 

» Education: higher levels of education have opened new career opportunities outside historically 

traditional female sectors. 

3.59 National policy still aspires to encourage more women into work. The Government is seeking to “incentivise 

as many women as possible to remain in the labour market”14 and the Autumn Statement in 2014 included 

plans for more support for childcare (for example, Tax Free Childcare; Childcare Business Grant) and an 

ambition to match countries with even higher employment rates for women. 

3.60 Historic data clearly shows that women born in the 1950s (who are now approaching retirement) have 

been less likely to be economically active than those born more recently, based on the comparison of data 

for individual ages.  Participation rates for women have progressively increased over time: women born in 

the 1960s had higher rates than those born in the 1950s, women born in the 1970s had higher rates again, 

and women born in the 1980s have had the highest rates.  The OBR projections take account of these 

historic differences between cohorts, but they do not assume that female cohorts yet to enter the labour 

market have even higher participation rates. 

3.61 Figure 38 shows the trends in female economic participation rates by year of birth together with the OBR 

projections, which show how this cohort effect is likely to contribute towards higher economic activity rates 

in future. 

Figure 38: Female participation rates by Cohort (Source: ONS, OBR) 

 
  

                                                           
14 https://www.gov.uk/government/uploads/system/uploads/attachment_data/file/371955/Women_in_the_workplace_Nov_2014.pdf 
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Young People 
3.62 The key issue for young people is at what age they enter the labour market.  There has been a pronounced 

fall in economic participation rates for 16 and 17 year olds over time, but this fall in economic activity 

complements an increase in academic activity as young people stay longer in education15.  There have been 

similar (though less pronounced) declining trends for 18-20 year olds.   

3.63 National policy is also changing.  The school leaving age rises to 18 in 2015 and the Government has 

removed the cap on student numbers attending higher education16. 

3.64 The policy changes indicate it is unlikely that economic participation rates will increase for these younger 

age groups. However, it should be noted that OBR projections expect these lower participation rates to 

stabilise at the current level rather than continue to decline.  Further, the projections assume that this 

increased academic activity will not reduce economic activity rates as individuals get older.  For example, 

entry rates into the labour market for people in their twenties are assumed to be higher than previously 

observed to take account of those who have deferred economic activity due to academic study. 

Projecting Future Economic Activity for Wider Bristol 
3.65 Figure 39 shows the estimated economic activity rates for 2012 and the projected rates for 2036 based on 

Census data for Bristol, North Somerset and South Gloucestershire, and the OBR labour market 

participation projections. 

Figure 39: Economic activity rates in 2012 and 2036 by age and gender based on OBR Labour Market Participation Projections 

 

3.66 Participation rates for men under 60 are not projected to change, except for a very small decline in activity 

for those aged 16-19.  There is increased in participation projected for men aged 60 and over, but these 

changes are only relatively marginal. 

3.67 Participation rates for women are projected to change due to the cohort effects previously discussed.  The 

rates for those aged under 35 are relatively stable (as there is no increased participation assumed for 

women born after the 1980s), but there are increased participation rates projected for all older age groups. 

                                                           
15 http://www.hefce.ac.uk/pubs/year/2015/201503/ 
16 http://www.bbc.co.uk/news/education-25236341 
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3.68 Figure 40 shows the estimated economically active population for the Wider Bristol HMA in 2012 and the 

projected economically active population in 2036 based on the population projections previously produced 

based on 10-year migration trends. 

Figure 40: Wider Bristol projected economically active population 2012-16 and 2016-36 based on 10-year migration trend 

scenario by gender and 5-year age cohort (Note: All figures presented unrounded for transparency) 

Age 

Projected Change prior to Plan period Projected Change during Plan period 

2012 2016 
Net change  

2012-16 
2016 2036 

Net change  
2016-36 

Male       

Aged 16-19 12,092 11,345 -747 11,345 13,123 +1,778 

Aged 20-24 26,238 27,805 +1,567 27,805 30,984 +3,179 

Aged 25-29 31,383 34,150 +2,767 34,150 38,457 +4,307 

Aged 30-34 31,480 33,052 +1,573 33,052 35,881 +2,828 

Aged 35-39 28,279 29,603 +1,324 29,603 34,226 +4,623 

Aged 40-44 29,572 27,378 -2,194 27,378 33,440 +6,061 

Aged 45-49 29,839 28,916 -923 28,916 30,849 +1,933 

Aged 50-54 25,226 28,173 +2,947 28,173 27,344 -829 

Aged 55-59 20,232 21,852 +1,620 21,852 23,042 +1,190 

Aged 60-64 13,678 13,307 -371 13,307 17,077 +3,770 

Aged 65-69 5,885 5,920 +35 5,920 10,415 +4,495 

Aged 70-74 1,618 2,094 +476 2,094 3,739 +1,644 

Aged 75+ 435 524 +89 524 1,435 +910 

Female             

Aged 16-19 12,248 11,474 -775 11,474 13,355 +1,881 

Aged 20-24 23,508 24,389 +881 24,389 26,908 +2,520 

Aged 25-29 26,554 27,757 +1,203 27,757 29,335 +1,577 

Aged 30-34 25,988 26,977 +989 26,977 26,677 -301 

Aged 35-39 23,605 25,406 +1,801 25,406 26,969 +1,563 

Aged 40-44 26,230 24,704 -1,526 24,704 28,372 +3,667 

Aged 45-49 27,718 26,965 -754 26,965 28,645 +1,681 

Aged 50-54 23,573 26,394 +2,821 26,394 26,178 -216 

Aged 55-59 18,150 20,564 +2,415 20,564 22,599 +2,035 

Aged 60-64 9,771 12,093 +2,323 12,093 17,674 +5,581 

Aged 65-69 3,905 4,738 +834 4,738 10,708 +5,970 

Aged 70-74 927 1,285 +358 1,285 3,572 +2,287 

Aged 75+ 442 437 -6 437 1,526 +1,090 

Total 478,576 497,304 +18,728 497,304 562,530 +65,226 

3.69 The economically active population is projected to increase by around 65,200 people over the 20-year Plan 

period 2016-36, equivalent to an average increase of 3,260 additional workers each year.  In addition, a 

growth of 18,700 additional workers is projected for the period 2012-16; yielding an overall projected 

increase of around 84,000 economically active people across Wider Bristol by 2036.  This reflects the 

projected growth of working aged people, however it also includes a substantial increase of 36,700 people 

aged 55 or over (44% of the total) which reflects the trends in increased participation from older age 

groups. 
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Establishing Household Projections for Wider Bristol 

Household Population and Communal Establishment Population 
3.70 Prior to considering household projections, it is necessary to identify the household population and 

separate out the population assumed to be living in Communal Establishments (institutional population).  

The methodology used by the SHMA is consistent with the CLG approach17: 

“For the household projections, the assumption is made that the institutional population 

stays constant at 2011 levels by age, sex and marital status for the under 75s and that the 

share of the institutional population stays at 2011 levels by age, sex and relationship status 

for the over 75s.  The rationale here is that ageing population will lead to greater level of 

population aged over 75 in residential care homes that would not be picked up if levels were 

held fixed but holding the ratio fixed will.” (page 12) 

3.71 The 2011 Census identified 17,321 persons living in Communal Establishments in the Wider Bristol HMA 

(9,420 in Bristol, 3,341 in North Somerset and 4,560 in South Gloucestershire).  This is broadly consistent 

with the 17,343 persons estimate for 2011 in the CLG 2012-based household projections.  Figure 41 shows 

the breakdown between the household population and the population living in Communal Establishments. 

Figure 41: Household population and communal establishment projections 2012-16 and 2016-36 based on 10-year migration 

trend scenario by 10-year age cohort 

Age 

Projected Change prior to Plan period Projected Change during Plan period 

2012 2016 
Net change  

2012-16 
2016 2036 

Net change  
2016-36 

Household Population       

Aged 0-14 157,146 164,891 +7,745 164,891 183,092 +18,201 

Aged 15-24 117,562 118,595 +1,033 118,595 137,351 +18,756 

Aged 25-34 130,616 137,924 +7,308 137,924 147,184 +9,260 

Aged 35-44 121,218 119,471 -1,747 119,471 136,219 +16,748 

Aged 45-54 120,310 124,795 +4,485 124,795 125,982 +1,187 

Aged 55-64 96,087 98,256 +2,169 98,256 107,550 +9,294 

Aged 65-74 77,589 86,048 +8,459 86,048 108,159 +22,111 

Aged 75-84 47,220 49,696 +2,476 49,696 73,051 +23,356 

Aged 85+ 17,868 19,634 +1,766 19,634 42,375 +22,740 

Total 885,616 919,309 +33,693 919,309 1,060,963 +141,654 

Communal Establishments             

Aged 0-14 185 185 0 185 185 0 

Aged 15-24 7,771 7,771 0 7,771 7,771 0 

Aged 25-34 1,132 1,132 0 1,132 1,132 0 

Aged 35-44 824 824 0 824 824 0 

Aged 45-54 859 859 0 859 859 0 

Aged 55-64 687 687 0 687 687 0 

Aged 65-74 741 741 0 741 741 0 

Aged 75-84 1,725 1,764 +39 1,764 2,700 +936 

Aged 85+ 3,443 3,666 +223 3,666 7,213 +3,547 

Total 17,367 17,629 +262 17,629 22,112 +4,484 

Total Population 902,983 936,937 +33,954 936,937 1,083,075 +146,138 

                                                           
17

 Household Projections 2012-based: Methodological Report, Department for Communities and Local Government, February 2015 
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3.72 It will be important to recognise the projected growth of population aged 75 or over living in communal 

establishments when establishing the overall housing requirement. 

3.73 Given that the population projections have already established the total population aged 75 or over, a 

consequence of the assumed increase in institutional population for these age groups is fewer older people 

being counted in the household population.  This affects the projected household growth for the area.  It is 

therefore necessary to plan for the increase in institutional population, as this will be additional to the 

projected household growth; although the councils will need to consider the most appropriate types of 

housing in the context of future plans for delivering care and support for older people. 

3.74 As previously noted, the population in older age groups is projected to increase substantially during the 

Plan period, and Volume II of the SHMA provides further analysis of the range of different types of housing 

required specifically for older people. 

Household Representative Rates 
3.75 Household Representative Rates (HRRs) are a demographic tool used to convert population into 

households and are based on those members of the population who can be classed as “household 

representatives” or “heads of household”.  The HRRs used are key to the establishment of the number of 

households and, further, the number of households is key to the number of homes needed in future. 

3.76 The proportion of people in any age cohort who will be household representatives vary between people of 

different ages, and the rates also vary over time.  HRRs are published as part of the household projections 

produced by CLG.  The 2011 Census identified that the CLG 2008-based household projections had 

significantly overestimated the number of households.  Nevertheless, this had been anticipated and the 

methodology report published to accompany the 2008-based projections acknowledged (page 10): 

“Labour Force Survey (LFS) data suggests that there have been some steep falls in 

household representative rates for some age groups since the 2001 Census … this can only be 

truly assessed once the 2011 Census results are available.” 

3.77 The CLG 2012 based household projections technical document confirmed the findings (page 24): 

“At the present time the results from the Census 2011 show that the 2008-based projections 

were overestimating the rate of household formation and support the evidence from the 

Labour Force Survey that household representative rates for some (particularly younger) age 

groups have fallen markedly since the 2001 Census.” 

3.78 Prior to the publication of CLG 2012 based household projections, the PAS OAN technical advice note 

commended the approach set out by the South Worcestershire Local Plan Inspector which states 

(paragraph 5.25 onwards): 

“Up to 2021 … plan-makers should use the interim 2011-based assumptions. Thereafter they 

should assume that rates of change in HRRs (‘headship rates’) should return to the earlier 

trends, as projected in CLG 2008.” 

3.79 Further to this a senior inspector, Keith Holland, also suggested: 

“It would be sensible to work on the basis that the household formation rate will gradually 

return to higher levels as the economy recovers. I therefore consider that a “blended” rate 

that assumes the 2011 rate until 2020 and the higher 2008 rate thereafter is appropriate.” 
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3.80 Whilst Inspectors have been keen to avoid perpetuating any possible “recessionary impact” associated with 

the lower formation rates suggested by the interim 2011-based data, the CLG household projections are 

based on much longer-term trends.  Ludi Simpson (Professor of Population Studies at the University of 

Manchester and the originator and designer of the PopGroup demographic modelling software) recently 

considered the CLG households projections in an article published in Town and Country Planning 

(December 2014): 

“Although it is sometimes claimed that the current household projections are based on the 

experience of changes between 2001 and 2011, this is true only of the allocation of 

households to household types in the second stage of the projections. The total numbers of 

households in England and in each local authority are projected on the basis of 40 years of 

trends in household formation, from 1971 to 2011.” 

3.81 Nevertheless, the interim 2011-based household projections were prepared before the necessary Census 

data was available and it has become evident that some of the historic household representative rates 

were estimated inaccurately.  The 2012-based household projections published in February 2015 

incorporate far more data from the 2011 Census and provide data for the 25-year period 2012-37 based on 

long-term demographic trends.  The household representative projections use a combination of two fitted 

trends through the available Census points (1971, 1981, 1991, 2001 and 2011). 

3.82 It is possible to understand the impact of the new household representative rates through applying the 

2012-based rates and the 2008-based and interim 2011-based rates to the same population.  Using the 

household population data in the 2012-based projections for the 10-year period 2011-2021 (the only years 

where household representative rates are available from all three projections), the 2012-based rates show 

an annual average growth of 218,600 households across England.  This compares to 241,600 households 

using the 2008-based rates and 204,600 households using the interim 2011-based rates.  Therefore, the 

2012-based rates yield household growth that is 7% higher than the interim 2011-based rates and only 10% 

lower than the 2008-based rates.  At a local level, a third of local authorities have 2012-based rates that are 

closer to 2008-based rates than the interim 2011-based rates. 

3.83 The 2012-based projections supersede both the 2008-based household projections and the interim 2011-

based household projections.  The changes since 2008 were anticipated and these reflect real demographic 

trends, and therefore we should not adjust these further; although the extent to which housing supply may 

have affected the historic rate is one of the reasons that we also consider market signals when determining 

the OAN for housing. 
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Household Projections 
3.84 Using the CLG 2012-based household representative rates, we can establish the projected number of 

additional households.  The projected increase in households across the Wider Bristol HMA is summarised 

in Figure 42. 

3.85 Figure 42 also provides an estimate of dwelling numbers, which takes account of vacancies and second 

homes based on the proportion of dwellings without a usually resident household identified by the 2011 

Census.  This identified a rate of 3.8% for Bristol, 4.1% for North Somerset and 2.3% for South 

Gloucestershire.  The rate was 3.4% across the Wider Bristol HMA as a whole. 

Figure 42: Projected households and dwellings over the 20-year period 2016-36 10-year migration trend scenario (Note: 

Dwelling numbers derived based on proportion of dwellings without a usually resident household in 2011 Census) 

 

Projected Change prior to Plan period Projected Change during Plan period 

2012 2016 
Net change  

2012-16 
2016 2036 

Net change  
2016-36 

Households 382,352 398,696 
+16,344 

 +4,086 pa 
398,696 474,500 

+75,804 

+3,790 pa 

Dwellings 395,838 412,759 
+16,921 

+4,230 pa 
412,759 491,237 

+78,478 

+3,924 pa 

Conclusions 
3.86 PPG identifies that the “starting point estimate of overall housing need” is the CLG 2012-based household 

projections.  For the 20-year Plan period 2016-36, these projections show an increase from 399,150 to 

477,690 households across the Wider Bristol HMA – an overall growth of 78,540 households, equivalent to 

an average of around 3,930 households each year. 

3.87 The data above shows that the principal population projection (based on 10-year migration trends) 

identifies a similar increase of 75,804 households (78,478 dwellings) over the 20-year Plan period 2016-36, 

equivalent to an average of 3,790 households per year across the Wider Bristol HMA.  The long-term 

migration trends based on the intercensal period provide the most robust and reliable basis for projecting 

the future population, and therefore the projected household growth of 3,790 households each year 

(3,924 dwellings) provides the most appropriate demographic projection on which to base the 

Objectively Assessed Need (OAN) for housing for the 20-year Plan period 2016-36. 

3.88 It will also be important to consider the housing delivery over the period 2012-16 in the context of the 

projected increase of 16,344 households (and the need for 16,921 dwellings) over this period when 

establishing the OAN for the Wider Bristol HMA. 
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4. Affordable Housing Need 
Identifying households who cannot afford market housing 

4.1 Demographic projections provide the basis for identifying the Objectively Assessed Need for all types of 

housing, including both market housing and affordable housing. 

4.2 PPG notes that affordable housing need is based on households “who lack their own housing or live in 

unsuitable housing and who cannot afford to meet their housing needs in the market” (paragraph 22) and 

identifies a number of different types of household which may be included: 

What types of households are considered in housing need? 

The types of households to be considered in housing need are: 

» Homeless households or insecure tenure (e.g. housing that is too expensive compared to 

disposable income) 

» Households where there is a mismatch between the housing needed and the actual dwelling 

(e.g. overcrowded households) 

» Households containing people with social or physical impairment or other specific needs living in 

unsuitable dwellings (e.g. accessed via steps) which cannot be made suitable in-situ 

» Households that lack basic facilities (e.g. a bathroom or kitchen) and those subject to major 

disrepair or that are unfit for habitation 

» Households containing people with particular social needs (e.g. escaping harassment) which 

cannot be resolved except through a move 

Planning Practice Guidance: Assessment of housing and economic development needs (March 2014)  

Paragraph 023 

4.3 PPG also suggests a number of data sources for assessing past trends and recording current estimates for 

establishing the need for affordable housing (paragraph 24): 

» Local authorities will hold data on the number of homeless households, those in temporary 

accommodation and extent of overcrowding. 

