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Existing guidance
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Maximise opportunities to re-use previously 
developed land

Minimum density of 50 homes per hectare with 
higher densities at suitable locations

• In and around the city centre
• On or close to other centres
• Along or close to main public transport 

routes

Imaginative design solutions encouraged  (BCS20)

Open and flexible policy for high quality design – no 
restrictions on higher densities (BCS21)

Existing guidance
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Existing guidance

Site allocations – over 8,000 homes 

Estimated number of homes for each – based on 
density assumptions of 65, 85 or higher dwellings 
per hectare
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Existing guidance

Adopted in 2005

Referred to in Core Strategy 2011 but pre-dates it

Focus on approach to tall buildings, especially in city 
centre

Defines tall buildings as 9+ storeys or higher than 27m

Identifies broad areas with potential for taller 
buildings – and areas considered inappropriate

Identifies 10 assessment criteria

SPD1 Tall Buildings will continue to provide the policy 
guidance with respect to tall buildings until new 
guidance is adopted by the city
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Existing guidance

Existing area based design guidance

Temple Quarter Spatial Framework

Redcliffe (SPD3)

Nelson Street (SPD8)

St. Pauls (SPD10)

Bristol University (SPD11)

Old Market Neighbourhood Plan
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Existing guidance
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The need for new guidance

Urban Living is a central plank of the West of 
England Spatial Strategy, and commands a high 
degree of public support. The four authorities 
believe that the best places to meet the 
development needs of the future should be within 
our existing cities and towns; especially on 
previously developed land. Opportunities for 
maximising the potential of existing land may result 
from:

• The change of use of non-residential brownfield 
land to residential

• Identifying land which is currently underused
• Increasing the density of development
• Reappraising allocated sites
• On existing sites where redevelopment 

opportunities arise
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The need for new guidance
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We are planning for the development of 33,000 homes
and 26,000 new jobs in Bristol by 2036.

Local Plan 
Review



The need for new guidance

‘I want Bristol’s skyline to grow. Years of low level 
buildings and a reluctance to build up in an already 
congested city….. is a policy I am keen to change.

Tall buildings…. built in the right way…. in the right 
places….and for the right reasons…. communicate 
ambition and energy.’

A City For All
Bristol Mayor Marvin Rees

Annual Address 
October 2016
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Redcliffe Quarter St. Catherine’s, 
Bedminster

Cricket Ground, Bishopston
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59% yes

41% no
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The need for new guidance

59% yes

41% no

Affordable Housing Delivery

St.  
Catherine’s

0%

Cabot Circus

10%

Redcliffe Village

11%

Wapping Wharf

20%



Urban Living 
SPD –
Successful 
Placemaking at 
Higher 
Densities 

Generic 
design 
guidance

Locational 
guidance

Our initial thinking

a new SPD to supplement 
the existing adopted 
guidance in the Local Plan, 
with hooks to the updated 
Local Plan

to identify suitable 
locations where higher 
density development is, 
and is not, appropriate, 
in areas where such 
developments are a 
possibility

to guide the design 
of higher density 
developments in a 
variety of settings 
(central, inner/ 
urban, suburban)
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Urban Living - Successful Placemaking at Higher Density

Our initial thinking

Objectives of Urban Living SPD

Efficient 
use of land

Quality 
Design

Right 
development 
right place

Support 
growth 
agenda

Proactive 
planning 
tools



Our initial thinking
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Relationship to the Local Plan Review

Local                    
Plan                
Review

Urban Living SPD: 
Successful 
Placemaking at 
Higher Densities 



Our initial thinking

Potential generic design guidance topics

• Height (prevailing, contextual, tall buildings)
• Density (central, urban/inner, suburban)
• Form (relationship to street and wider townscape)
• Residential buildings (dwelling types, space standards, daylight, 

privacy, noise, parking, access, communal facilities and spaces, 
internal circulation, orientation, private external space etc)

• Commercial/mixed use buildings (active ground level uses, 
access and servicing, internal circulation, M&E servicing)

• Supporting infrastructure expectations (community, transport, 
public realm)

• Parking approaches (central, urban/inner, suburban)
• Tall buildings and structures
• Environmental performance
• Quality expectations (drawing on precedents)
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Our initial thinking
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Prevailing building 
heights: the most 
commonly 
occurring height of 
buildings within an 
area of common 
character

Contextual height: 
Buildings that are 
modestly higher or 
lower than the 
prevailing height

Tall building: 
Buildings that are 
significantly taller 
than the prevailing 
height

up to 1.5 x prevailing height in areas of 
uniform height

up to 2 x prevailing height in areas of varied 
height

more than 1.5 x prevailing height in areas of 
uniform height

more than 2 x prevailing height in areas of 
varied height

Building height



Our initial thinking
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Suburban prevailing height:

typically 2-3 storeys

aspiration: 3-5 storeys in 
opportunity areas?

