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Student Accommodation Topic Paper

Student Accommodation – Issues and policy approach
1.

Introduction
1.1.

Bristol is host to two major higher education institutions, the University of Bristol
(UoB), located within the city centre, and the University of the West of England
(UWE), located to the north of the city and within the adjoining authority of
South Gloucestershire. Each plays a significant role in the city’s economy, helping
to maintain Bristol as a strong centre for research and innovation, supporting the
city’s knowledge and technology industries and contributing to local business
through student spend. Both Universities also make a significant contribution to
the city’s social and cultural life. Their sizeable student communities add much to
Bristol’s reputation as a vibrant and diverse city. Their strong academic standing
and international connections also strengthen Bristol’s status as an important
European centre.

1.2.

Bristol’s future success is linked to the continued growth and development of
these institutions, supported through a positive planning policy approach. With
this come challenges; in particular, the management of rising student numbers
and the adequate supply of good quality accommodation in appropriate
locations. In recent years demand for student accommodation has placed
pressure on the local housing stock often resulting in perceived or actual harmful
impacts on communities accommodating students, especially in areas close to
the UoB. With aspirations for increased growth the council has a clear and robust
policy strategy that addresses such issues whilst also supporting the development
plans of these important institutions. Policies that relate to the city centre are
particularly relevant.

1.3.

The council have already developed a policy strategy for the assessment and
location of student accommodation, including HMOs and specialist purpose-built
schemes. The approach supports in principle the development of specialist
student accommodation within the city centre. This paper considers key issues
relating to the demand and supply of student accommodation that underpin both
this existing policy approach and the proposed policy approach set out in the
Bristol Central Area Plan.

2.

Issues relating to student accommodation
Factors affecting demand
Student numbers
2.1.

1

The Census provides data on student numbers for all local authority areas across
the country 1. The data for Bristol shows that between 2001 and 2011, the total
number of full time students aged 18 and over increased from 25,715 to 35,638,
an increase of 38.6%. The greatest numerical increases have been seen in the
wards of Lawrence Hill and Cabot, both within the city centre and, Cotham ward
adjoining the city centre to the north. Students as a proportion of the total
population of the city have increased from 6.8% in 2001 to 8.3% in 2011.

Source: Office for National Statistics 2013.
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2.2.

Analysis of UCAS 2 data shows that total accepted applications to the UoB
(undergraduates) have risen by some 30% between 2011 and 2013. This
represents an additional 1122 accepted applications in 2013 compared with
2011. Applications to UWE have remained generally static since 2008.

2.3.

HESA data indicates a significant increase in both the number and proportion of
foreign students at both institutions in recent years. At the UoB overseas student
numbers have increased by some 61% since 2001. The proportion of overseas
students has also increased from 13% of total students in 2001 to almost 23% in
2013. At UWE overseas student numbers have increased by some 87% since
2001. The proportion of overseas students has also increased from 6% of total
students in 2001 to almost 10% in 2013.

2.4.

Both universities have provided future projections of student numbers 3. The UoB
identified increases in total student numbers until 2016/17. The majority of this
increase would be domestic undergraduates with the remainder being
postgraduate and international students. UWE identified a fall in the number of
domestic/European Union undergraduates in 2012/13 with intake remaining at
this lower level until 2017/18. However this would be offset by an increased
number of international students with overall student numbers recovering to
2011/12 levels by 2017/18.

2.5.

Overall, the data indicates a significant increase in the number of students in
Bristol over the last 10 years with numbers continuing to rise in the short-term.
The composition of the student body has also changed with a significant rise in
the number and proportion of overseas students in recent years with numbers
projected to rise still further.
University accommodation guarantees
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2.6.

Both UoB and UWE provide a guarantee of accommodation for new full-time
undergraduate students, including overseas students, and new overseas
postgraduate students. This guarantee is important if both institutions are to
remain attractive to prospective applicants. The accommodation is comprised
mostly of university owned halls of residence and houses, but also includes other
privately owned and managed specialised accommodation provided through the
universities.

2.7.

UoB have identified an increasing need for further city centre accommodation for
new undergraduates. Increasing shortfalls in postgraduate accommodation have
also been identified. It is likely that future requests for accommodation, that are
not subject to guarantees, will not be met by the university. These students
would be referred to independent private landlords.

2.8.