» The Census also provides data on concealed households and overcrowding which can be 

compared with trends contained in the English Housing Survey. 

» Housing registers and local authority and registered social landlord transfer lists will also 

provide relevant information. 

4.4 The following section considers each of these sources in turn, alongside other relevant statistics and 

information that is available. 
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Past Trends and Current Estimates of the Need for Affordable Housing 

Local Authority Data: Homeless Households and Temporary Accommodation 
4.5 In Wider Bristol, there was a downward trend in the number of households accepted as being homeless 

and in priority need over the last decade (Figure 43).  There were 544 such households in the first quarter 

of 2001 which reduced to 93 households by the first quarter of 2011, a net reduction of 451 households; 

however numbers have recently increased, with 202 households accepted as being homeless and in priority 

need during the first quarter of 2014 (and higher numbers in later quarters). 

4.6 There has also been a downward trend in households living in temporary accommodation.  There were 

1,234 such households in 2001, including 247 in bed and breakfast accommodation and a further 114 in 

hostels; this had reduced to 296 in 2011, a net reduction of 938 households.  However, there has recently 

been a significant increase in the number of households in temporary housing: 398 households at the end 

of the first quarter of 2014 and 577 households by the end of the year.  There were also 102 households 

that had been accepted homeless but without temporary accommodation provided (Figure 44). 

Figure 43: Households accepted as homeless and in priority need and households in temporary accommodation 2001-14 

(Source: CLG P1E returns) 

 

Figure 44: Households in temporary accommodation (Source: CLG P1E returns for March 2001, March 2011 and March 2014) 

 
Wider Bristol England 

2014 2001 2011 2014 

Households in 
temporary 
accommodation 

Bed and breakfast 247 13 82 -   

Hostels 114 100 153 -   

Local Authority or RSL stock 295 116 107 -   

Private sector leased (by LA or RSL) 174 19 15 -   

Other (including private landlord) 404 48 41 -   

TOTAL 1,234 296 398 -   

Rate per 1,000 households 3.5 0.8 1.0 2.5 

Households accepted as homeless but without  
temporary accommodation provided 

296 32 102 -   
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4.7 It is evident that statutory homelessness has not become significantly worse in Wider Bristol over the 

period since 2001, but this does not necessarily mean that fewer households risk becoming homeless.  

Housing advice services provided by the councils limit the number of homeless presentations, through 

helping people threatened with homelessness find housing before they become homeless.  Housing 

allocation policies can also avoid the need for temporary housing if permanent housing is available sooner; 

however many households facing homelessness are now offered private rented housing. 

4.8 Changes to the Law in 2010 means private sector households can now be offered accommodation in the 

Private Rented Sector and this cannot be refused, provided it is a reasonable offer.  Prior to this change, 

Local Authorities could offer private sector housing to homeless households (where they have accepted a 

housing duty under Part 7 of the Housing Act 1996) but the applicant was entitled to refuse it.  The 

Localism Act 2010 means refusal is no longer possible providing the offer is suitable.  While the change aims 

to reduce the pressures on the social housing stock, an indirect result is that there are further demands on 

the private rented sector as Councils seek to house homeless households. 

Census Data: Concealed Households and Overcrowding 
4.9 The Census provides detailed information about households and housing in the local area.  This includes 

information about concealed families (i.e. couples or lone parents) and sharing households.  These 

households lack the sole use of basic facilities (e.g. a bathroom or kitchen) and have to share these with 

their “host” household (in the case of concealed families) or with other households (for those sharing). 

Concealed Families 

4.10 The number of concealed families living with households in Wider Bristol HMA increased from 2,070 to 

3,309 over the 10-year period 2001-11 (Figure 45), an increase of 1,239 families (60%). 

Figure 45: Concealed families in Wider Bristol HMA by age of family representative (Source: Census 2001 and 2011) 

 2001 2011 
Net change 

2001-11 

Aged under 25 335 813 +478 

Aged 25 to 34 687 1,062 +375 

Aged 35 to 44 268 319 +51 

Aged 45 to 54 110 291 +181 

Sub-total aged under 55 1,400 2,485 +1,084 

Aged 55 to 64 160 255 +96 

Aged 65 to 74 310 320 +10 

Aged 75 or over 200 249 +49 

Sub-total aged 55 or over 670 824 +155 

All Concealed Families 2,070 3,309 +1,239 

4.11 Although many concealed families do not want separate housing (in particular where they have chosen to 

live together as extended families), others are forced to live together due to affordability difficulties or 

other constraints – and these concealed families will not be counted as part of the CLG household 

projections.  Concealed families with older family representatives will often be living with another family in 

order to receive help or support due to poor health.  Concealed families with younger family 

representatives are more likely to demonstrate un-met need for housing.  When we consider the growth of 

1,239 families over the period 2001-11, almost 9-in-10 (87%) have family representatives aged under 55, 

with substantial growth amongst those aged under 35 in particular (in line with national trends). 
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Sharing Households 

4.12 The number of sharing households increased from 1,150 to 2,107 over the 10-year period 2001-11 (Figure 

46), an increase of 957 households (83%).  Most of these sharing households are in Bristol (1,764) and this 

is also where most of the growth has occurred (+820).  Growth in North Somerset was 120 households, 

with an increase of only 17 sharing households in South Gloucestershire. 

Figure 46: Shared Dwellings and Sharing Households in Wider Bristol HMA (Source: Census 2001 and 2011) 

 2001 2011 
Net change 

2001-11 

Number of shared dwellings 429 565 +136 

Number of household spaces in shared dwellings 1,357 2,312 +955 

All Sharing Households 1,150 2,107 +957 

Household spaces in shared dwellings with no usual residents 207 205 -2 

4.13 Figure 47 shows that the number of multi-adult households living in the area increased from 18,025 to 

24,390 households over the same period, an increase of 6,365 (35%).  These people also have to share basic 

facilities, but are considered to be a single household as they also share a living room, sitting room or dining 

area.  This includes Houses in Multiple Occupation (HMOs) with shared facilities, as well as single people 

living together as a group and individuals with lodgers. 

Figure 47: Multi-adult Households in Wider Bristol HMA (Source: Census 2001 and 2011) 

 2001 2011 
Net change 

2001-11 

Owned 9,130 9,462 +332 

Private rented 7,635 13,097 +5,462 

Social rented 1,260 1,831 +571 

All Households 18,025 24,390 +6,365 

4.14 The growth in multi-adult households was focussed particularly in the private rented sector, with an 

increase in single persons choosing to live with friends together with others living in HMOs.  This growth 

accounts for 5,462 households (an increase from 7,635 to 13,097 households over the period) and this 

represents over four-fifths (86%) of the total increase in multi-adult households living in the area. 

4.15 Nevertheless, shared facilities is a characteristic of HMOs and many people living in this type of housing will 

only be able to afford shared accommodation (either with or without housing benefit support).    Extending 

the Local Housing Allowance (LHA) Shared Accommodation Rate (SAR) allowance to cover all single persons 

up to 35 years of age has meant that many more young people will only be able to afford shared housing, 

and this has further increased demand for housing such as HMOs. 

4.16 There is therefore likely to be a continued (and possibly growing) role for HMOs, with more of the existing 

housing stock possibly being converted.  Given this context, it would not be appropriate to consider 

households to need affordable housing only on the basis of them currently sharing facilities (although there 

may be other reasons why they would be considered as an affordable housing need). 
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Overcrowding 

4.17 The Census also provides detailed information about occupancy which provides a measure of whether a 

household’s accommodation is overcrowded or under occupied: 

“There are two measures of occupancy rating, one based on the number of rooms in a 

household's accommodation, and one based on the number of bedrooms. The ages of the 

household members and their relationships to each other are used to derive the number of 

rooms/bedrooms they require, based on a standard formula. The number of 

rooms/bedrooms required is subtracted from the number of rooms/bedrooms in the 

household's accommodation to obtain the occupancy rating. An occupancy rating of -1 

implies that a household has one fewer room/bedroom than required, whereas +1 implies 

that they have one more room/bedroom than the standard requirement.” 

4.18 When considering the number of rooms required, the ONS use the following approach to calculate the 

room requirement: 

» A one person household is assumed to require three rooms (two common rooms and a 

bedroom); and 

» Where there are two or more residents it is assumed that they require a minimum of two 

common rooms plus one bedroom for: 

– each couple (as determined by the relationship question) 

– each lone parent 

– any other person aged 16 or over 

– each pair aged 10 to 15 of the same sex 

– each pair formed from any other person aged 10 to 15 with a child aged under 10 of the 

same sex 

– each pair of children aged under 10 remaining 

– each remaining person (either aged 10 to 15 or under 10). 

4.19 For Wider Bristol, overcrowding increased from 19,390 to 33,076 households (an increase of 13,686) over 

the 10-year period 2001-11 (Figure 48).  This represents a growth of 54%, which is higher than comparator 

areas such as Leeds (17%), Sheffield (40%) and Southampton (27%), and it is also higher than the national 

increase for England (23%).  When considered by tenure, overcrowding has increased by 513 households in 

the owner occupied sector, increased by 3,559 households in the social rented sector with the largest 

growth in the private rented sector where the number of overcrowded households has increased from 

7,451 to 17,065, a growth of 9,614 households over the 10-year period.  Nevertheless, the percentage of 

overcrowded households in the social rented sector has had the biggest increase from 12.1% to 17.5% (a 

growth of 45%). 

4.20 Considering the individual authorities in the study area: 

» Bristol has seen the most significant increase (+67%), particularly in social rent (+53%) although 

with substantial increase in other tenures (owned +31%; private rent +36%); 

» North Somerset has seen a more modest increase (+10%) including a reduction in both owned  

(-31%) and private rent (-3%), with only a relatively modest increase in social rent (+5%); and 

» South Gloucestershire has also seen an increase of 39% with a relatively small reduction in owned  

(-7%) but with increases in private rent (+38%) and social rent (+44%). 
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Figure 48: Proportion of overcrowded households 2011 and change 2001-11 by tenure (Note: Overcrowded households are 

considered to have an occupancy rating of -1 or less. Source: UK Census of Population 2001 and 2011) 

  

Occupancy rating (rooms) Occupancy rating 
(bedrooms) 

2011 2001 2011 
Net change 

2001-11 

N % N % N % N % 

Bristol         

Owned 2,971 2.9% 3,827 3.8% +856 +31% 1,950 2.0% 

Private rented 5,408 20.9% 12,941 28.4% +7,533 +36% 3,853 8.5% 

Social rented 4,317 12.6% 7,173 19.3% +2,856 +53% 3,638 9.8% 

All Households 12,696 7.8% 23,941 13.1% +11,245 +67% 9,441 5.2% 

North Somerset         

Owned 1,159 1.8% 938 1.5% -221 -21% 531 0.8% 

Private rented 1,311 14.5% 2,132 14.0% +821 -3% 584 3.8% 

Social rented 875 11.7% 995 12.3% +120 +5% 419 5.2% 

All Households 3,345 4.2% 4,065 4.6% +720 +10% 1,534 1.7% 

South Gloucestershire         

Owned 1,595 2.0% 1,473 1.8% -122 -7% 949 1.2% 

Private rented 732 9.1% 1,992 12.6% +1,260 +38% 677 4.3% 

Social rented 1,022 10.5% 1,605 15.1% +583 +44% 944 8.9% 

All Households 3,349 3.4% 5,070 4.7% +1,721 +39% 2,570 2.4% 

WIDER BRISTOL         

Owned 5,725 2.3% 6,238 2.5% +513 +9% 3,430 1.4% 

Private rented 7,451 17.4% 17,065 22.3% +9,614 +28% 5,114 6.7% 

Social rented 6,214 12.1% 9,773 17.5% +3,559 +45% 5,001 9.0% 

All Households 19,390 5.7% 33,076 8.7% +13,686 +54% 13,545 3.6% 

All Households         

ENGLAND -   7.1% -   8.7% -   +23% -   4.6% 

Leeds -   7.8% -   9.1% -   +17% -   3.7% 

Sheffield  
(with NE Derbyshire & Rotherham) 

-   5.2% -   7.3% -   +40% -   3.9% 

Southampton  
(with Eastleigh & New Forest) 

-   6.7% -   8.5% -   +27% -   3.8% 
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English Housing Survey Data 

Overcrowding 

4.21 The English Housing Survey (EHS) does not provide information about individual local authorities, but it 

does provide a useful context about these indicators in terms of national trends between Census years. 

4.22 The measure of overcrowding used by the EHS provides a consistent measure over time however the 

definition differs from both occupancy ratings provided by the Census.  The EHS approach18 is based on a 

“bedroom standard” which assumes that adolescents aged 10-20 of the same sex will share a bedroom, and 

only those aged 21 or over are assumed to require a separate bedroom (whereas the approach used by the 

ONS for the Census assumes a separate room for those aged 16 or over): 

“The ‘bedroom standard’ is used as an indicator of occupation density. A standard number of 

bedrooms is calculated for each household in accordance with its age/sex/marital status 

composition and the relationship of the members to one another. A separate bedroom is 

allowed for each married or cohabiting couple, any other person aged 21 or over, each pair 

of adolescents aged 10-20 of the same sex, and each pair of children under 10. Any unpaired 

person aged 10-20 is notionally paired, if possible, with a child under 10 of the same sex, or, 

if that is not possible, he or she is counted as requiring a separate bedroom, as is any 

unpaired child under 10. 

“Households are said to be overcrowded if they have fewer bedrooms available than the 

notional number needed. Households are said to be under-occupying if they have two or 

more bedrooms more than the notional needed.” 

4.23 Nationally, overcrowding rates increased for households in both social and private rented housing, 

although the proportion of overcrowded households has declined in both sectors since 2011.  

Overcrowding rates for owner occupiers have remained relatively stable since 1995. 

Figure 49: Trend in overcrowding rates by tenure (Note: Based on three-year moving average, up to and including the labelled 

date. Source: Survey of English Housing 1995-96 to 2007-08; English Housing Survey 2008-09 onwards) 

 

                                                           
18 https://www.gov.uk/government/uploads/system/uploads/attachment_data/file/284648/English_Housing_Survey_Headline_Report_2012-13.pdf 
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4.24 Whilst the EHS definition of overcrowding is more stringent than the Census, the measurement closer 

reflects the definition of statutory overcrowding that was set out by Part X of the Housing Act 1985 and is 

consistent with statutory Guidance19 that was issued by CLG in 2012 to which authorities must have regard 

when exercising their functions under Part 6 of the 1996 Housing Act (as amended). 

4.25 This Guidance, “Allocation of accommodation: Guidance for local housing authorities in England”, 

recommends that authorities should use the bedroom standard when assessing whether or not households 

are overcrowded for the purposes of assessing housing need: 

4.8 The Secretary of State takes the view that the bedroom standard is an appropriate measure 

of overcrowding for allocation purposes, and recommends that all housing authorities should 

adopt this as a minimum. The bedroom standard allocates a separate bedroom to each: 

– married or cohabiting couple 

– adult aged 21 years or more 

– pair of adolescents aged 10-20 years of the same sex 

– pair of children aged under 10 years regardless of sex 

4.26 The bedroom standard therefore provides the most appropriate basis for assessing overcrowding.  By 

considering the Census and EHS data for England, together with the Census data for Bristol, North Somerset 

and South Gloucestershire, we can estimate overcrowding using the bedroom standard.  Figure 50 sets out 

this calculation based on the Census occupancy rating for both rooms and bedrooms.  Based on the 

bedroom standard, it is estimated that 2,161 owner occupied, 2,551 private rented and 3,244 social 

rented households were overcrowded in Wider Bristol HMA in 2014.  Student households have been 

excluded from this calculation given that their needs are assumed to be transient. 

Figure 50: Estimate of the number of overcrowded households in Wider Bristol HMA by tenure based on the bedroom standard 

(Source: EHS; UK Census of Population 2011) 

  Owned 
Private  
Rented 

Social  
Rented 

ENGLAND    

EHS bedroom standard 2011 
Percentage of households overcrowded [A] 

1.3% 5.6% 7.3% 

Census occupancy rating Bedrooms Rooms Bedrooms Rooms Bedrooms Rooms 

Percentage of households overcrowded [B] 2.3% 3.3% 8.8% 20.2% 8.9% 16.9% 

Proportion of these overcrowded households  
based on bedroom standard [C = A ÷ B] 

57% 40% 64% 28% 83% 43% 

WIDER BRISTOL HMA       

Census occupancy rating Bedrooms Rooms Bedrooms Rooms Bedrooms Rooms 

Number of overcrowded households [D] 3,430 6,238 5,114 17,065 5,001 9,773 

Full-time student households [E] 595 743 2,347 4,299 508 622 

Overcrowded households (excluding students) [F = D - E] 2,835 5,495 2,767 12,766 4,493 9,151 

Estimate of overcrowded households  
based on the bedroom standard [G = C × F] 

1,613 2,217 1,763 3,531 3,711 3,977 

Estimate of overcrowded households in 2011 
based on the bedroom standard (average) 

1,915 2,647 3,844 

EHS bedroom standard  
Change in overcrowding from 2011 to 2014 

+13% -4% -16% 

Estimate of overcrowded households in 2014  
based on the bedroom standard 

2,161 2,551 3,244 

                                                           
19 https://www.gov.uk/government/uploads/system/uploads/attachment_data/file/5918/2171391.pdf 
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Housing Condition and Disrepair 

4.27 The EHS also provides useful information about housing disrepair.  The EHS headline report for 2013-14 

identifies that private rented sector dwellings had the highest rate of disrepair: 7% compared with 4% of 

owner occupied dwellings and 3% of social sector dwellings. 