City centre prevailing 
height:

typically 4-6 storeys

aspiration: 5-8 storeys in 
opportunity areas?



Based on 367 

responses

Site 
specific 
design 
guidance

Our initial thinking
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59% yes

41% no

Indicative density 
guidance relating to 
different settings

Central 200+dph
Inner Priority 100-200dph
Inner 100-200dph
Suburban Priority less 
than 100dph
Suburban less than 
100dph
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Higher density development

Central 

The city centre as defined 
in the Bristol Local Plan.
An area with very dense 
development, a mix of 
different uses, large 
building footprints and 
typically buildings of four 
to six storeys.
Most areas within a 5-
minute walk of public 
transport.

1. The Cresent, Cannon’s Marsh – 262dph
2. Cabot Circus
3. Wapping Wharf , Harbourside– 233dph net 

(168dph gross)
4. Radisson Blu, The Centre

1. 

2. 

4.

3. 

2. 
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Higher density development
1. Airpoint, Bedminster – 227dph
2. Junction 3 - 201dph
3. Paintworks
4. St. Catherine’s, Bedminster –329dph

2.1. 

3. 4.

Inner

Based on a 1,600 metre 
radius or 20-minute 
walk from the city 
centre boundary.
An area with 
predominantly dense 
development such as, 
for example, terraced 
houses, apartment 
blocks, a mix of 
different uses, medium 
building footprints and 
typically buildings of 
two to four storeys.
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Higher density development

Suburban

An area outside the 
Inner Area with 
predominantly lower 
density development 
such as, for example, 
detached and semi-
detached houses, 
predominantly 
residential, small 
building footprints and 
typically buildings of 
two to three storeys

1. United Communities, Lockleaze - 82dph
2. Southmead Hospital
3. Marissal Road, Henbury–61dph, 60% flats
4. Dorian Road, Horfield–58dph, 34% flats

1. 2.

3. 4.



Our initial thinking
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Indicative parking approaches for 
different settings: ‘What works where’



Guidance is likely to explore the potential for delivering successful 
placeshaping at higher densities in the following types of locations:

• Transport hubs – existing and future
• Opportunity areas – major source of brownfield land
• Intensification areas – cluster of potential development sites
• Smaller sites – below 0.25ha
• Mixed use development in centres 
• Surplus commercial and industrial land 
• Housing from surplus offices 
• Airspace developments over existing and new non-residential 

premises

but unlikely to include
• Private garden land development 
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Our initial thinking



Site 
specific 
design 
guidance
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Our initial thinking

Lawrence Hill today Lawrence Hill concept development 2006

Reimagining Lawrence Hill Roundabout



Site 
specific 
design 
guidance
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Our initial thinking

Lawrence Hill today

Reimagining Lawrence Hill Roundabout

Lawrence Hill future



Tall buildings assessment criteria

Our initial thinking

Visual Impact e.g. on skyline, built form, historic environment, topography 
(panoramic views, views to landmarks, views from key vantage points) 

Functional Impact e.g. servicing, deliveries, 
maintenance, activity at ground floor, transport 

Environmental Impact e.g. cumulative impacts on local climates, air 
circulation, pollution levels, daylighting

Urban Living - Successful Placemaking at Higher Densities



Our next steps

Proposed consultation on the Local Plan Review

February 2017 Call for Sites primarily focused on the 
development industry/land owners

Autumn 2017 External consultation on the draft 
Local Plan Review

Summer 2018 External consultation on the 
Publication version of the Local Plan

Autumn 2018 Examination Hearings

Autumn 2019 Adoption by Full Council

Proposed consultation on the Urban Living SPD

March 2017 External consultation on the scope of 
the SPD (professional stakeholder 
audience)

May-June 2017 External consultation on perceptions 
of high density living and where it 
should be located (general public)

May-June 2017 Focus groups on key technical topics 
(professional audience, as before)

Autumn 2017 External consultation on the draft 
Urban Living SPD

Summer  2018 Adoption by Mayor (Cabinet)
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