UWE has identified an increasing shortfall in accommodation for new
undergraduate students. Further phased provision is planned for Frenchay
Campus started in 2013. The university plans to manage short to medium term
gaps in supply through agreements with private accommodation providers. It is

UCAS Website: Data and Analysis
Projections provided @ 2012.
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likely however, that a proportion of students seeking accommodation through
the university may have to be referred to independent private landlords.
Student accommodation choices and preferences
2.9.

Discussion with both universities has revealed particular accommodation
preferences between student groups. Preferences vary depending on maturity,
levels of independence and nationality. A range of options are available
depending on the student group.

2.10. Both universities will provide their own accommodation for new domestic and
overseas undergraduates and new overseas postgraduates. These are typically
halls of residence or houses owned and managed by the university. This
accommodation is usually in close proximity to the university.
2.11. A range of private providers, acting in partnership with the universities, will also
provide specialist student accommodation for new domestic and overseas
undergraduates and new overseas postgraduates. Other providers of this type of
accommodation will direct let to returning students 4 with no involvement from
the university. This type of development either takes the form of ‘cluster units’ 5
or individual self-contained apartments/studios. Such developments are either
purpose-built or delivered through conversions of existing buildings. Many of
these private specialist developments include facilities for students and areas for
communal activity with some providing on site management teams. The range of
amenities and facilities provided has expanded and improved with more recent
developments. This accommodation is mostly located within the city centre.
2.12. Shared houses or flats and bedsits (Houses in Multiple Occupation – HMOs) let
by private landlords provide a further option for returning students. This
accommodation is more widely distributed across the central area and inner
suburbs.
2.13. New domestic undergraduates are more likely to choose accommodation
guaranteed and provided by the university. This gives reassurance and security to
students (and parents), many of whom will be living away from home for the first
time. New overseas students, including new overseas postgraduate students, are
also more likely to choose accommodation provided and guaranteed by the
university. It is likely that many overseas students may wish to continue living
within specialist accommodation, rather than move to shared houses in the wider
community. Such accommodation is more likely to provide the level of security
and comfort needed when studying abroad.
2.14. The vast majority of returning domestic undergraduate students will seek
accommodation within the private rented sector, either shared houses/flats or
bedsits (HMOs). Returning domestic postgraduate students may also seek similar
accommodation, however, many postgraduates or final year undergraduates may
prefer quieter self-contained accommodation, more conducive to study.

4

nd

rd

Students continuing with their studies into the 2 and 3 years.
Self-contained apartments each having a number of individual bedrooms/study units (usually 4 to 6) sharing
community facilities.
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2.15. Recent research undertaken in Leeds and Nottingham 6 suggests that a proportion
of returning students are seeking specialist student accommodation instead of
more traditional shared house arrangements. The range of amenities and
facilities provided in such developments may be more attractive to returning
students. Final year students may also be looking for a safe and quiet
environment in which to finish their studies. Whilst traditional shared houses will
continue to be an option for many students, private specialist accommodation
may increasingly provide an attractive product alternative. The increasing
number of private providers and schemes coming forward in Bristol is a likely
reflection of a changing student accommodation market.
Location of students
2.16. Analysis of Census data on students living within Bristol has enabled the spatial
distribution of students at the two universities to be mapped (see Appendix 1).
UoB students tend to be concentrated around the university itself and
surrounding neighbourhoods with the highest concentrations within the city
centre. UWE students tend to be concentrated at the UWE campus, just north of
Bristol in South Gloucestershire, and nearby residential neighbourhoods including
Fishponds and Horfield. UWE students are also resident in the city centre.
Factors affecting supply
The type and amount of accommodation available
2.17. The supply of different types of accommodation within Bristol can be broadly
quantified. Accommodation offered through the universities (owned by the
university or specialist provision) totals some 7664 bedspaces, 49% of which are
located within the city centre. A further 2031 bedspaces are available from
specialist student accommodation providers through direct let within the city
centre. An additional 2489 bedspaces currently have planning permission or are
under construction within the city centre. Mapping of specialist accommodation
provision indicates a relatively even distribution of schemes across the city
centre. A detailed breakdown of all known university and specialist
accommodation providers including a city centre distribution map (specialist
providers only) is set out at Appendix 2.
2.18. The remaining requirement for accommodation is met through other private
landlords in the form of shared houses or bed-sits (houses in multiple occupation
– HMO’s). A market report on student accommodation, undertaken in 2012 by
Knight Frank 7 suggested that at that time almost 68% of full-time students had no
option other than to seek this type of accommodation. Whilst the number of
specialist student accommodation bedspaces continues to increase it is clear that
a significant proportion of students cannot access either university provided or
other specialist private accommodation.