4.28 The Decent Homes Standard provides a broad measure of housing condition.  It was intended to be a 

minimum standard that all housing should meet and that to do so should be easy and affordable.  It was 

determined that in order to meet the standard a dwelling must achieve all of the following: 

» Be above the legal minimum standard for housing (currently the Housing Health and Safety 

Rating System, HHSRS); and 

» Be in a reasonable state of repair; and  

» Have reasonably modern facilities (such as kitchens and bathrooms) and services; and 

» Provide a reasonable degree of thermal comfort (effective insulation and efficient heating). 

4.29 If a dwelling fails any one of these criteria, it is considered to be “non-decent”.  A detailed definition of the 

criteria and their sub-categories are described in the ODPM guidance: “A Decent Home – The definition and 

guidance for implementation” June 2006. 

4.30 Figure 51 shows the national trends in non-decent homes by tenure.  It is evident that conditions have 

improved year-on-year (in particular due to energy efficiency initiatives), however whilst social rented 

properties are more likely to comply with the standard, almost a third of the private rented sector (33.1%) 

remains currently non-decent.  This is a trend that tends to be evident at a local level in most areas where 

there are concentrations of private rented housing, and there remains a need to improve the quality of 

housing provided for households living in the private rented sector. 

Figure 51: Trend in non-decent homes by tenure (Source: English House Condition Survey 2006 to 2007; English Housing Survey 

2008 onwards) 
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Housing Register Data 
4.31 The local authority housing register and transfer lists are managed through individual HomeChoice local 

Choice Based Lettings schemes managed by each of the three local authorities in Wider Bristol. Households 

apply for a move via the scheme and ‘bid’ for homes along with applicants from various sources, including 

homeless households, housing register and transfer applicants. 

4.32 Figure 52 shows the trend in households on the housing register over the period since 2001.  Whilst the 

overall number of households on the housing register increased gradually for Bristol from 2001 to  2014 

those for North Somerset and South Gloucestershire are both at relatively similar levels over the same 

period, albeit with ebb and flow between these dates: 

» Bristol: households on the housing register rose from 12,000 to 14,500 over the period 2001-14; 

» North Somerset: household numbers are at a comparable level (4,000 in 2001, 3,900 in 2014); and 

» South Gloucestershire: households numbers are also at a level in 2014 (6,400) as in 2001. 

4.33 Overall, the trends show that the number of households registering for affordable housing has increased by 

around 17% in Bristol over the last decade, but numbers have been relatively stable in both North Somerset 

and South Gloucestershire.  Nevertheless, the criteria for joining the housing registers in all three areas 

have recently changed as a result of policy changes following the Localism Act.  Only people with a local 

connection now qualify for the housing register, and people with adequate financial resources (including 

owner occupiers) are no longer included – so the trends discussed above have to be understood in this 

context. 

Figure 52: Number of households on the local authority housing register 2001-14 (Note: Solid line shows total number of 

households; dotted line shows number of households in a reasonable preference category.  Source: LAHS and HSSA 

returns to CLG) 

 

4.34 Figure 52 also show the number recorded in a reasonable preference category since 2007.  Reasonable 

preference categories are defined in the Housing Act 1996, which requires “reasonable preference” for 
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» Legally homeless; 

» Living in unsatisfactory housing (as defined by the Housing Act 2004); 

» Need to move on medical/welfare grounds; or  

» Need to move to a particular area to avoid hardship. 

4.35 Figure 53 provides further detailed information for the last 2 years. The number of households in 

reasonable preference categories has also been subject to variation from year-to-year, although these 

have not always followed the trends in the overall number of households on the register. For example: 

» Wider Bristol: the number of the households in 2014 on the combined Housing registers (24,886) 

has grown since 2001, the numbers in reasonable preference categories is substantially lower 

(9.055 in 2014) and has reduced since 2013. 

» Bristol: the number of the households in 2014 on the Housing register (14,513) has grown since 

2001, the numbers in reasonable preference categories is substantially lower (5,309 in 2014) and 

has reduced since 2013. 

» North Somerset: While the number of households on the register is relatively similar 2001-2014 

(c.3,937), the numbers in reasonable preference categories is lower (1,125 in 2014) and has 

reduced since 2013. 

» South Gloucestershire:  again, while the number of households on the register is relatively similar 

2001-2014 (c.6,436), the numbers in reasonable preference categories is lower (2,621 in 2014) and 

has reduced since 2013.  

Figure 53: Number of households on the local authority housing register at 1
st

 April (Source: LAHS returns to CLG. Note: “*” 

denotes that the data was unavailable) 

 

Bristol 
North  

Somerset 
South 

Gloucestershire 
Wider Bristol 

HMA 

2013 2014 2013 2014 2013 2014 2013 2014 

Total households on the housing waiting list 14,360 14,513  7,059   3,937   7,003   6,436   28,422   24,886  

Total households in a  
reasonable preference category 

5,444 5,309  2,399   1,125   3,047   2,621   10,890   9,055  

People currently living in temporary 
accommodation who have been accepted as 
being homeless (or threatened with 
homelessness) 

9 9   *  84  71  62   *  155  

Other people who are homeless within the 
meaning given in Part VII of the Housing Act 
(1996), regardless of whether there is a 
statutory duty to house them 

232 347   *  127  316  365   *  839  

People occupying insanitary or  
overcrowded housing or otherwise living in 
unsatisfactory housing conditions 

2,170 1,973   *  596   2,268   2,106   *  4,675 

People who need to move on medical or 
welfare grounds, including grounds relating 
to a disability 

1,654 1,147   *  377  370  462   *   1,986  

People who need to move to a particular 
locality in the district of the authority, where 
failure to meet that need would cause 
hardship (to themselves or to others) 

1,379 1,833   *  0 25  30   *   1,863  
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4.36 The number of people recorded by the housing register as homeless or owed a duty under the Housing Act 

appears to be broadly consistent with the local authority data about homelessness. 

4.37 Nevertheless, we previously estimated that there were around 10,005 overcrowded households in the 

Wider Bristol HMA, based on the bedroom standard (Figure 50) – but only 4,675 people were recorded by 

the housing registers in 2014 as currently “occupying insanitary or overcrowded housing or otherwise living 

in unsatisfactory housing conditions”.  Therefore, there are likely to be many households who have not 

registered for affordable housing despite being overcrowded.  This will partly reflect their affordability (for 

example, most owner occupiers would not qualify for rented affordable housing due to the equity in their 

current home) whilst others may only be temporarily overcrowded and will have sufficient space available 

once a concealed family is able to leave and establish an independent household. 

4.38 When considering the types of household to be considered in housing need, the PPG also identified 

“households containing people with social or physical impairment or other specific needs living in unsuitable 

dwellings (e.g. accessed via steps) which cannot be made suitable in-situ” and “households containing 

people with particular social needs (e.g. escaping harassment) which cannot be resolved except through a 

move”.  It is only through the housing register that we are able to establish current estimates of need for 

these types of household, and not all would necessarily be counted within a reasonable preference 

category.  Nevertheless, there were 1,986 people registered “who need to move on medical or welfare 

grounds, including grounds relating to a disability” and a further 1,863 “who need to move to a particular 

locality in the district of the authority, where failure to meet that need would cause hardship (to themselves 

or to others)”. 

Households Unable to Afford their Housing Costs 
4.39 The PPG emphasises in a number of paragraphs that affordable housing need should only include those 

households that are unable to afford their housing costs: 

Plan makers … will need to estimate the number of households and projected households who lack 

their own housing or live in unsuitable housing and who cannot afford to meet their housing needs 

in the market (paragraph 022, emphasis added) 

Plan makers should establish unmet (gross) need for affordable housing by assessing past trends 

and recording current estimates of … those that cannot afford their own homes. Care should be 

taken to avoid double-counting … and to include only those households who cannot afford to access 

suitable housing in the market (paragraph 024, emphasis added) 

Projections of affordable housing need will need to take into account new household formation, the 

proportion of newly forming households unable to buy or rent in the market area (paragraph 025, 

emphasis added) 

Planning Practice Guidance: Assessment of housing and economic development needs (March 2014) 

4.40 Housing benefit data from the Department for Work and Pensions (DWP) provides reliable, consistent and 

detailed information about the number of families that are unable to afford their housing costs in each 

local authority area.  Data was published annually from 2001-02 to 2006-07 which identified the total 

number of claimants in receipt of housing benefit, and more detailed information has been available since 

2008-09 which includes more detailed information about claimants and the tenure of their home. 
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Housing Benefit Claimants in Wider Bristol HMA 

4.41 Figure 54 shows the trend in the number of housing benefit claimants in Wider Bristol HMA. 

Figure 54: Number of claimants in receipt of housing benefit in Wider Bristol by tenure (Source: DWP) 

 

4.42 The number of housing benefit claimants in Wider Bristol HMA increased from 48,056 to 52,700 over the 

period 2001-02 to 2006-07, equivalent to an average annual growth of around 900 families.  The number of 

claimants reached 68,949 in 2012-13, therefore a much faster growth of around 16,200 families each year 

on average over the period from 2006-07.  The largest growths were experienced between 2003-04 and 

2004-05 when the number of claimants increased by 4,400 families and between 2008-09 and 2009-10 

when the number of claimants increased by about 4,200 families. 

4.43 Considering the information on tenure, it is evident that the number of claimants in social rented housing 

increased from 39,400 to 42,400 over the period 2008-09 to 2012-13 – an increase of 3,000 families (8%); 

however over the same period the number of claimants in private rented housing increased from 18,700 to 

26,500 families – an increase of 7,800 families (42%). 

4.44 This increase in housing benefit claimants, in particular those living in private rented housing, coincides 

with the increases observed on the housing register in Wider Bristol HMA (although this is principally 

associated with the Bristol housing register). Indeed, it is likely that many households applying for housing 

benefit would have also registered their interest in affordable housing.  Nevertheless, many of them will 

have secured appropriate housing in the private rented sector which housing benefit enabled them to 

afford; so not all will necessarily need affordable housing, though many may prefer this type of housing if it 

were available. 

4.45 The information published by DWP provides the detailed information needed for understanding the 

number of households unable to afford their housing costs.  Of course, there will be other households 

occupying affordable housing who do not need housing benefit to pay discounted social or affordable rents 

but who would not be able to afford market rents.  Similarly there will be others who are not claiming 

housing benefit support as they have stayed living with parents or other family or friends and not formed 

independent households.  However, providing that appropriate adjustments are made to take account of 

these exceptions, the DWP data provides the most reliable basis for establishing the number of 

households unable to afford their housing costs and estimating affordable housing need. 
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Establishing Affordable Housing Need 
4.46 In establishing the Objectively Assessed Need for affordable housing, it is necessary to draw together the 

full range of information that has already been considered in this report. 

4.47 PPG sets out the framework for this calculation, considering both the current unmet housing need and the 

projected future housing need in the context of the existing affordable housing stock: 

How should affordable housing need be calculated? 

This calculation involves adding together the current unmet housing need and the projected future 

housing need and then subtracting this from the current supply of affordable housing stock. 

Planning Practice Guidance: Assessment of housing and economic development needs (March 2014) 

Paragraph 022 

Current Unmet Need for Affordable Housing 
4.48 In terms of establishing the current unmet need for affordable housing, the PPG draws attention again to 

those types of households considered to be in housing need; whilst also emphasising the need to avoid 

double-counting and including only those households unable to afford their own housing. 

How should the current unmet gross need for affordable housing be calculated? 

Plan makers should establish unmet (gross) need for affordable housing by assessing past trends 

and recording current estimates of: 

» the number of homeless households; 

» the number of those in priority need who are currently housed in temporary accommodation; 

» the number of households in overcrowded housing; 

» the number of concealed households; 

» the number of existing affordable housing tenants in need (i.e. householders currently housed in 

unsuitable dwellings); 

» the number of households from other tenures in need and those that cannot afford their own 

homes. 

Care should be taken to avoid double-counting, which may be brought about with the same 

households being identified on more than one transfer list, and to include only those households 

who cannot afford to access suitable housing in the market. 

Planning Practice Guidance: Assessment of housing and economic development needs (March 2014) 

Paragraph 024 

4.49 Earlier sections of this chapter set out the past trends and current estimates for relevant households based 

on the data sources identified by PPG (based on a reference point of March 2014).  Although this evidence 

does not provide the basis upon which to establish whether or not households can afford to access suitable 

housing, we believe that it is reasonable to assume that certain households will be unable to afford 

housing, otherwise they would have found a more suitable home. 
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Establishing the Current Unmet Need for Affordable Housing 

4.50 Households assumed to be unable to afford housing include: 

» All households that are currently homeless; 

» All those currently housed in temporary accommodation; and 

» People in a reasonable preference category on the housing register, where their needs have not 
already been counted. 

4.51 Given this context, our analysis counts the needs of all of these households when establishing the 

Objectively Assessed Need for affordable housing at a base date of 2014. 

4.52 Only around a half of households currently living in overcrowded housing (based on the bedroom standard) 

are registered in a reasonable preference category, which will partly reflect their affordability.  It is likely 

that most owner occupiers would not qualify for rented affordable housing (due to the equity in their 

current home); but it is reasonable to assume that households living in overcrowded rented housing are 

unlikely to be able to afford housing, otherwise they would have found a more suitable home. 

4.53 Our analysis counts the needs of all households living in overcrowded rented housing when establishing 

the OAN for affordable housing (which could marginally overstate the affordable housing need) but it does 

not count the needs of owner occupiers living in overcrowded housing (which can be offset against any 

previous over-counting).  Student households are also excluded, given that their needs are assumed to be 

transient and do not count towards the need for affordable housing in Wider Bristol. 

4.54 The analysis does not count people occupying insanitary housing or otherwise living in unsatisfactory 

housing conditions as a need for additional affordable housing.  These dwellings would be unsuitable for 

any household, and enabling one household to move out would simply allow another to move in – so this 

would not reduce the overall number of households in housing need.  This housing need should be resolved 

by improving the existing housing stock, and the Councils have a range of statutory enforcement powers to 

improve housing conditions. 

4.55 When considering concealed families, it is important to recognise that many do not want separate housing.  

Concealed families with older family representatives will often be living with another family, perhaps for 

cultural reasons or in order to receive help or support due to poor health.  However, those with younger 

family representatives are more likely to experience affordability difficulties or other constraints (although 

not all will want to live independently). 

4.56 Concealed families in a reasonable preference category on the housing register will be counted 

regardless of age, but our analysis also considers the additional growth of concealed families with family 

representatives aged under 55 (even those not registered on the housing register) and assumes that all 

such households are unlikely to be able to afford housing (otherwise they would have found a more 

suitable home). 

4.57 The needs of these households are counted when establishing the OAN for affordable housing and they 

also add to the OAN for overall housing, as concealed families are not counted by the CLG household 

projections. 

  



 
 

Opinion Research Services | Wider Bristol HMA Strategic Housing Market Assessment: Volume I July 2015 

 

 

 66  

4.58 Figure 55 sets out the assessment of current affordable housing need for the Wider Bristol HMA. 

Figure 55: Assessing current unmet gross need for affordable housing (Source: ORS Housing Model) 

 
Affordable Housing Increase in 

Overall 
Housing Need Gross Need Supply 

Homeless households in priority need (see Figure 44)    

Currently in temporary accommodation in communal establishments 
(Bed and breakfast or Hostels) 

235 -   235 

Currently in temporary accommodation in market housing  
(Private sector leased or Private landlord) 

56 -   -   

Currently in temporary accommodation in affordable housing  
(Local Authority or RSL stock) 

107 107 -   

Households accepted as homeless but without temporary 
accommodation provided 

102 -   102 

Concealed households (see Figure 45)    

Growth in concealed families with family representatives aged under 55 1,084 -   1,084 

Overcrowding based on the bedroom standard (see Figure 50)    

Households living in overcrowded private rented housing 2,551 -   -   

Households living in overcrowded social rented housing 3,244 3,244 -   

Other households living in unsuitable housing that  
cannot afford their own home (see Figure 53) 

   

People who need to move on medical or welfare grounds,  
including grounds relating to a disability 

1,986 137 -   

People who need to move to a particular locality in the district of  
the authority, where failure to meet that need would cause hardship  
(to themselves or to others) 

1,863 127 -   

TOTAL 11,228 3,615 1,421 

4.59 Based on a detailed analysis of the past trends and current estimates of households considered to be in 

housing need, our analysis has concluded that there are 11,228 households currently in affordable housing 

need in the Wider Bristol HMA who are unable to afford their own housing.  This assessment is based on 

the criteria set out in the PPG and avoids double-counting (as far as possible). 

4.60 Of these households, 3,615 currently occupy affordable housing that does not meet the households’ 

current needs, mainly due to overcrowding.  Providing suitable housing for these households will enable 

them to vacate their existing affordable housing, which can subsequently be allocated to another 

household in need of affordable housing.  There is, therefore, a net need from 7,613 households (11,228 

less 3,615 = 7,613) who currently need affordable housing and do not currently occupy affordable 

housing in the Wider Bristol HMA (although a higher number of new homes may be needed to resolve all 

of the identified overcrowding). 

4.61 This number includes 1,421 households that would not be counted by the household projections.  There is, 

therefore, a need to increase the housing need based on demographic projections to accommodate these 

additional households.  As for the household projections, we have also added an additional allowance for 

vacancies and second homes (once again based on the proportion of dwellings with no usually resident 

household); this increases the need for overall housing provision by 1,471 dwellings. 

4.62 Providing the net additional affordable housing needed will release back into the market (mainly in the 

private rented sector) the dwellings occupied by a total of 6,192 households (7,613 less 1,421) that are 

currently in affordable housing need who are unable to afford their own housing. 
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Projected Future Affordable Housing Need 
4.63 In terms of establishing future projections of affordable housing need, the PPG draws attention to new 

household formation (in particular the proportion of newly forming households unable to buy or rent in the 

market area) as well as the number of existing households falling into need. 

How should the number of newly arising households likely to be in housing need be calculated?  

Projections of affordable housing need will need to take into account new household formation, the 

proportion of newly forming households unable to buy or rent in the market area, and an estimation 

of the number of existing households falling into need. This process should identify the minimum 

household income required to access lower quartile (entry level) market housing (plan makers 

should use current cost in this process, but may wish to factor in changes in house prices and 

wages). It should then assess what proportion of newly-forming households will be unable to access 

market housing. 

Planning Practice Guidance: Assessment of housing and economic development needs (March 2014) 

Paragraph 025 

4.64 The ORS Housing Mix Model considers the need for market and affordable housing on a longer-term basis 

that is consistent with household projections and Objectively Assessed Need.  The Model provides robust 

and credible evidence about the required mix of housing over the full planning period, and recognises how 

key housing market trends and drivers will impact on the appropriate housing mix. 

4.65 The Model uses a wide range of secondary data sources to build on existing household projections and 

profile how the housing stock will need to change in order to accommodate the projected future 

population.  A range of assumptions can be varied to enable effective sensitivity testing to be undertaken.  

In particular, the Model has been designed to help understand the key issues and provide insight into how 

different assumptions will impact on the required mix of housing over future planning periods. 

4.66 The Housing Mix Model considers the future number and type of households based on the household 

projections alongside the existing dwelling stock.  Whilst the Model considers the current unmet need for 

affordable housing (including the needs of homeless households, those in temporary accommodation, 

overcrowded households, concealed households, and established households in unsuitable dwellings or 

that cannot afford their own homes), it also provides a robust framework for projecting the future need for 

affordable housing. 
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Households Unable to Afford their Housing Costs 

4.67 PPG identifies that “projections of affordable housing need will need to take into account new household 

formation, the proportion of newly forming households unable to buy or rent in the market area, and an 

estimation of the number of existing households falling into need” (paragraph 25); however, the Model 

recognises that the proportion of households unable to buy or rent in the market area will not be the 

same for all types of household, and that this will also differ between age cohorts.  Therefore, the 

appropriate proportion is determined separately for each household type and age group. 

4.68 The affordability percentages in Figure 56 are calculated using data published by DWP about housing 

benefit claimants alongside detailed information from the 2011 Census.  There are several assumptions 

underpinning the Model: 

» Where households are claiming housing benefit, it is assumed that they cannot afford market 

housing; and the Model also assumes that households occupying affordable housing will 

continue to do so; 

» Households occupying owner occupied housing and those renting privately who aren’t eligible 

for housing benefit are assumed to be able to afford market housing; so the Model only 

allocates affordable housing to those established households that the Government deems 

eligible for housing support through the welfare system; and 

» The Model separately considers the needs of concealed families and overcrowded households 

(both in market housing and affordable housing) which can contribute additional affordable 

housing need. 

Figure 56: Assessing affordability by household type and age (Source: ORS Housing Model based on Census 2011 and DWP) 

 
Under 

25 
25-34 35-44 45-54 55-64 65+ 

BRISTOL:  
Percentage unable to afford market housing 

    
  

Single person household 29% 14% 37% 45% 39% 33% 

Couple family with no dependent children 11% 4% 9% 13% 13% 15% 

Couple family with 1 or more dependent children 72% 33% 18% 14% 16% 35% 

Lone parent family with 1 or more dependent children 99% 84% 61% 50% 45% 73% 

Other household type 13% 20% 34% 34% 27% 16% 

NORTH SOMERSET:  
Percentage unable to afford market housing       

Single person household 20% 8% 30% 31% 27% 21% 

Couple family with no dependent children 15% 4% 5% 6% 5% 7% 

Couple family with 1 or more dependent children 73% 21% 9% 6% 8% 16% 

Lone parent family with 1 or more dependent children 83% 82% 54% 37% 46% 46% 

Other household type 36% 53% 37% 20% 17% 8% 

SOUTH GLOUCESTERSHIRE:  
Percentage unable to afford market housing       

Single person household 15% 7% 14% 18% 21% 21% 

Couple family with no dependent children 8% 3% 5% 5% 5% 8% 

Couple family with 1 or more dependent children 54% 19% 8% 5% 8% 11% 

Lone parent family with 1 or more dependent children 87% 78% 48% 32% 41% 71% 

Other household type 21% 19% 21% 15% 13% 9% 



 
 

Opinion Research Services | Wider Bristol HMA Strategic Housing Market Assessment: Volume I July 2015 

 

 

 69  

Components of Projected Household Growth 

4.69 PPG identifies that the CLG household projections “should provide the starting point estimate for overall 

housing need” (paragraph 15) and that “the 2012-2037 Household Projections … are the most up-to-date 

estimate of future household growth” (paragraph 16). However, when considering the number of newly 

arising households likely to be in affordable housing need, the PPG recommends a “gross annual 

estimate” (paragraph 25) suggesting that “the total need for affordable housing should be converted into 

annual flows” (paragraph 29). 

4.70 The demographic projections developed to inform the overall Objectively Assessed Need include annual 

figures for household growth, and these can therefore be considered on a year-by-year basis as suggested 

by the Guidance; but given that elements of the modelling are fundamentally based on 5-year age cohorts, 

it is appropriate to annualise the data using 5-year periods. 

4.71 Figure 57 shows the individual components of annual household growth. 

Figure 57: Components of average annual household growth by 5-year projection period (Source: ORS Housing Model) 

 

Annual 
average 

2012-16 

Annual average for  
5-year periods during Plan 

Annual 
average 

2016-36 2016-21 2021-26 2026-31 2031-36 

New household formation 9,839 10,028 10,109 10,512 10,877 10,382 

Household dissolution following death 5,659 5,532 5,662 5,998 6,474 5,917 

Net household growth within Wider Bristol HMA +4,181 +4,496 +4,447 +4,513 +4,403 +4,465 

Household migration in 18,372 18,798 19,065 19,297 19,716 19,219 

Household migration out 18,466 19,122 19,623 20,133 20,697 19,894 

Net household migration -95 -324 -558 -836 -981 -675 

Total household growth +4,086 +4,172 +3,889 +3,677 +3,423 +3,790 

4.72 Over the initial 4-year period (2012-16) the model shows that: 

» There are projected to be 9,839 new household formations each year; but this is offset against 

5,659 household dissolutions following death – so there is an average net household growth of 

4,181 households locally in Wider Bristol HMA; 

» There are also projected to be 18,372 households migrating to Wider Bristol HMA offset  

against 18,466 households migrating away from the area – which yields an reduction of 

95 households attributable to net migration; 

» The total household growth is therefore projected to be 4,086 (4,181 less 95 = 4,086) 

households each year over the initial 4-year period of the projection. 

4.73 During the course of the full 24-year projection period, net household growth within Wider Bristol HMA is 

projected to be higher in the early part of the projection period than in the later years.  This is despite net 

household growth within the Bristol HMA being projected to increase, due to a larger number of 

households projected to leave the area over the projection period. 

4.74 Over the 20-year Plan period 2016-36, total household growth averages 3,790 households each year with 

an average annual net growth of 4,465 households within Wider Bristol HMA offset against a net loss of 

675 households based on migration. 
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Change in Household Numbers by Age Cohort 

4.75 To establish the proportion of newly forming households unable to buy or rent in the market area, it is 

necessary to consider the characteristics of the 9,839 new households projected to form in Wider Bristol 

each year over the period 2012-16 (Figure 57) alongside the detailed information about household 

affordability (Figure 56). 

4.76 Figure 58 shows the age structure of each of the components of household change.  Note that this analysis 

is based on changes within each age cohort, so comparisons are based on households born in the same 

year and relate to their age at the end of the period.  Therefore all new households are properly counted, 

rather than only counting the increase in the number of households in each age group. 

Figure 58: Annual change in household numbers in each age cohort by age of HRP (Source: ORS Housing Model) 

 

4.77 Together with information on household type, this provides a framework for the Model to establish the 

proportion of households who are unable to afford their housing costs. 

4.78 The Model identifies that 25% of all newly forming households are unable to afford their housing costs, 

which represents 2,422 households each year (Figure 59).  The Model shows that a lower proportion of 

households migrating to the area are unable to afford (23%), but this still represents 4,225 households 

moving in to the area.  Some of these households will be moving to social rented housing, but many others 

will be renting housing in the private rented sector with housing benefit support.  Together, there are 

6,647 new households each year who are unable to afford their housing costs. 

Figure 59: Affordability of new households over the initial 5-year period 2012-16 (Source: ORS Housing Model) 

 
All households 

(annual average) 

Households  
able to afford 
housing costs 

Households  
unable to afford 

housing costs 

% unable to 
afford  

housing costs 

Newly forming households 9,839 7,417 2,422 25% 

Households migrating in to the area 18,372 14,147 4,225 23% 

All new households 28,211 21,564 6,647 24% 

4.79 Having established the need for affordable housing and the dwellings likely to be vacated, the PPG suggests 

that the total net need can be calculated by subtracting “total available stock from total gross need” 

(paragraph 29), but this over-simplifies what is a very complex system.   
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4.80 It is essential to recognise that some households who are unable to buy or rent in the market area when 

they first form may become able to afford their housing costs at a later date – for example: 

» Two newly formed single person households may both be unable to afford housing, but 

together they might create a couple household that can afford suitable housing; 

» Similarly, not all households that are unable to afford housing are allocated affordable housing;  

» Some will choose to move to another housing market area and will therefore no longer require 

affordable housing. 

4.81 In these cases, and others, the gross need will need adjusting. 

4.82 The Model recognises these complexities, and through considering the need for affordable housing as part 

of a whole market analysis, it maintains consistency with the household projections and avoids any double 

counting. 

4.83 Considering those components of household change which reduce the number of households resident in 

the area, the Model identifies 5,659 households are likely to dissolve following the death of all household 

members.  Many of these households will own their homes outright; however 21% are unable to afford 

market housing: most living in affordable housing. 

4.84 When considering households moving away from the Wider Bristol HMA, the Model identifies that an 

average of 18,466 households will leave the area each year including 4,351 who are unable to afford their 

housing costs.  Some will be leaving social rented housing, which will become available for another 

household needing affordable housing.  Whilst others will not vacate a social rented property, their needs 

will have been counted in the estimate of current need for affordable housing or at the time they were a 

new household (either newly forming or migrating in to the area).  Given that they are now leaving the 

Wider Bristol HMA, they will no longer need affordable housing in the area and it is therefore important 

to discount their needs. 

4.85 Figure 60 summarises the total household growth.  This includes the 6,647 new households on average 

each year who are unable to afford their housing costs, but offsets this against the 5,521 households who 

will either vacate existing affordable housing or who will no longer constitute a need for affordable housing 

in the Wider Bristol HMA (as they have moved to live elsewhere). 

Figure 60: Components of average annual household growth 2012-16 (Source: ORS Housing Model) 

 
All households 

(annual average) 

Households  
able to afford 
housing costs 

Households  
unable to afford 

housing costs 

% unable to 
afford  

housing costs 

Newly forming households 9,839 7,417 2,422 25% 

Households migrating in to the area 18,372 14,147 4,225 23% 

All new households 28,211 21,564 6,647 24% 

Household dissolutions following death 5,659 4,488 1,170 21% 

Households migrating out of the area 18,466 14,116 4,351 24% 

All households no longer present 24,125 18,604 5,521 23% 

Average annual household growth  
2012-16 

+4,086 +2,960 +1,126 28% 

4.86 Overall, the Model projects that household growth will yield a net increase of 1,126 households on 

average each year (over the period 2012-16) who are unable to afford their housing, which represents 

28% of the 4,086 total household growth for this period. 
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Projecting Future Needs of Existing Households 

4.87 PPG also identifies that in addition to the needs of new households, it is also important to estimate “the 

number of existing households falling into need” (paragraph 25).  Whilst established households that 

continue to live in the Wider Bristol HMA will not contribute to household growth, changes in household 

circumstances (such as separating from a partner or the birth of a child) can lead to households who were 

previously able to afford housing falling into need.  The needs of these households are counted by the 

Model, and it is estimated that an average of 1,363 established households fall into need each year in the 

Wider Bristol HMA.  This represents a rate of 3.6 per 1,000 household falling into need each year. 

4.88 Finally, whilst the PPG recognises that established households’ circumstances can deteriorate such that 

they fall into need, it is also important to recognise that established households’ circumstances can 

improve.  For example: 

» When two people living as single person households join together to form a couple, pooling 

their resources may enable them to jointly afford their housing costs (even if neither could 

afford separately).  Figure 56 showed that 29% of single person households aged under 25 in 

Bristol could not afford housing, compared to 11% of couples of the same age; and for those 

aged 25 to 34, the proportions were 14% and 4% respectively. 

» Households also tend to be more likely to afford housing as they get older, so young households 

forming in the early years of the projection may be able to afford later in the projection period.  

Figure 56 showed that 19% of couple families with dependent children aged 25 to 34 in South 

Gloucestershire could not afford housing, compared to 8% of such households aged 35 to 44. 

4.89 Given this context, it is clear that we must also recognise these improved circumstances which can reduce 

the need for affordable housing over time, as households that were previously counted no longer need 

financial support.  The Model identifies that the circumstances of 1,498 households improve each year 

such that they become able to afford their housing costs despite previously being unable to afford.  This 

represents a rate of 3.9 per 1,000 household climbing out of need each year. 

4.90 Therefore, considering the overall changing needs of existing households, there is an average net 

reduction of 135 households (1,498 less 1,363 = 135) needing affordable housing each year. 
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Projecting Future Affordable Housing Need (average annual estimate) 

4.91 Figure 61 provides a comprehensive summary of all of the components of household change that 

contribute to the projected level of affordable housing need. More detail on each is provided earlier in this 

Chapter. 

Figure 61: Components of average annual household growth 2012-16 (Source: ORS Housing Model) 

 
All households 

(annual average) 

Households  
able to afford 
housing costs 

Households  
unable to afford 

housing costs 

% unable to 
afford  

housing costs 

Newly forming households 9,839 7,417 2,422 25% 

Households migrating in to the area 18,372 14,147 4,225 23% 

All new households 28,211 21,564 6,647 24% 

Household dissolutions following death 5,659 4,488 1,170 21% 

Households migrating out of the area 18,466 14,116 4,351 24% 

All households no longer present 24,125 18,604 5,521 23% 

Average annual household growth 
2012-16 

+4,086 +2,960 +1,126 28% 

Existing households falling into need -   -1,363 +1,363 100% 

Existing households climbing out of need -   +1,498 -1,498 0% 

Change in existing households -   +135 -135 -   

Average annual future need for  
market and affordable housing 2012-16 

+4,086 +3,095 +991 24% 

4.92 Overall, there is a projected need from 6,647 new households who are unable to afford their housing 

costs (2,422 newly forming households and 4,225 households migrating to the area) each year; however, 

5,521 households will either vacate existing affordable housing or will no longer need affordable housing 

in the Wider Bristol HMA (as they have moved to live elsewhere) thereby reducing the new need to a net 

total of 1,126 households. 

4.93 Considering the needs of existing households, there are 1,363 households expected to fall into need each 

year (a rate of 3.6 per 1000 households) but this is offset against 1,498 households whose circumstances 

are projected to improve.  There is, therefore, an average net reduction of 135 existing households that 

need affordable housing each year. 

4.94 Based on the needs of new households and existing households, there is a projected increase of 991 

households each year on average for the initial period 2012-16 who will need affordable housing (1,126 

less 135 = 991). 

4.95 Using the approach outlined above for the initial 4-year period of the projection, the Model also considers 

the need for affordable housing over the 20-year Plan period 2016-36.  The Model identifies that the 

number of households in need of affordable housing will increase by 20,329 households over the period 

2016-36, equivalent to an annual average of 1,016 households per year.  This represents 26.8% of the total 

household growth projected based on demographic trends. 
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Assessing the Overall Need for Affordable Housing 
4.96 Figure 62 brings together the information on assessing the unmet need for affordable housing in 2014, the 

net increase in need for affordable housing projected for the period 2014-16 (offset against the affordable 

housing completions currently forecast), and the future affordable housing need arising over the 20-year 

Plan period 2016-36. 

Figure 62: Assessing total need for market and affordable housing (Source: ORS Housing Model) 

 

Housing Need 
(households) Overall 

Housing Need Market 
housing 

Affordable 
housing 

Unmet need for affordable housing in 2014 (see Figure 55)    

Total unmet need for affordable housing -   11,228 11,228 

Supply of housing vacated 6,192 3,615 9,807 

Overall impact of current affordable housing need -6,192 +7,613 +1,421 

Net increase in need for affordable housing 2014-16 (see Figure 61) -   +1,982 +1,982 

Forecast affordable housing completions 2014-16 -   -1,292 -1,292 

Projected impact of affordable housing need in 2016 -6,192 +8,303 +2,111 

Projected future housing need 2016-36    

Newly forming households 156,014 51,615 207,629 

Household dissolutions following death 94,379 23,951 118,331 

Net household growth within Wider Bristol HMA +61,635 +27,664 +89,299 

Impact of existing households falling into need -34,969 +34,969 -   

Impact of existing households climbing out of need +36,004 -36,004 -   

Impact of households migrating to/from the area -7,195 -6,300 -13,495 

Future need for market and affordable housing 2016-36 +55,475 +20,329 +75,804 

Total need for market and affordable housing    

Projected impact of affordable housing need in 2016 -6,192 +8,303 +2,111 

Future need for market and affordable housing 2016-36 +55,475 +20,329 +75,804 

Total need for market and affordable housing +49,283 +28,632 +77,915 

Average annual need for housing +2,464 +1,432 +3,896 

Proportion of need for market and affordable housing 63.2% 36.8% 100.0% 

4.97 Figure 55 estimated there to be 11,228 households in need of affordable housing in 2014.  However, as 

3,615 of these already occupied an affordable home, our previous conclusion was therefore a net need 

from 7,613 households (11,228 less 3,615 = 7,613) who need affordable housing and do not currently 

occupy affordable housing in the Wider Bristol HMA. 