6

Student Housing Demand and Supply: A review of evidence – Huw Jones, Charlotte Brown – re’new – Final
Report – August 2013.
7
Bristol Market Report on Student Accommodation – August 2012 – Knight Frank.
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Control of Houses in Multiple Occupation (HMOs)
2.19. The provision of shared rental accommodation by private landlords, for both
students and other groups, makes a valuable contribution to the city’s housing
requirements. However, such Houses in Multiple Occupation (HMOs) can also
have a detrimental impact on residential amenity and the character and housing
mix of an area. A number of residential communities within central Bristol have
expressed concerns over the harmful impacts of HMO concentrations. Problems
identified have included:
• Noise and disturbance associated with intensification in the residential use of
properties/or the lifestyle of occupants;
• Pressure for on-street parking;
• Breakdown in social cohesion;
• A shift in the character of shops and businesses supporting the community;
• Unsympathetic external alterations;
• Poor Waste management;
• A shift from permanent family housing to more transient accommodation;
• A reduction in the choice of housing available in an area.
2.20. In 2010 changes to planning legislation reduced the council’s ability to control
this form of development. The changes allowed houses to be converted to small
HMOs without the need for planning permission 8. To avoid uncontrolled harmful
impacts on residential communities the council has sought to restore the need
for planning permission in certain areas, through the use of article 4 directions 9.
The directions have been made in areas where concentrations of HMOs are
highest and where impacts on residential amenity are most pronounced. These
include residential neighbourhoods within and surrounding the city centre 10.
Appendix 3 identifies the locations of the article 4 directions.
2.21. Policy DM2: Residential Sub-divisions, Shared and Specialist Housing within the
Site Allocations and Development Management Policies offers an approach to
addressing the impacts and issues relating to HMOs. In particular, the policy sets
out criteria to assess the impact of development on residential amenity/character
and the contribution it makes to the housing mix of the area. Development that
results in harmful impacts is not permitted.
2.22. Where new HMO development can be controlled it is possible that supply may be
restricted to preserve the residential amenity of neighborhoods and the diversity
of the local housing stock. This will occur in a number of locations where students
will want to live, particularly those areas close to the UoB. The continued supply
of specialist student accommodation in the city centre may help to alleviate HMO
supply issues whilst also relieving pressure on the local housing stock.
8

Changes made to the Town and Country Planning (General Permitted Development) Order 1995 (as amended)
extended permitted development rights to allow changes of use between Use Class C3 (Dwellinghouse) and Use
Class C4 (House in Multiple Occupation) without the need for a planning application.
9
Article 4(1) of the Town and Country Planning (General Permitted Development) Order 1995 (as amended)
allows a local planning authority to restrict certain permitted development described in the order and require the
submission of a planning application where the local planning authority is satisfied that such an action is
expedient.
10
Article 4 directions have been made for the wards of Ashley Cabot, Clifton, Clifton East, Cotham, Lawrence Hill,
and Redland.
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3.

Student accommodation - Planning policy context
The National Planning Policy Framework
3.1.

The NPPF sets out the Government’s Planning Policy approach to achieving
sustainable development. Whilst no specific reference is made to student
accommodation key policy principles set out in the document are relevant to
informing any Local Plan policy approach. In particular, local planning authorities
should:
•

‘recognise that residential development can play an important role in
ensuring the vitality of centres and set out policies to encourage residential
development on appropriate sites’ (para. 23);

•

‘plan for a mix of housing based on current and future demographic trends,
market trends and the needs of different groups in the community’ (para.
50);

•

‘plan positively for the achievement of high quality and inclusive design for all
development’ (para. 57).

Local Plan Policy
3.2.

Having regard to the NPPF the Bristol Local Plan sets out a number of policies
that provide both a supportive context for student accommodation and deal
directly with the issue.

3.3.

Core Strategy policy BCS2: Bristol City Centre sets out the council’s approach to
promoting and strengthening the role of the city centre as a regional focus. The
policy identifies residential uses as an appropriate city centre use, helping to
bring vitality and support diversity. The policy also encourages higher density
mixed use developments throughout the city centre, with active ground floor
uses along the busier streets.