4.98 The projected net increase in affordable housing need for the period 2014-16 (up to the base date of the 

Plan) identified an average annual need from 991 households needing affordable housing – therefore a 

need from 1,982 households over the 2-year period.  Affordable housing completions for the period  

2014-16 are currently forecast to total 1,292 additional dwellings, therefore the unmet need for affordable 

housing is likely to increase by 690 households to yield a total of 8,303 households (7,613 plus 690 = 

8,303) who will need affordable housing at the start of the Plan period and will not already occupy 

affordable housing. 
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4.99 The 20-year projection period 2016-36 then adopts the approach that was previously outlined for the initial 

4-year period of the projection.  The Model identifies that the number of households in need of affordable 

housing will increase by 20,329 households over the period 2016-36, alongside an increase of 55,475 

households able to afford market housing. 

4.100 Overall, there will be a need to provide additional affordable housing for 28,632 households over the Plan 

period 2016-36.  This is equivalent to an average of 1,432 households per year. 

4.101 Data from CLG Local Authority Housing Statistics and HCA Statistical Data Return identify a vacancy rate of 

1.5% for affordable housing in Wider Bristol, therefore adding an additional allowance for vacancies this 

identifies a total affordable housing need of 29,054 dwellings (28,632 plus 1.5% vacant = 29,054) in 

addition to the current stock, an average of 1,453 dwellings per year. 

4.102 Any losses from the current stock (such as demolition or clearance, or sales through Right to Buy) would 

increase the number of affordable dwellings needed by an equivalent amount. 

Future Policy on Housing Benefit in the Private Rented Sector 

4.103 The Model also recognises the importance of housing benefit and the role of the private rented sector.  

The Model assumes that the level of housing benefit support provided to households living in the private 

rented sector will remain constant; however this is a national policy decision which is not in the control of 

the Council. 

4.104 It is important to note that private rented housing (with or without housing benefit) does not meet the 

definitions of affordable housing.  However, many tenants that rent from a private landlord can only afford 

their housing costs as they receive housing benefit.  These households aren’t counted towards the need for 

affordable housing (as housing benefit enables them to afford their housing costs), but if housing benefit 

support was no longer provided (or if there wasn’t sufficient private rented housing available at a price they 

could afford) then this would increase the need for affordable housing. 

4.105 The model adopts a neutral position in relation to this housing benefit support, insofar as it assumes that 

the number of claimants in receipt of housing benefit in the private rented sector will remain constant.   

The model does not count any dwellings in the private rented sector as affordable housing supply; 

however it does assume that housing benefit will continue to help some households to afford their housing 

costs, and as a consequence these households will not need affordable housing. 

4.106 To sensitivity test this position, Figure 63 shows the impact of reducing (or increasing) the number of 

households receiving housing benefit to enable them to live in the private rented sector. 
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Figure 63: Theoretical impact of reducing or increasing Housing Benefit support for households living in private rented housing: 

Balance between households able to afford market housing and households needing affordable housing 2016-36 and 

associated number of affordable dwellings 

 

4.107 If no households were to receive housing benefit support in the private rented sector, almost two thirds 

(65%) of the growth in household numbers would need affordable housing.  This would need a total of 

51,200 affordable homes to be provided over the 20-year Plan period 2016-36. 

Conclusions 
4.108 Based on the household projections previously established, we have established the balance between the 

need for market housing and the need for affordable housing.  This analysis has identified a need to 

increase the overall housing need by 1,421 households to take account of concealed families and homeless 

households that would not be captured by the household projections. 

4.109 Furthermore, there is likely to be a net increase of 1,982 households needing affordable housing over the 

period 2014-16 and only 1,292 affordable homes provided (based on expected rates of housing delivery 

during this 2-year period), yielding a further backlog of 690 households.  These additional households 

increase the projected household growth from 75,804 to 77,915 households (80,663 dwellings) over the 

20-year Plan period 2016-36 (although this does not take account of any backlog of market housing which 

will also need to be considered). 

4.110 The housing mix analysis identified a need to provide 29,054 additional affordable homes over the 20-

year Plan period (an average of 1,453 dwellings per year).  This would provide for the current unmet 

needs for affordable housing in addition to the projected future growth in affordable housing need, but 

assumes that the level of housing benefit support provided to households living in the private rented sector 

remains constant. 

4.111 Providing sufficient affordable housing for all of these households would increase the need to 51,237 

affordable homes over the Plan period (2,562 each year); but it is important to recognise that, in this 

scenario, the private rented housing currently occupied by households in receipt of housing benefit would 

be released back to the market and this is likely to have significant consequences which would be difficult 

to predict. 
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5. Objectively Assessed Need 
Analysing the evidence to establish overall housing need 

5.1 A key objective of this study is to establish the Objectively Assessed Need (OAN) for housing.  The OAN 

identifies the future quantity of housing that is likely to be needed (both market and affordable) in the 

Housing Market Area (HMA) over the future plan period.  It is important to recognise that the OAN does 

not take account of any possible constraints to future housing supply.  Such factors will be subsequently 

considered by the local planning authorities before establishing the final Housing Requirement. 

The assessment of development needs is an objective assessment of need based on facts and 

unbiased evidence.  Plan makers should not apply constraints to the overall assessment of need, 

such as limitations imposed by the supply of land for new development, historic under performance, 

viability, infrastructure or environmental constraints.  However, these considerations will need to be 

addressed when bringing evidence bases together to identify specific policies within development 

plans. 
Planning Practice Guidance (PPG), paragraph 4 

5.2 Figure 64 sets out the process for establishing the housing number for the HMA.  It starts with a 

demographic process to derive housing need from a consideration of population and household 

projections.  To this, external market and macro-economic constraints are applied (‘Market Signals’) in 

order to ensure that an appropriate balance is achieved between the demand for and supply of dwellings. 

Figure 64: Process for establishing a Housing Number for the HMA (Source: ORS based on NPPF and PPG) 
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National Context for England 
5.3 The NPPF requires Local Planning Authorities to “ensure that their Local Plan meets the full, objectively 

assessed needs for market and affordable housing in the housing market area” and “identify the scale and 

mix of housing and the range of tenures that the local population is likely to need over the plan period which 

meets household and population projections, taking account of migration and demographic change” 

(paragraphs 47 and 159). 

5.4 PPG further identifies that “household projections published by the Department for Communities and Local 

Government should provide the starting point estimate of overall housing need … The 2012-2037 Household 

Projections were published on 27 February 2015, and are the most up-to-date estimate of future household 

growth” (paragraphs 15-16). 

Household Growth 
5.5 The 2012-based CLG household projections show that the number of households in England will increase 

from 22.3 million to 27.5 million over the period 2012 to 2037.  This represents a growth of 5.2 million 

households over 25 years, equivalent to an annual average of 210,000 households each year, and this 

provides the starting point estimate of overall housing need for England. 

5.6 It should be noted that the annual average of 210,000 households is already much higher than current 

housing delivery: CLG data for April 2013 to March 2014 identifies that construction started on 133,900 

dwellings and 112,400 dwellings were completed during the year.  Therefore, to build sufficient homes to 

meet annual household growth would require housebuilding to increase by 57% – so providing for 

household growth in itself would require a significant step-change in the number of homes currently being 

built. 

International Migration 
5.7 The 2012-based CLG household projections are based on the ONS 2012-based sub-national population 

projections.  These projections identify an average net gain of 151,600 persons each year due to 

international migration, and a net loss of 6,400 persons each year from England to other parts of the UK.  

Therefore, the 2012-based projections are based on net migration averaging 145,100 persons each year. 

5.8 However, these estimates for future international migration may be too low.  Oxford University research 

(March 2015) showed net international migration to be 565,000 persons over the 3-year period 2011-14, 

an average of 188,300 per annum; and net migration to England averaged 211,200 persons annually 

between the Census in 2001 and 2011.  Both figures suggest that the 2012-based SNPP may underestimate 

international migration, which would have knock-on implications for projected population growth. 

5.9 As previously noted, longer-term projections typically benefit from longer-term trends and therefore ORS 

routinely consider migration based on trends for the 10-year period 2001-11.  On this basis, our trends are 

based on a period when net migration to England averaged 211,200 persons each year: 66,100 persons 

higher than assumed by the 2012-based SNPP, which represents an additional 29,000 households each year 

based on CLG average household sizes.  Therefore, the approach taken for establishing migration based on 

longer-term trends would increase household growth for England from 210,000 households to 239,000 

households each year on average. 
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Market Signals 
5.10 The NPPF also sets out that “Plans should take account of market signals, such as land prices and housing 

affordability” (paragraph 17) and PPG identifies that “the housing need number suggested by household 

projections (the starting point) should be adjusted to reflect appropriate market signals”. 

5.11 The market signals identified include land prices, house prices, rents, affordability and the rate of 

development; but there is no formula that can be used to consolidate the implications of this data.  

Nevertheless, the likely consequence of housing affordability problems is an increase in overcrowding, 

concealed and sharing households, homelessness and the numbers in temporary accommodation.  PPG 

identifies that these indicators “demonstrate un-met need for housing” and that “longer term increase in 

the number of such households may be a signal to consider increasing planned housing numbers” 

(paragraph 19). 

5.12 The Census identified that the number of concealed families living in England increased from 161,000 

families to 276,000 families over the decade 2001 to 2011, which represents a growth of 115,000 families 

over 10 years.  Although many concealed families do not want separate housing (in particular where they 

have chosen to live together as extended families), others are forced to live together due to affordability 

difficulties or other constraints – and these concealed families will not be counted as part of the CLG 

household projections. 

5.13 Concealed families with older family representatives will often be living with another family in order to 

receive help or support due to poor health.  Concealed families with younger family representatives are 

more likely to demonstrate un-met need for housing.  When we consider the growth of 115,000 families 

over the period 2001-11, over three quarters (87,100) have family representatives aged under 55, with 

substantial growth amongst those aged 25-34 in particular.  This is a clear signal of the need to increase the 

planned housing numbers in order to address the increase in concealed families over the last decade and 

also factor in their impact on current and future average household sizes. 

5.14 Addressing the increase in concealed families would increase projected household growth by 87,100 over 

the 25-year period, an average of 3,500 households each year over the period 2012-37 (or higher if the 

need is addressed over a shorter period).  Therefore, adjusting for longer-term migration trends and taking 

account of the market signals uplift for concealed families yields an average household growth for England 

of 242,500 each year. 

Converting to Dwellings 
5.15 Finally, in converting from households to dwellings we need to allow for a vacancy and second home rate 

as not all dwellings will be occupied.  At the time of the 2011 Census this figure was 4.3% of all household 

spaces in England: we have applied this to future household growth, and on this basis the growth of 

242,500 households would require the provision of 253,400 dwellings each year across England.  This is the 

average number of dwellings needed every year over the 25-year period 2012-37 and represents a 1.1% 

increase in the dwelling stock each year. 

5.16 This takes account of household growth based on CLG 2012-based projections (the starting point); adjusts 

for long-term migration trends which assume a higher rate of net migration to England; responds to market 

signals through providing for the growth of concealed families; and takes account of vacant and second 

homes. 
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5.17 Whilst the uplift for market signals represents less than 2% of the projected household growth, the 

household growth itself is much higher than current rates of housing delivery.  The identified housing need 

of 253,400 dwellings requires current housebuilding rates to increase by 89% (based on dwelling starts in 

2013-14). 

5.18 Development industry campaigners (such as Homes for Britain20) are supporting a position which requires 

245,000 homes to be built in England every year, a figure derived from the Barker Review (2004)21.  It is 

evident that objectively assessed need based on household projections which take account of longer-term 

migration trends together with a market signals adjustment for concealed families exceeds this target, so 

any further increase in housing numbers at a local level (such as adjustments which might be needed to 

deliver more affordable housing or provide extra workers) must be considered in this context. 

Establishing Objectively Assessed Need for Wider Bristol HMA 
5.19 The earlier part of this Chapter sets out the context for national change in households, and the underlying 

complexities and features around this.  We now move on to the position for Wider Bristol.  Our approach 

for this section follows the format of the earlier section, albeit with specific reference to the Wider Bristol 

HMA. Essentially, therefore, this section is concerned with: 

» CLG 2012-based household projections (the starting point); 

» Migration adjustments, based on Census, for longer-term migration trends (which incorporate 

higher international migration rates and correct for errors in previous population estimates);  

» Market signals, including an uplift for concealed families; 

» Converting from household growth to a requirement for dwellings, taking account of vacancies 

and second homes. 

5.20 In addition, we consider employment trends and the relationship between the jobs forecast and projected 

number of workers, and the need for affordable housing. 

CLG Household Projections 
5.21 The “starting point” estimate for OAN is the CLG household projections, and the latest published data is the 

2012-based projections for period 2012-37.  These projections suggest that household numbers across the 

study area will increase by 78,500 over the 20-year Plan period 2016-36, an average of 3,930 per year. 

5.22 However, the notes accompanying the CLG Household Projections explicitly state that: 

“The 2012-based household projections are linked to the Office for National Statistics 2012-

based sub-national population projections.  They are not an assessment of housing need or 

do not take account of future policies, they are an indication of the likely increase in 

households given the continuation of recent demographic trends.” 

5.23 The ONS 2012-based sub-national population projections are based on migration trends from the 5-year 

period before the projection base date; so trends for the period 2007-2012.  Short-term migration trends 

are generally not appropriate for long-term planning, as they risk rolling-forward rates that are unduly high 

or unduly low.  Projections based on long-term migration trends are likely to provide a more reliable 

estimate of future households. 

                                                           
20 http://www.homesforbritain.org.uk 
21 http://webarchive.nationalarchives.gov.uk/+/http:/www.hmtreasury.gov.uk/barker_review_of_housing_supply_recommendations.htm 
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Migration Adjustments 
5.24 ORS have calculated household projections also include a scenario using 10-year migration trends, based on 

reliable information from the intercensal period 2001-2011.  On the basis of 10-year migration trends, 

household numbers across the study area are projected to increase by 75,804 households over the 20-

year Plan period 2016-36, an average of 3,790 per year.  Providing for an annual increase of 3,790 

households yields a housing need of 3,924 dwellings each year. 

5.25 Whilst this projection is lower than the CLG 2012-based household projection (3,930 p.a.), as this scenario 

is based on long-term migration trends it gives the most reliable and appropriate demographic projection 

for establishing future housing need. 

Affordable Housing Need 
5.26 The SHMA has undertaken a comprehensive analysis of the existing unmet need for affordable housing.  

This analysis identified that overall housing need should be increased by 1,421 households to take account 

of concealed families and homeless households that would not be captured by the household projections.  

When the unmet needs from existing households living in unsuitable housing were also included, the 

analysis established an overall need from 11,228 households in need of affordable housing in 2014; with a 

net increase of 690 households likely over the period 2014-16 (after taking account of forecast affordable 

housing delivery for the 2-year period). 

5.27 On this basis, the overall need for affordable housing is likely to total 11,918 households at the start of 

the Plan period in 2016.  Nevertheless, 3,615 of these households already occupy an affordable home 

(albeit unsuitable for their current needs) – so the home that will be vacated when their needs are resolved 

must be offset against the overall need to establish the unmet need.  There is an unmet need from 

8,303 households (11,918 less 3,615 = 8,303) who will need affordable housing at the start of the Plan 

period and do not already occupy affordable housing in the Wider Bristol HMA. 

5.28 Based on the household projections, the SHMA has established the balance between the future need for 

market housing and affordable housing.  The 20-year projection period 2016-36 identifies that the number 

of households in need of affordable housing will increase by 20,329 households over the period 2016-36, 

alongside an increase of 55,475 households able to afford market housing. 

5.29 Overall, there will be a need to provide additional affordable housing for 28,632 households, which 

represents a total affordable housing need of 29,054 dwellings over the Plan period 2016-36.  This would 

provide for the current unmet needs for affordable housing in addition to the projected future growth in 

affordable housing need, but assumes that the level of housing benefit support provided to households 

living in the private rented sector remains constant.  Furthermore, any losses from the current stock (such 

as demolition or clearance, or sales through Right to Buy) would increase the number of affordable 

dwellings needed by an equivalent amount. 
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Employment Trends 
5.30 While demographic trends are key to the assessment of OAN, it is also important to consider current 

Employment Trends and how the projected growth of the economically active population fits with the 

future changes in job numbers. 

Plan makers should make an assessment of the likely change in job numbers based on past trends 

and/or economic forecasts as appropriate and also having regard to the growth of the working age 

population in the housing market area. 

Where the supply of working age population that is economically active (labour force supply) is less 

than the projected job growth, this could result in unsustainable commuting patterns (depending on 

public transport accessibility or other sustainable options such as walking or cycling) and could 

reduce the resilience of local businesses. In such circumstances, plan makers will need to consider 

how the location of new housing or infrastructure development could help address these problems. 

Planning Practice Guidance 2014, paragraph 18 

5.31 Oxford Economics produced an “Economic Forecast for the West of England” in August 2013 on behalf of 

the West of England LEP.  This included a range of jobs forecasts for the area covering the period to 2036, 

based on the Oxford Economics Local Authority District Forecasting Model.  The model provides data at 

regional and sub-regional level, including county, unitary and district authorities.   It covers a wide range of 

variables, and is designed to be flexible so that alternative scenarios can be run. 

5.32 Forecasts were produced based on five scenarios (Figure 65): 

» A baseline scenario; 

» Upside scenarios of high and medium-high growth; and  

» Downside scenarios of low and medium-low growth. 

5.33 The baseline scenario forecast that total employment would increase from 603,400 to 668,700 jobs over 

the 20-year period 2010-30, a growth of 65,300 jobs (3,300 per year) equivalent to an annual compound 

growth rate of 0.5%. 
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Figure 65: West of England Employment Forecasts to 2036 (Source: Oxford Economics, August 2013.  Note: Figures cover the 

whole of the West of England, including Bath and North East Somerset) 

 

5.34 Of course, this forecast was prepared at a time when the UK was emerging from recession; therefore the 

West of England LEP considered it appropriate to establish a more ambitious target: to deliver 95,000 new 

jobs by 2030.  This target was marginally higher than increase in jobs identified by the medium-high growth 

scenario, which suggested that total employment would increase to 697,300 jobs by 2030: an increase of 

94,000 jobs over 20 years.  The LEP target represented an uplift of 1.1% on this scenario. 

5.35 More recently, evidence has been presented to the local authorities based on updated forecasts from the 

Oxford Economics model commissioned by members of the Housing Market Reference Group representing 

the development industry.  This information suggests that the baseline growth scenario in 2014 forecasts a 

growth of 95,300 jobs over the 19-year period 2011-30 across the West of England, including 80,500 jobs 

(84%) in the Wider Bristol HMA.  The original (August 2013) medium-high growth scenario, with a 1.1% 

uplift, identified a comparable growth of 94,600 jobs over the same 19-year period (2011-30). 

5.36 Given this context, it is clear that it was appropriate for the LEP to adopt a more ambitious target than the 

baseline forecast at the time that the UK was emerging from recession; for whilst the probability of 

achieving high or medium-high growth at that time was only 22.5%, it is now much more probable that this 

growth is realistically achievable. 

5.37 Considering the employment forecasts for the 20-year Plan period 2016-36, the medium-high growth 

scenario shows that total employment is likely to increase by 83,500 jobs; and applying an uplift of 1.1% 

suggests that the growth equivalent to the LEP target covering this 20-year period would be 84,400 jobs.  

This represents an annual compound growth rate of 0.6%, with an average of 4,220 extra jobs each year.  

The Bath and North East Somerset Core Strategy is planning for 12% of the West of England jobs growth, so 

it would be appropriate to consider the 88% balance will need to be provided in the Wider Bristol HMA 

(marginally higher than the 84% suggested by the recent forecasts).  This would suggest a growth of 74,300 

jobs in Wider Bristol over the 20-year Plan period 2016-36, an average of 3,720 jobs each year.  It is also 
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necessary to consider the jobs-growth projected for the period 2012-16 (between the base year for the 

SHMA projections and the base year for the Plan).  This represents an additional 19,100 jobs for the Wider 

Bristol HMA – yielding an overall increase of 93,400 jobs over the period 2012-36. 

5.38 As previously noted, the demographic analysis identified that the economically active population in the 

Wider Bristol HMA would increase by around 18,700 people over the initial 4-year period 2012-16, with a 

further increase of 65,200 people projected over the 20-year Plan period 2016-36; yielding an overall 

projected increase of around 84,000 economically active people across Wider Bristol by 2036.  In addition, 

the number of claimants recorded by DWP reduced by around 11,800 over the period March 2012 to 

March 2015.  Taken together, these figures suggest that the number of available workers will increase by 

around 95,800 over the 24-year period 2012-36, equivalent to an average growth of around 4,000 workers 

each year. 

5.39 Nevertheless, there are a number of factors which should be considered when relating jobs to workers, 

particularly the issue of commuting: 

» Out-commuting: Based on 2011 Census commuting flows, 90.0% of working residents in the 

Wider Bristol HMA are also employed in the local area.  This implies that 10.0% commute to 

jobs outside the area.  Therefore, of the additional 95,800 workers, we would expect 86,200 

(90.0%) would work locally and 9,600 (10.0%) would commute outside of the area.  We have 

therefore assumed that this number of additional workers will out-commute from Wider Bristol 

to work elsewhere. 

» In-commuting: at the time of the 2011 Census, 13.5% of jobs in the Wider Bristol HMA were 

filled by people travelling in from other authorities.  Therefore, a jobs growth of 93,400 over the 

period 2012-36 is likely to draw in 12,600 (13.5%) additional in-commuters; leaving 80,800 extra 

jobs that need to be filled by workers living in the area. 

5.40 When these factors are properly considered, we can conclude that the demographic projections (without 

any uplift for market signals) would provide 86,200 extra workers locally whereas 80,800 extra workers 

would be needed.  There is therefore a surplus of 5,400 workers based on the increase in jobs that is 

currently forecast. 

Conclusions on Jobs and Workers 
5.41 While demographic projections form the starting point for OAN calculations it is necessary to ensure a 

balance between future jobs and workers. 

5.42 The medium-high growth scenario (from August 2013) uplifted by 1.1% to reflect the LEP target, identified 

74,300 jobs in Wider Bristol over the 20-year Plan period 2016-36 – an annual compound growth rate of 

0.6%; an average of 3,720 extra jobs each year.  A further 19,100 jobs are forecast for the Wider Bristol 

HMA over the period 2012-16 – yielding an overall increase of 93,400 jobs over the period 2012-36. 

5.43 Taking account of existing commuting patterns and unemployment trends, the demographic projections 

(without any uplift for market signals) would provide 86,200 extra workers locally whereas 80,800 extra 

workers would be needed.  Therefore, there is no need to further increase housing delivery as there will 

already be enough workers for the likely increase in jobs in the area.  Of course, any uplift to housing 

need responding to Market Signals is likely to draw in additional population, and this will therefore yield a 

higher number of workers.  However, any under-delivery of housing prior to the Plan period could displace 

projected population that had been counted, so it will be important to provide for any housing backlog. 
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Market Signals 
5.44 While demographic trends are key to the assessment of OAN, it is also important to consider current 

Market Signals and how these may affect housing needs.  PPG identifies a range of housing market signals 

that should be considered when determining the future housing number.  Key to this is how market signals 

should be taken into account:  

The housing need number suggested by household projections (the starting point) should be 

adjusted to reflect appropriate market signals, as well as other market indicators of the balance 

between the demand for and supply of dwellings (Paragraph 019) 

A worsening trend in any of these indicators will require upward adjustment to planned housing 

numbers compared to ones based solely on household projections. (Paragraph 020) 

Planning Practice Guidance: Assessment of housing and economic development needs (March 2014) 

5.45 The Market Signals include: 

» Land and house prices; 

» Rents and affordability; 

» Rate of development; and 

» Overcrowding. 

5.46 Furthermore, there are other issues that should be considered, for example the macro-economic climate 

(PAS OAN technical advice note, para 5.22). Further, there are wider market trends and drivers to consider.  

A full range of market signals are considered and their implications are considered especially where these 

may indicate undersupply relative to demand and the need to deviate from household projections. 

5.47 PPG and the PAS OAN technical advice note emphasise the importance of considering indicators in the 

context of longer-term trends and looking at rates of change as well as absolute levels – for example, house 

prices in the housing market may be higher or lower than the national average, however the more 

important consideration is whether or not they are becoming more (or less) expensive at a rate that differs 

from the national rates or rates in similar areas. 

Appropriate comparisons of indicators should be made. This includes comparison with  

longer term trends (both in absolute levels and rates of change) in the housing market area;  

similar demographic and economic areas; and nationally. (Paragraph 020) 

Planning Practice Guidance: Assessment of housing and economic development needs (March 2014) 

5.48 To identify areas with similar demographic and economic characteristics to Wider Bristol, we have analysed 

data from the ONS area classifications together with data from the CLG Index of Multiple Deprivation.  The 

outcome of this analysis was that Wider Bristol shares similar demographic and economic characteristics 

with Leeds, Sheffield (with NE Derbyshire and Rotherham) & Southampton (with Eastleigh and New 

Forest).  Therefore, in considering market signals, we have considered these district council areas as 

appropriate comparators and compared them against Wider Bristol.  
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House Prices 
5.49 House prices in England and Wales have been relatively volatile in the past 15 years.  House prices have 

increased by 6.4% in the 12 months to April 2014; the fastest rises were in London (17.0%), the East of 

England (6.6%) and the South East (6.1%).  The average UK house price in 2014 was £172,000 compared to 

the high of £181,500 in 2007.  Average house price trends 2008-2014 (Source: ONS) show the price 

divergence between London and the rest of the UK.  

Figure 66: Annual house price rates of change, UK all 

dwellings 2004-2014 (Source: Regulated Mortgage 

Survey. Note: Not seasonally adjusted) 

 

Figure 67: UK and London House Price Index 2008-2014 

(Source: ONS) 

 

5.50 The Bank of England has overall responsibility for UK monetary policy: it has become concerned about the 

risks posed by house prices, high levels of borrowing and any housing ‘bubble’ to national economic 

recovery.  In his speech at the Mansion House in June 2014, the Governor of the Bank said: 

“The underlying dynamic of the housing market reflects a chronic shortage of housing 

supply, which the Bank of England can’t tackle directly. Since we are not able to build a 

single house, I welcome the Chancellor’s announcement tonight of measures to increase 

housing supply. 

To be clear, the Bank does not target asset price inflation in general or house prices in 

particular. 

It is indebtedness that concerns us. 

This is partly because over-extended borrowers could threaten the resilience of the core of 

the financial system since credit to households represents the lion’s share of UK banks’ 

domestic lending. 

It is also because rapid growth in or high levels of mortgage debt can affect the stability of 

the economy as a whole.” 

5.51 The International Monetary Fund (IMF) has also highlighted concerns about these risks and especially the 

high borrowings of households relative to income, especially in London: 

“The increase in the number of high loan-to-income (LTI) mortgages is more pronounced in 

London and among first-time buyers. As a result, an increasing number of households are 

vulnerable to negative income and interest rate shocks.” 
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5.52 However, the surge in prices appears to be cooling; the Council of Mortgage Lenders (CML) latest Credit 

Conditions Survey (Summer 2014) suggests: 

“This source of stimulus may now be drying up, amid signs that lenders may be approaching 

the limits of their risk appetite with respect to maximum loan-to-value (LTV) and income 

multiples.” 

5.53 The Government has strengthened the existing powers of the Bank of England to recommend to regulators 

a limit on the proportion of high loan to income mortgages. From May 2015, lenders are prevented from 

extending more than 15% of their mortgages to customers needing to borrow 4.5 times their income.  

5.54 The future for the housing market is difficult to predict, although long-term trends indicate continued 

demand issues from household growth, albeit with issues around affordability. The current Government 

policy towards national economy recovery, and the role played in this by the Bank of England, indicates 

that action may be taken to contain any housing price ‘bubble’.  Interest rates seem likely to rise in the 

medium term, and this could expose risk of those borrowing with high loan-to-value at low interest rates. 

Local House Prices  

5.55 House price trends (2000-2013) are shown in Figure 68 and Figure 69 shows lower quartile house prices 

adjusted for the impact of inflation.  Therefore, the prices reflect real changes which have occurred since 

2001 when removing the impact of background inflation. 

5.56 It is clear that real house prices in the Wider Bristol HMA rose sharply in the period 2001-2007 (from 

£89,000 to £182,500 at 2012 values, a real increase of more than 105%), but they have progressively 

reduced since that time with real prices at around £140,000 in mid-2013 (at 2012 values) which is 23% 

below their peak. 

Figure 68: House Price Trends: Lower Quartile Prices (Source: CLG Live Tables. Note: HMA figure derived using population 

weighted average of Local Authority data) 
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Figure 69: Real House Price Trends: Lower Quartile Prices adjusted to 2012 values using CPI (Source: CLG Live Tables; Bank of 

England. Note: HMA figure derived using population weighted average of Local Authority data 

 

5.57 Figure 70 shows how real house prices in the HMA have varied when compared with the English average.  

This shows that real house prices in the HMA are currently below the long-term average trends. 

Figure 70: Real House Price Trends relative to England: Lower Quartile Prices adjusted to 2012 values using CPI (Source: CLG Live 

Tables; Bank of England. Note: HMA figure derived using population weighted average of Local Authority data) 
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Affordability 
5.58 Figure 71 below shows the ratio of lower quartile house price to lower quartile earnings in the HMA 

between 2001 and 2013.  This long term trend for the HMA shows that affordability worsened in the period 

2001-05 (when there was an increase in real house prices), the multiplier declined over the period 2007-09 

and has remained relatively stable since.  Of course, it is also important to remember that affordability can 

be influenced by supply issues (e.g. lower housing delivery levels) and demand side issues (e.g. lower 

availability of mortgage finance for first time buyers). 

Figure 71: Ratio of Lower Quartile House Price to Lower Quartile Earnings (Source: DCLG. Note: HMA figure derived using 

population weighted average of Local Authority data)  

 

Private Rent 
5.59 The English Housing Survey 2013-1422 identified that 19% (4.4 million) of households were renting from a 

private landlord, up from 18% in 2012-13 and 11% in 2003.  Households aged 25-34 were more likely to be 

renting privately (48%) than buying a home, up from 45% in 2012-13 and 21% in 2003-04.  Owner 

occupation in this age group dropped from 59% to 36% over the same 10 year period. 

5.60 The growth of the Sector has been acknowledged as both a growing and long term option for meeting the 

nation’s housing need.  The Government published “Improving the Private Rented Sector and Tackling Bad 

Practice: A guide for local authorities” in March 201523, and the Forward by the Minister stated: 

“The private rented sector is an important and growing part of our housing market, housing 

4.4 million households in England. The quality of housing in the sector has improved 

dramatically over the last decade. It is now the second largest tenure and this growth is 

forecast to continue growing. I am proud of this growth as it shows increasing choice, 

improving standards whilst helping to keep rents affordable. The Government supports a 

bigger and better private rented sector and wants to see this growth continue.” 

                                                           
22 https://www.gov.uk/government/statistics/english-housing-survey-2013-to-2014-headline-report 
23 https://www.gov.uk/government/uploads/system/uploads/attachment_data/file/412921/Improving_private_rented_sector.pdf 
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5.61 Policy by both Government and Local Authorities is focussed on improving Management and Maintenance 

in the sector (via licensing or self-regulation schemes) and expanding supply24
 (including the Build to Rent 

investment scheme25). 

5.62 Importantly, the Government sees the PRS having an important and long term role in meeting the housing 

need of the nation; and although the NPPF and PPG do not mention the current or future role of housing 

benefit, the policy to support low-income households in the private rented sector with housing benefit is 

long-standing and housing benefit is explicitly factored into the long-term forecasts for public spending. 

5.63 Given this context, it is important for local authorities to recognise the role of the private rented sector at a 

local level.  Assuming the release back into the market of many dwellings in the private rented sector 

currently occupied by tenants in receipt of housing benefit would have significant consequences; therefore 

it remains appropriate to recognise that the private rented sector will continue to make an important 

contribution towards providing housing options for households unable to afford their housing costs in 

future.  Nevertheless, it is essential for local authorities to understand the full extent of the need for 

affordable housing in their areas and consider their policy responses accordingly. 

Overcrowding 
5.64 Overcrowding was considered in detail when establishing the need for affordable housing, and based on 

the bedroom standard we estimated that 10,005 households were overcrowded in the Wider Bristol HMA 

(Figure 50), including 2,322 owner occupiers, 4,026 households renting privately and 3,658 households in 

the social rented sector. 

5.65 PPG also identifies a series of other factors to monitor alongside overcrowding, including concealed and 

sharing households, homelessness and the numbers in temporary housing (paragraph 19): 

Indicators on overcrowding, concealed and sharing households, homelessness and the numbers in 

temporary accommodation demonstrate un-met need for housing. Longer term increase in the 

number of such households may be a signal to consider increasing planned housing numbers.  

5.66 These were also considered when establishing the need for affordable housing, and the overall housing 

number was increased to take account of the needs of homeless households and concealed families with 

younger family representatives who would not have been counted as part of the household projections.  

This adjustment has already been incorporated as a response to the identified un-met need for housing, 

and can be considered as part of the response to market signals. 