3.4.

The provision of specialist student accommodation is supported by policy BCS2
where such development contributes to the diversity of uses within the local
area. Schemes incorporating active ground floor uses in certain locations would
also be supported by the policy.

3.5.

Site Allocations and Development Management Policies policy DM2: Residential
Sub-divisions, Shared and Specialist Housing identifies the city centre as an
acceptable location in principle for specialist student accommodation. The policy
approach is based on:
-

the increasing demand for student accommodation including specialist
student accommodation;
helping to relieve pressure for change of use from dwellings to HMO’s on the
local housing stock;
the accessibility of most parts of the city centre to the UoB by walking;
the good public transport connections that exist to UWE;
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3.6.

4.

the positive contribution that specialist student accommodation can make to
the mix of uses within the city centre;
the reduced likelihood that specialist student accommodation would result in
harmful impacts on residential amenity within a city centre location.

In terms of residential amenity considerations, the issue is less likely to be
significant in many parts of the city centre where commercial uses predominate
and residential populations are small. However, some city centre locations have
stronger residential contexts where consideration of this issue will be relevant
and where concentrations of student accommodation should be avoided. This
will include areas such as St. Pauls, parts of Harbourside and residential
neighbourhoods surrounding the UoB. Residential communities in these locations
that have experienced problems with HMO concentrations may be less able to
absorb further large-scale student development. Emerging Bristol Central Area
Plan policy BCAP4: Specialist Student Housing in Bristol City Centre seeks to
address this issue.
Conclusion

4.1.

The council acknowledge the important contribution that both universities make
to the city’s economy and cultural life. Support for growth and development at
these institutions can be provided through positive and robust planning policies.
Recent development pressures for specialist student housing and community
concerns over HMO concentrations have focused particular attention on the
issue of student accommodation. This paper has examined key issues that
underpin the council’s current policy strategy for student accommodation within
the city centre and the emerging policy position set out in the BCAP.

4.2.

Analysis of Census and other data and the universities’ projections indicate that
student numbers have risen significantly in the last decade and will continue to
rise at the UoB. The balance between student groups has also changed and
continues to change, with growing numbers of overseas students at both
universities.

4.3.

Both universities provide accommodation guarantees for all first year students.
Appropriate accommodation for these students, in the form of halls of residence
or other specialist student schemes, is currently undersupplied. Much of the
demand is likely to arise from the UoB though some will arise from UWE until
further accommodation is provided at Frenchay Campus.

4.4.

The likely accommodation requirements of overseas and postgraduate students
may also increase demand for specialist student accommodation, either provided
in partnership with the universities or through direct let. Specialist student
accommodation may also provide an attractive alternative to the shared house
more traditionally favoured by returning students. This significant student group
are likely to benefit from greater choice if supply of specialist student bedspaces
continues to increase.

4.5.

The vast majority of students live in close proximity to the universities with the
highest concentrations to be found in and around the city centre. Demand for
accommodation is most likely to continue in these locations.
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4.6.

At present some 7700 bedspaces are offered through the universities within
Bristol. A further 2031 bedspaces are offered by specialist direct-let providers
within the city centre. These bedspaces will not be available to the majority of
students, compelling most to find accommodation in shared houses (HMOs).
Current policy controls relating to HMOs along with continuing community
concerns over harmful concentrations are likely to restrict further significant
supply of this type.

4.7.

The council considers that there is an important continuing role for specialist
student accommodation providers. Supply of this type of accommodation, in
appropriate locations within the city centre, will help with supply and demand
issues and will help to relieve pressure on residential communities and the local
housing stock. Both universities support in principle the delivery of this type of
accommodation and may seek to expand their partnership agreements with
private providers.

4.8.

The council considers the city centre an appropriate location in principle for
student accommodation, with most areas in reasonable walking distance of the
UoB and having good public transport connections to UWE. Such development
will also support policy objectives to create vitality and maintain diversity within
the city centre and provide opportunities to increases levels of activity through
incorporation of active frontages/uses. Harmful impacts on residential amenity
will be less likely in a city centre context, however, harmful concentrations will
need to be avoided in some locations where the residential context is stronger.

4.9.