  

                                                           
24 https://www.gov.uk/government/publications/private-rented-homes-review-of-the-barriers-to-institutional-investment 
25 https://www.gov.uk/government/publications/build-to-rent-round-2-initial-due-diligence 
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Summary of Market Signals 
5.67 In terms of headline outputs, the market signals when compared to relevant comparator areas show: 

Figure 72: Summary of Market Signals 

 
Wider Bristol 

HMA 
Leeds 

Sheffield  
with Rotherham 
& NE Derbyshire 

Southampton 
with Eastleigh  
& New Forest 

England 

INDICATORS RELATIING TO PRICE           

House prices           

Lower quartile 
house price 

2012- 13 value £143,300 £101,900 £91,500 £156,000 £126,300 

Relative to England +14% -19% -28% +24% - 

2007-08 value £151,600 £115,000 £100,800 £156,900 £127,500 

5-year change -5% -11% -9% -1% -1% 

Rents      

Average monthly 
rent 

2013- 14 value £767 £819 £512 £782 £720 

Relative to England +7% +14% -29% +9% - 

2008 value £503 £487 £367 £520 £500 

5-year change +53% +68% +40% +50% +43% 

Affordability          

Lower quartile 
house price to 
earnings 

2013 ratio 7.3 5.2 5.0 8.1 6.5 

Relative to England +13% -19% -23% +25% - 

2008 ratio 8.0 6.3 6.0 8.8 7.0 

5-year change -8% -17% -17% -8% -7% 

INDICATORS RELATIING TO QUANTITY       

Overcrowding       

Overcrowded 
households 

2011 proportion 8.7% 9.1% 7.3% 8.5% 8.7% 

Relative to England 0% +4% -16% -2% - 

2001 proportion 5.7% 7.8% 5.2% 6.7% 7.1% 

10-year change +54% +17% +40% +27% +23% 

Rate of development       

Increase in stock 
2001-11 change +11.5% +7.1% +5.6% +8.7% +8.3% 

Relative to England +38% -15% -33% +4% - 

5.68 As acknowledged earlier in this section, there is no single formula that can be used to consolidate the 

implications of this information; and furthermore the housing market signals will have been predominantly 

influenced by relatively recent housing market trends.  Nevertheless, on the basis of this data we can 

conclude: 

» House Prices: lower quartile prices are higher than the national average, with a lower quartile 

price of £143,300, compared to England’s £126,250 (based on 2012-13 values).  The current 

price in the HMA is higher than both Leeds and Sheffield but lower than Southampton. Over the 

last 5-years, prices have varied by comparator area, with only modest change (-1%) in 

Southampton with slightly more in Leeds (-11%). Wider Bristol HMA has been between these 

two at (-5%); 

» Rents: for average private sector rents in 2013-14, the study area is above the national average.  

While rents in Leeds are higher than in the study area, Southampton is relatively similar with 

Sheffield significantly lower. Average rents have increased at a relatively similar pace in all areas 

although higher in Leeds in the past 5 years; 



 
 

Opinion Research Services | Wider Bristol HMA Strategic Housing Market Assessment: Volume I July 2015 

 

 

 92  

» Affordability (in terms of the ratio between lower quartile house prices and lower quartile 

earnings) is currently ‘worse’ in the study area than across England as a whole (7.3x cf. 6.5x), 

and the rate is also ‘worse’ in Sheffield, although other comparators in Leeds and Sheffield are 

‘better’ than England. Furthermore, national affordability ratios have improved since 2008 at a 

similar rate to Wider Bristol and Southampton, although this below the improvement in Leeds 

and Sheffield; 

» Overcrowding (in terms of Census occupancy rates) shows that 8.7% of households in the study 

area are overcrowded based on an objective measure, which is the same as England (8.7%).  

Nevertheless, the proportion of overcrowded households has increased over the last 10 years at 

a rate almost double the national average (+54% cf. +23%);  

» Rate of development (in terms of increase in dwelling stock over the last 10 years) shows that 

development has increased the stock size by +11.5%, which is higher than England (8.3%).  This 

rate for the Wider Bristol HMA is higher than comparator areas.  Of course, these figures will 

inevitably be influenced by local constraints as well as individual policies. 

5.69 As previously noted, PPG suggests that “household projections should be adjusted to reflect appropriate 

market signals” where there is a “worsening trend in any of these indicators” (paragraphs 19-20).  Whilst 

house prices and affordability have improved, rents have increased and there are also higher levels of 

overcrowding – so it may be appropriate to consider an uplift to the household projection when 

establishing OAN in response to market signals.  However, the indicators collectively show that 

circumstances in the Wider Bristol HMA are generally no worse than across England as a whole; so any 

uplift must be determined in this context. 

Conclusions on Market Signals 
5.70 There is no definitive guidance on what level of uplift is appropriate.  Nevertheless, the Inspector examining 

the Eastleigh Local Plan judged 10% to be reasonable given the market signals identified for that HMA: 

“It is very difficult to judge the appropriate scale of such an uplift … Exploration of an uplift 

of, say, 10% would be compatible with the “modest” pressure of market signals recognised 

in the SHMA itself.” 

5.71 On this basis, it is helpful to compare the Market Signals for the HMA with those for Southampton (which 

included Eastleigh and the New Forest): 

» House prices and rents are moderately lower in the Wider Bristol HMA than in Southampton, 

and consequently affordability is better; 

» Overcrowding levels are similar, although more households have become overcrowded in the 

Wider Bristol HMA over the last decade; and 

» Rates of development were higher for the Wider Bristol HMA than for Southampton. 

5.72 Therefore, the indicators for the Wider Bristol HMA identify less housing pressure than in Southampton. 

5.73 Given the relative market signal indicators for the two areas and the views of the Eastleigh Inspector, it 

would seem to be reasonable to consider an uplift of 10% to be at the upper end of any market signals 

response for the Wider Bristol HMA.  On balance we would recommend that the overall uplift was at least 

5% but no more than 10% of the housing need identified based on the household projections.  The 

household projections previously identified an increase of 75,804 households (78,478 dwellings) over the 
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20-year Plan period 2016-36; so the proposed market signals uplift ranges from 3,924 to 7,848 dwellings 

over the Plan period.  We believe that the mid-point of this range, an uplift of 5,886 dwellings, provides 

an appropriate response to market signals.  This is consistent with the views of the Eastleigh Inspector in 

the context of the indicators for the two areas. 

5.74 The analysis of affordable housing has already identified that the overall housing need should be increased 

by 1,421 households (1,471 dwellings) to take account of concealed families and homeless households 

that would not be captured by the household projections.  This adjustment has already been incorporated 

as a response to the identified un-met need for affordable housing; however it is also appropriate for it to 

be considered as part of the response to market signals.  An additional increase of 4,415 dwellings is 

therefore needed to deliver the overall uplift of 5,886 dwellings identified in response to market signals. 

Housing Backlog 
5.75 The Planning Advisory Service Good Plan Making Guide26 identifies that the SHMA should “re-set the clock” 

and provide a new baseline assessment of all housing need.  However, the SHMA must take account of 

‘backlog’: any unmet need for housing that exists at the start of the plan period.  

“Having an up-to-date, robust Strategic Housing Market Assessment should re-set the clock, 

and therefore carrying forward under-provision from a previous plan period would be 

‘double counting’.  Make sure however that the Strategic Housing Market Assessment takes 

account of ‘backlog’ which is unmet need for housing that still exists at the start of the new 

plan period (for example, the needs of the homeless and other households living in 

unacceptable accommodation).  The Strategic Housing Market Assessment should show all 

those in need.  It is therefore vitally important to have a properly done Strategic Housing 

Market Assessment that has the right scope.” (page 49) 

5.76 This SHMA has fully considered the unmet needs of homeless and other households living in unacceptable 

accommodation that will exist at the start of the new Plan period.  However, it is also important to 

recognise that the SHMA identifies all housing need from a baseline date of 2012, whereas the base date 

for the JSP will be 2016.  It is therefore necessary to identify the extent of any under-provision during the 

period 2012-16 based on the housing need identified by the SHMA, as this will also represent an unmet 

need for housing at the start of the new Plan period. 

5.77 Housing completions recorded to date, together with numbers currently forecast for the remainder of this 

period, suggest that housing delivery is likely to total 12,902 dwellings during this period (Figure 73).  The 

Councils will need to review this figure once the dwelling completions for 2014-15 and 2015-16 are known. 

Figure 73: Housing completions recorded and forecast dwelling trajectory for the period 2012-16 (Source: LA Annual Monitoring 

Data and Forecast Dwelling Trajectories) 

 Bristol 
North  

Somerset 
South 

Gloucestershire 
TOTAL 

Recorded completions 
2012-13 878 527 823 2,228 

2013-14 1,287 760 1,095 3,142 

Forecast dwelling trajectory 
2014-15 1,614 750 1,261 3,625 

2015-16 1,506 898 1,503 3,907 

TOTAL 2012-16 5,285 2,935 4,682 12,902 

                                                           
26 http://www.pas.gov.uk/documents/332612/6363137/Pages+from+FINAL+PAS+Good+Plan+Making+-6.pdf 

http://www.pas.gov.uk/documents/332612/6363137/Pages+from+FINAL+PAS+Good+Plan+Making+-6.pdf
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5.78 The SHMA identified a need for 16,921 dwellings over the 4-year period 2012-16, between the base date 

for the household projections and the base date for the Plan (Figure 42).  There is therefore likely to be a 

backlog of 4,019 dwellings (16,921 less 12,902 = 4,019) likely to have built up during the 4-year period 

2012-16 that will need to be addressed during the 20-year Plan period 2016-36.  This adjustment will 

ensure that the Plan will provide for all of the household growth projected for the period 2012-16, without 

it being constrained by any housing under-provision during this initial 4-year period. 

5.79 The impact of this adjustment will be to phase the projected growth slightly differently to the demographic 

projections, but it will not change the overall number of dwellings needed by 2036 or the projected 

population and number of workers previously counted.  Nevertheless, higher rates of housing delivery will 

need to be achieved over the Plan period to address this backlog. 

5.80 It is also important to consider the relationship between current under-provision and market signals.  

Market signal indicators reflect past trends and will therefore be influenced by recent housing supply, so 

any under-provision is likely to have had an effect.  If current housing delivery was keeping pace with 

household growth (with the necessary allowance for vacant and second homes) then the market signals 

should indicate less imbalance in the housing market, which would impact on the need for any uplift. 

5.81 In summary, the SHMA has identified that: 

» Under-provision during the period 2012-16 will represent an unmet need for housing at the 

start of the new Plan period, so higher rates of housing delivery will need to be achieved over 

the Plan period to address this backlog; and 

» Market signals indicate that there is some imbalance in the housing market based on current 

rates of housing delivery, so higher rates of housing delivery will need to be achieved over the 

Plan period to respond to this imbalance. 

5.82 Both of these adjustments are a response to current rates of housing delivery and the impact of under-

provision; so they are not cumulative and it will be necessary to consider their combined impact. 

Conclusions 
5.83 The “starting point” estimate for OAN is the CLG household projections, and the latest published data is the 

2012-based projections for period 2012-37.  These projections suggest that household numbers across the 

study area will increase by 78,538 over the 20-year Plan period 2016-36, an average of 3,927 per year.  

However, on the basis of 10-year migration trends, household numbers across the study area are 

projected to increase by 75,804 households over the 20-year Plan period 2016-36, an average of 3,790 

households per year. 

5.84 We have identified that the baseline household projections should be increased by 1,421 households to 

take account of concealed families and homeless households that would otherwise not be captured due to 

suppressed household formation rates.  On this basis, the demographic projections identify a total increase 

of 77,225 households over the 20-year Plan period.  This adjustment responds to identified un-met need 

for affordable housing and also addresses suppressed household formation rates.  Providing for an 

increase of 77,225 households yields a baseline housing need of 79,949 dwellings over the 20-year Plan 

period 2016-36, equivalent to an average of 3,997 dwellings per year. 

5.85 While demographic projections form the starting point for Objectively Assessed Need calculations, it is 

necessary to consider whether a higher rate of housing delivery may be needed to help address housing 
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market problems.  Further adjustments may be needed in response to balancing jobs and workers, market 

signals or any backlog of housing provision.  However, it is important to recognise that these adjustments 

are not necessarily cumulative: it is necessary to consider them collectively. 

5.86 The evidence from planned jobs and workers does not identify any need to increase housing delivery  

to provide enough workers for the likely increase in jobs in the area. 

5.87 An uplift of 5,886 dwellings is proposed as an appropriate response to the market signal indicators. 

The overall housing need has already been increased by 1,471 dwellings to take account of concealed 

families and homeless households not captured by the household projections, and this should be 

considered as part of the response to market signals; but an additional increase of 4,415 dwellings is 

needed to deliver the overall uplift of 5,886 dwellings that has been identified. 

5.88 A ‘backlog’ of 4,019 dwellings is likely to build up due to housing under-delivery in the period 2012-16.  

This will need to be addressed during the 20-year Plan period 2016-36.  Nevertheless, as previously noted, 

any increase in housing numbers to address this backlog will also contribute to improving market signals 

which are a reflection of current housing delivery; so the impact of these two adjustments will not be 

cumulative, but instead they should be considered together as a combined response. 

5.89 On this basis, the baseline housing need of 79,949 dwellings is increased by 4,415 dwellings.  This increase 

provides the overall uplift of 5,886 dwellings needed in response to market signals, and also addresses the 

backlog of 4,019 dwellings.  This yields an overall total of 84,364 dwellings over the 20-year Plan period 

2016-36, equivalent to an average of 4,218 dwellings per year.  This represents an uplift of 7.5% on the 

baseline household projections. 

5.90 Figure 74 summarises each of the stages for establishing the Full Objectively Assessed Need for Housing. 

Figure 74: Full Objectively Assessed Need for Housing across Wider Bristol 2016-36 

Stage Households Dwellings 

Demographic starting point 
CLG household projections 2016-36 

78,538 81,308 

Adjustment for long-term migration trends 
10-year migration trend 2001-11 

-2,734 -2,830 

Baseline household projections taking account of local circumstances 75,804 78,478 

Adjustment for suppressed household formation rates 
Concealed families and homeless households 

+1,421 +1,471 

Baseline housing need based on demographic projections 77,225 79,949 

Further 
adjustments 
needed… 

In response to balancing jobs and workers 
Projected growth in workers exceeds forecast jobs growth and 
planned jobs growth therefore no further adjustment needed 

-   0 

In response to market signals 
4,415 dwellings needed (in addition to the 1,471 dwellings  
for concealed families and homeless households) to deliver the 
overall uplift of 5,886 dwellings proposed 

-   +4,415 

In response to backlog of housing provision 
between projection and Plan base dates 2012-16 

-   +4,019 

Combined impact of the identified adjustments -   +4,415 

Full Objectively Assessed Need for Housing 2016-36 -   84,364 
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5.91 Of course, it is important to remember that “establishing future need for housing is not an exact science” 

(PPG paragraph 14).  Whilst the OAN must be underwritten by robust evidence that is based on detailed 

analysis and informed by reasonable assumptions, the final conclusions should reflect the overall scale of 

the housing needed in the housing market area without seeking to be spuriously precise. 

5.92 The SHMA therefore identifies the Full Objective Assessed Need for Housing in the Wider Bristol HMA to 

be 85,000 dwellings over the 20-year Plan period 2016-36, equivalent to an average of 4,250 dwellings 

per year.  This includes the Objectively Assessed Need for Affordable Housing of 29,100 dwellings over 

the same period, equivalent to an average of 1,455 dwellings per year. 

5.93 This is the average number of dwellings needed every year over the 20-year period 2016-36 and represents 

a 1.1% increase in the dwelling stock each year across the HMA (consistent with the 1.1% growth required 

across England to deliver 253,600 dwellings annually). 
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6. Housing Requirements 
Considering the policy response to identified housing need 

6.1 The SHMA has established the Full Objectively Assessed Need for Housing in the Wider Bristol HMA to be 

85,000 dwellings over the 20-year Plan period 2016-36, however this figure will need to be tested through 

the statutory Plan-making process.  Until it is tested at examination, the OAN must not be portrayed as a 

new housing requirement for planning purposes: the existing adopted Core Strategies for each Unitary 

Authority will continue to fulfil this role. 

6.2 This is confirmed by Planning Practice Guidance for housing and economic land availability assessment, 

which states that “housing requirement figures in up-to-date adopted Local Plans should be used as the 

starting point for calculating the five year supply” (paragraph 30).  This point was further emphasised in a 

letter from the Housing Minister to the Planning Inspectorate in December 2014: 

“Many councils have now completed Strategic Housing Market Assessments either for their 

own area or jointly with their neighbours. The publication of a locally agreed assessment 

provides important new evidence and where appropriate will prompt councils to consider 

revising their housing requirements in their Local Plans. We would expect councils to actively 

consider this new evidence over time and, where over a reasonable period they do not, 

Inspectors could justifiably question the approach to housing land supply. 

“However, the outcome of a Strategic Housing Market Assessment is untested and should 

not automatically be seen as a proxy for a final housing requirement in Local Plans. It does 

not immediately or in itself invalidate housing numbers in existing Local Plans. 

“Councils will need to consider Strategic Housing Market Assessment evidence carefully and 

take adequate time to consider whether there are environmental and policy constraints, 

such as Green Belt, which will impact on their overall final housing requirement. They also 

need to consider whether there are opportunities to co-operate with neighbouring planning 

authorities to meet needs across housing market areas. Only after these considerations are 

complete will the council’s approach be tested at examination by an Inspector. Clearly each 

council will need to work through this process to take account of particular local 

circumstances in responding to Strategic Housing Market Assessments.” 

6.3 The West of England authorities are currently preparing a Joint Spatial Plan (JSP) for Wider Bristol for the 

period 2016-36.  The JSP will in turn provide the context for the review of individual authorities’ local plans.  

In establishing the OAN, the SHMA has taken full account of all unmet need for housing that is likely to exist 

at the start of the new Plan period; therefore any under-delivery against current housing targets need not 

be counted again.  However, whilst the OAN identified by the SHMA will be a key part of the evidence base, 

the JSP will be the mechanism through which the SHMA evidence will be assessed against environmental 

and policy constraints, such as Green Belt, to identify a sustainable and deliverable plan requirement. 

6.4 The JSP will also consider the spatial distribution of the OAN across the functional housing market area for 

Wider Bristol that was identified in Chapter 2 of this report (including parts of Bath and North East 

Somerset, Stroud and Sedgemoor). 
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Affordable Housing Need 
6.5 The SHMA has identified a substantial need for affordable housing: a total of 29,100 dwellings across the 

Wider Bristol HMA over the 20-year Plan period 2016-36, equivalent to an average of 1,455 dwellings per 

year.  Given the level of affordable housing need identified, it will be important to maximise the amount of 

affordable housing that can be delivered through market housing led developments.  Key to this is the 

economic viability of such developments, as this will inevitably determine (and limit) the amount of 

affordable housing that individual schemes are able to deliver. 

6.6 As part of their strategic planning and housing enabling functions, the Councils will need to consider the 

most appropriate affordable housing target in order to provide as much affordable housing as possible 

without compromising overall housing delivery.  This target should provide certainty to market housing 

developers about the level of affordable housing that will be required on schemes, and the Councils should 

ensure that this target is achieved wherever possible in order to increase the effective rate of affordable 

housing delivery. 

6.7 PPG identifies that Councils should also consider “an increase in the total housing figure” where this could 

“help deliver the required number of affordable homes”; although this would not be an adjustment to the 

OAN, but a policy response to be considered in the local plan: 

The total affordable housing need should then be considered in the context of its likely delivery as a 

proportion of mixed market and affordable housing developments, given the probable percentage of 

affordable housing to be delivered by market housing led developments. An increase in the total 

housing figures included in the local plan should be considered where it could help deliver the 

required number of affordable homes. (Paragraph 029) 

Planning Practice Guidance: Assessment of housing and economic development needs (March 2014) 

6.8 It will therefore be important for the Councils to consider the need for any further uplift once the 

affordable housing target has been established.  However, as confirmed by the Inspector examining the 

Cornwall Local Plan in his preliminary findings27 (paragraphs 3.20-21): 

“National guidance requires consideration of an uplift; it does not automatically require a 

mechanistic increase in the overall housing requirement to achieve all affordable housing 

needs based on the proportions required from market sites. The realism of achieving the 

intended benefit of additional affordable housing from any such uplift is relevant at this 

stage, otherwise any increase may not achieve its purpose. 

Any uplift on the demographic starting point … would deliver some additional affordable 

housing and can be taken into account in judging whether any further uplift is justified.” 

6.9 Given that the identified OAN already incorporates an uplift of 7.5% on the baseline household projections, 

this will contribute to increasing the supply of affordable homes through market housing led developments.  

The Councils will need to consider whether there is sufficient justification for any further increase in the 

total housing figures included in the local plan (beyond the identified OAN) as part of their policy response 

to meeting the identified need for affordable housing; although it will be important for them to consider 

the implications of providing a higher level of market housing than identified by the OAN, in particular the 

consequences on the balance between jobs and workers. 

                                                           
27 https://www.cornwall.gov.uk/media/12843214/ID05-Preliminary-Findings-June-2015-2-.pdf 

https://www.cornwall.gov.uk/media/12843214/ID05-Preliminary-Findings-June-2015-2-.pdf
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6.10 The contribution towards affordable housing delivery that can be achieved through market housing led 

developments shouldn’t be considered in isolation.  The Government has launched a series of new 

initiatives in the past 5 years to attempt to boost the supply of homes, including affordable homes.  The key 

Homes and Communities Agency (HCA) investment programmes include: 

» Affordable Homes Programme: the flagship HCA investment programme(s) for new 

affordable homes – the 2015-18 programme intends to support the building of 43,821 new 

affordable homes across 2,697 schemes in England, which includes 528 new affordable homes 

across 35 schemes in the Wider Bristol HMA 

» Affordable Homes Guarantees Programme: guaranteeing up to £10bn of housing providers’ 

debt in order to bring schemes forward  

» Care and Support Specialised Housing Fund: funding used to accelerate the development of the 

specialised housing market such as Older People and those with disabilities 

» Community Right to Build: (Outside London) including some provision for affordable homes 

» Empty Homes programme  

» Estate Regeneration Programme: often creating mixed tenure communities  

» Get Britain Building: aiming to unlock locally-backed stalled sites holding planning permission 

and including affordable homes 

6.11 However, there are currently a number of constraints that are affecting the delivery of new affordable 

housing; although there is also a range of other initiatives that may help increase affordable housing 

delivery in future. 

Constraints affecting the  
delivery of new affordable housing 

Other initiatives potentially increasing the  
delivery of new affordable housing  

Welfare reform 

Most stakeholders (including private landlords, house builders, 
local authorities and RPs) are concerned at the impact of 
benefit reform and the risk to their revenue. Credit rating 
agency have also signalled concerns. 

Registered Providers 

Many RPs have become more risk averse in their approach to 
developing new homes. The move to Affordable Rent as 
opposed to Social Rent housing and the resultant reduction in 
grant rates has made delivery and viability issues more 
pronounced. Grant level reductions in the AHP 2015-18 have, 
arguably, increased risk perceptions further.  

Stock rationalisation by Registered Providers 

The new regulatory framework for RPs continues the emphasis 
on economic regulation. This could, potentially, reduce current 
supply of affordable housing. Already, sector trends indicate 
many associations are identifying under-performing stock with 
a view to rationalisation. 

Extension of Right to Buy (RTB) to Registered Providers 

The Government pledge to introduce an RTB for RP tenants 
mean many associations will need to assess the risk to their 
Business Plans and this might reduce appetite for new 
development. 

Councils building more new homes 

Many Councils are now trying to bring new rental schemes 
forward following reform of the HRA system. 

New ‘for profit’ providers 

Over 30 ‘for profit’ providers to deliver AHP homes have so far 
registered with the HCA, mainly in order to deliver non-grant 
affordable housing. There is arguably potential for increased 
supply of affordable homes for rent by ‘for profit’ providers. 

Custom Build 

Custom build homes are self-build homes facilitated in some 
way by a developer. Applications to the HCA Custom Build 
Serviced Plot (CBSP) Loan Fund (£150m over 6 years; £22.5m 
pa) can be made by Developers, For Profit Registered 
Providers, Community Land Trusts and Community Groups. 
Community Land Trusts may deliver Affordable Housing using 
the CBSP Fund, and they aim to deliver 3,000 new homes by 
2020 (or c.600 p.a. in England 2015-2020)

28
. 

Co-operative Housing 

Given current delivery constraints, co-operative housing has 
been identified as a further alternative supply for households 
unable to access ownership or affordable housing. The 
Confederation of Co-operative Housing, working with RPs, is 
currently trying to bring schemes forward. The HCA has held 
back funding for Co-operative Housing in the previous AHP. 

                                                           
28

 http://www.communitylandtrusts.org.uk/what-is-a-clt/about-clts 

https://www.gov.uk/government/collections/affordable-homes-programme-2011-to-2015-guidance-and-allocations
https://www.gov.uk/government/collections/affordable-homes-guarantees-programme-guidance-and-allocations
https://www.gov.uk/government/collections/affordable-homes-guarantees-programme-guidance-and-allocations
https://www.gov.uk/government/collections/care-and-support-specialised-housing-fund-guidance-and-allocations
https://www.gov.uk/government/publications/community-led-project-support-applying-for-funding
https://www.gov.uk/government/collections/empty-homes-programme-guidance-and-allocations
https://www.gov.uk/government/publications/estate-regeneration-programme
https://www.gov.uk/government/collections/get-britain-building-guidance-and-allocations
http://www.communitylandtrusts.org.uk/what-is-a-clt/about-clts
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6.12 The Government also sees the growth in the private rented sector as positive.  Whilst private rented 

housing (with or without housing benefit) does not meet the definitions of affordable housing, it offers a 

flexible form of tenure and meets a wide range of housing needs.  The sector also has an important role to 

play given that many tenants that rent from a private landlord can only afford their housing costs as they 

receive housing benefit.  If there isn’t sufficient private rented housing available at a price these households 

can afford, the need for affordable housing would be even higher. 

6.13 A Government task force was established in 2013 to encourage and support build-to-let investment29.  The 

HCA also has several investment programmes to help bring schemes forward.  These include a £1 billion 

Build to Rent Fund, which will provide equity finance for purpose-built private rented housing, alongside a 

£10 billion debt guarantee scheme to support the provision of these new homes.  New supply of private 

rented housing therefore seems likely from various sources, despite current volumes being relatively low: 

» Registered Providers are potential key players in the delivery of new PRS supply and recently 

several have begun to enter the market in significant scale30, particularly in response to the 

Build to Rent Fund, although other institutional funding is also being sought.  Overall, although 

interest is high, it remains unclear as to the scale of development which may deliver.  

» Local Authorities can also enable new PRS supply to come forward investing local authority 

land, providing financial support (such as loan guarantees), and joint ventures with housing 

associations, developers or private investors under the Localism Act.  Whilst LA initiatives may 

contribute to new build PRS, these will take time to deliver significant numbers of units. 

» Local Enterprise Partnerships are another potential source of new build PRS homes31.  The 

Growing Places Fund provides £500 million to enable the development of local funds to 

promote economic growth and address infrastructure constraints in order to enable the delivery 

of jobs and houses.  Any funding for housing, however, has to compete with other priorities 

e.g. skills and infrastructure.  However, LEPs could potentially enable new PRS housing delivery 

and some attempts have been made in this regard to increase supply.  

» Insurance companies and pension funds have been expanding into property lending in recent 

years; especially schemes in London.  Nearly a quarter of new UK commercial property finance 

came from non-bank lenders in 2013. 

6.14 National Government policy is also focussed on improving the quality of both management and stock in the 

private rented sector, and local councils also have a range of enforcement powers.  This is particularly 

important given the number of low income households that rent from a private landlord. 

6.15 Whilst the SHMA has identified an affordable housing need of 29,100 dwellings over the 20-year Plan 

period, this is based on the level of housing benefit support provided to households living in the private 

rented sector remaining constant.  Without this support, a total of 51,200 affordable homes would need to 

be provided over the same period. 

6.16 Given the substantial need for affordable housing identified across the Wider Bristol HMA, the Councils 

will need to consider the most appropriate affordable housing target as part of their strategic planning 

and housing enabling functions.  However, it will also be important for the Councils to consider all of the 

options available to help deliver more affordable homes in the area. 

                                                           
29

 https://www.gov.uk/government/publications/2010-to-2015-government-policy-rented-housing-sector/2010-to-2015-
government-policy-rented-housing-sector#appendix-9-private-rented-sector 
30

 http://www.insidehousing.co.uk/business/development/transactions/lq-to-launch-prs-subsidiary/7009701.article 
31

 https://www.gov.uk/government/publications/growing-places-fund-prospectus 

http://www.ft.com/cms/s/0/97148732-e5a7-11e3-8b90-00144feabdc0.html
https://www.gov.uk/government/publications/2010-to-2015-government-policy-rented-housing-sector/2010-to-2015-government-policy-rented-housing-sector#appendix-9-private-rented-sector
https://www.gov.uk/government/publications/2010-to-2015-government-policy-rented-housing-sector/2010-to-2015-government-policy-rented-housing-sector#appendix-9-private-rented-sector
http://www.insidehousing.co.uk/business/development/transactions/lq-to-launch-prs-subsidiary/7009701.article
https://www.gov.uk/government/publications/growing-places-fund-prospectus
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Older People 
6.17 Planning Practice Guidance states the following in relation to housing for older people: 

How should local planning authorities deal with housing for older people? 

Older people have a wide range of different housing needs, ranging from suitable and appropriately 

located market housing through to residential institutions (Use Class C2). Local planning authorities 

should count housing provided for older people, including residential institutions in Use Class C2, 

against their housing requirement. The approach taken, which may include site allocations, should 

be clearly set out in the Local Plan. 

Planning Practice Guidance for Housing and Economic Land Availability Assessment 2014, paragraph 37 

6.18 On this basis, the Councils will need to consider the most appropriate way to count the supply of bedspaces 

in residential institutions (Use Class C2) as part of their overall housing monitoring, and decide whether this 

should form part of the overall housing supply. 

6.19 It is important to recognise that the identified OAN of 85,000 dwellings does not include the projected 

increase of institutional population, which represents a growth of 4,484 persons over the 20-year Plan 

period.  This increase in institutional population is a consequence of the CLG approach to establishing the 

household population32, which assumes “that the share of the institutional population stays at 2011 levels 

by age, sex and relationship status for the over 75s” on the basis that “ageing population will lead to 

greater level of population aged over 75 in residential care homes”. 

6.20 On this basis, if bedspaces in residential institutions in Use Class C2 are counted within the housing 

supply then the increase in institutional population aged 75 or over would need to be counted as a 

component of the housing requirement (in addition to the assessed OAN).  If these bedspaces are not 

counted within the housing supply, then there is no need to include the increase in institutional population 

as part of the housing requirement. 

6.21 Nevertheless, older people are living longer, healthier lives, and the specialist housing offered today may 

not be appropriate in future years and the Government’s reform of Health and Adult Social Care is 

underpinned by a principle of sustaining people at home for as long as possible.  Therefore, despite the 

ageing population, current policy means that the number of care homes and nursing homes may actually 

decline, as people are supported to continue living in their own homes for longer. 

6.22 Although the institutional population is projected to increase by 4,484 persons over the Plan period (based 

on the CLG assumption that there will be a “greater level of population aged over 75 in residential care 

homes”), it does not necessarily follow that all of this need should be provided as additional bedspaces in 

residential institutions in Use Class C2 – but any reduction in the growth of institutional population aged 75 

or over would need to be offset against higher growth for these age groups in the household population; 

which would yield more households than assumed when establishing the OAN. 

6.23 On this basis, if fewer older people are expected to live in communal establishments than is currently 

projected, the needs of any additional older people in the household population would need to be 

counted in addition to the assessed OAN.  Volume II of the SHMA provides further analysis of the range of 

different types of housing required specifically for older people. 

                                                           
32

 Household Projections 2012-based: Methodological Report, Department for Communities and Local Government, February 2015 
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Students 
6.24 PPG was updated in March 2015 to include specific reference to identifying the needs of students: 

Local planning authorities should plan for sufficient student accommodation whether it consists of 

communal halls of residence or self-contained dwellings, and whether or not it is on campus. 

Student housing provided by private landlords is often a lower-cost form of housing.  Encouraging 

more dedicated student accommodation may provide low cost housing that takes pressure off the 

private rented sector and increases the overall housing stock.  Plan makers are encouraged to 

consider options which would support both the needs of the student population as well as local 

residents before imposing caps or restrictions on students living outside of university-provided 

accommodation.  Plan makers should engage with universities and other higher educational 

establishments to better understand their student accommodation requirements. 

Planning Practice Guidance 2014, paragraph 21 

6.25 Given that trend-based data that informed the population and household projections included students at 

all stages of the analysis, the needs of students are included within, and not additional to, the OAN figure 

identified by the SHMA.  As the trend-based data was informed by migration during the period 2001-11, 

this encompasses the growth experienced by universities and other higher educational establishments 

during this period; therefore the OAN implicitly assumes that future growth will continue at this rate over 

the 20-year Plan period 2016-36.  However, if the universities and other higher educational establishments 

in the area are planning significantly higher (or significantly lower) levels of growth than experienced over 

the decade 2001-11, then this could impact on the OAN conclusions. 

6.26 The household projections did not assume any growth of students living in communal establishments, so 

any net increase in bedspaces provided in halls of residence (or other university accommodation) across 

the area would reduce the demand from student households.  On this basis, the Councils will need to 

consider the most appropriate way to count the supply of student bedspaces as part of their overall 

housing monitoring, and decide whether this should form part of the overall housing supply. 

6.27 Volume II of the SHMA provides further analysis of the likely future need for student accommodation. 

Gypsies and Travellers 
6.28 Planning Policy for Traveller Sites (PPTS) came into force in March 2012.  This document sets out the 

Government’s policy for Gypsies and Travellers and represents the only policy for a particular household 

group which is not directly covered by the NPPF.  However, at paragraph 1 PPTS notes that: 

This document sets out the Government’s planning policy for traveller sites. It should be read in 

conjunction with the National Planning Policy Framework. 

Planning Policy for Traveller Sites, paragraph 1 

6.29 An April 2015 High Court Judgement, ‘Wenman v SSCLG and Waverley Borough Council’, has clarified the 

relationship between Gypsy and Traveller and Travelling Showpeople Needs Assessments and OAN.  At 

paragraphs 42 and 43, the Judgement notes: 
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“42. However, under the PPTS, there is specific provision for local planning authorities to 

assess the need for gypsy pitches, and to provide sites to meet that need, which includes the 

requirement to “identify, and update annually, a supply of specific deliverable sites sufficient 

to provide five years’ worth of sites against their local set targets” (paragraph 9(a)). These 

provisions have a direct parallel in paragraph 47 NPPF which requires local planning 

authorities to use their evidence base to ensure that the policies in their Local Plan meet the 

full objectively assessed needs for housing in their area, and requires, inter alia, that they 

“identify and update annually a supply of specific deliverable sites sufficient to provide five 

years’ worth of housing”.  

“43. The rationale behind the specific requirement for a five year supply figure under 

paragraph 9 PPTS must have been to ensure that attention was given to meeting the special 

needs of travellers. Housing provision for this sub-group was not just to be subsumed within 

the general housing supply figures for the area. Therefore it seems to me most unlikely that 

the housing needs and supply figures for travellers assessed under the PPTS are to be 

included in the housing needs and supply figures under paragraph 47 NPPF, as this would 

amount to double counting.” 

6.30 The position proposed by the judgement is correct in that Gypsy and Traveller and Travelling Showpeople 

households will form part of the household projections, concealed households and market signals which 

underwrite the OAN calculation.  The needs of these households are counted as part of the overall OAN; 

therefore any needs identified as part of a Gypsy and Traveller and Travelling Showpeople Needs 

Assessment are a component of, and not additional to, the OAN figure identified by the SHMA. 

6.31 This also means that any land supply for pitches and plots should be counted towards the general 5-year 

land supply as the needs they are addressing are included within the housing OAN. 
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