For the reasons given above, the council have adopted a positive and flexible
policy approach to the provision of specialist student accommodation within the
city centre. This is set out through policy DM2: Residential Sub-divisions, Shared
and Specialist Housing within the Site Allocations and Development
Management Policies. Proposed policy BCAP4: Specialist Student Housing in
Bristol City Centre within the Bristol Central Area Plan additionally provides for
consideration of harmful impacts resulting from concentrations of student
accommodation, identifying locations where such concentrations would and
would not be appropriate.
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Appendix 1: Location of students
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Appendix 2: Student accommodation provision @ 2014
Bristol City Council area
Accommodation provided through the Universities
University of Bristol
Location
115 Queen’s Road, Clifton
121 Redland Road
28-33 St. Michael’s Park, CC
43-45 St. Michael’s Hill, CC
61-63 St. Michael’s Hill, CC
97 Woodland Road, CC
Badock Hall, Stoke Bishop
Churchill Hall, Stoke Bishop
Clifton Hill House, Clifton
33 Colston Street, CC
Culver House, CC
Durdham Hall, Stoke Bishop
Favell House, CC
Goldney Hall, Clifton
Hiatt Baker Hall (Cat’d), Stoke Bish.
Hiatt Baker Hall (Self-Cat’d), Stoke Bish.
Hillside/Woodside
Langford House
Manor Hall, Clifton
Nelson House, Nelson St, CC
Northwell Hse, St. Andrews
Richmond Terrace, Clifton
The Hawthorns, CC
The Rackhay, Qu Charlotte St., CC
Unite House, CC
University Hall, Stoke Bishop
Waverly House, CC
Wills Hall, Stoke Bishop
Winkworth House, CC
66, 77 & 79 Woodland Road, CC
53 St. Michael’s Hill, CC
13 &14 Osborne Villas, CC
Sinclair House, Stoke Bishop
Blenheim Court, CC
Chantry Court, CC
Deans Court, CC
Woodland Court, CC

University of the West of England
Provider
UoB
UoB
UoB
UoB
UoB
UoB
UoB
UoB
UoB
UoB
Unite
UoB
Unite
UoB
UoB
UoB
UoB
UoB
UoB
Unite
UoB
UoB
UoB
Unite
Unite
UoB
Unite
UoB
UoB
UoB
UoB
UoB
UoB
Unite
Unite
A2Dom.
A2Dom.

Sub Total
Total

Beds
42
12
40
9
16
8
443
354
226
118
97
228
234
262
446
314
30
30
260
182
118
92
117
115
384
279
208
330
129
15
3
3
10
231
226
356
90

Location
Glenside Campus, Fishponds
The Hollies, Stapleton
Marketgate, CC
Cherry Court, CC
Phoenix Court, CC
Transom House, CC
Drake House, CC
Harbour Court, CC

Provider
UWE
UWE
Unite
Unite
Unite
Unite
Unite
Prime

6057

1607
7664

Accommodation provided through Direct Let
Location
Upper School Building,Park Pl., CC
Former Cabinet Works, Clifton, CC
44-46 Queens Road, Clifton, CC
Studio 58, Dighton St, CC
Kings Sq Studios (1), Dighton St, CC
IQ Bus Station, CC
3-4 Byron Place, CC
9 Pipe Lane & 42 Trenchard Street, CC
39-43 College Green, CC
Fitzhardinge House, Broad St, CC
Hotwells House, Hotwell Rd, CC
256 Hotwells Rd, CC
21-23 Clare Street, CC
41- 44 Triangle West, CC
Cumberland Street, CC

Provider
Student Castle
Unknown
Unknown
CRM
CRM
IQ
Unknown
Urban Creation
CRM
Mansion
Mansion
Unknown
Unknown
Unknown
Grange Devpt

Beds
288
179
490
176
92
134
119
129

Beds

30
20
27
99
243
362
20
37
84
46
153
60
20
24
45
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31-33 Corn Street, CC
St. Stephens House, CC
Pro-Cathedral Park Place Clifton, CC
14 - 15 Triangle South, CC
Alexander House, CC
7 Berkeley Square, CC
Carlton Chambrs 23-25 Baldwin St, CC
12A Colston Yard, CC
Waverley House, CC
Stonebridge House, CC
7 - 12 Triangle South, CC
19 Elmdale Road, CC
Hamiliton Court, CC
Car Park Tyndalls Park Road, CC
King Square Studios Dighton Street, CC
Phoenix Court, CC

Unknown
Westend Inv.
Student Castle
Unknown
Unknown
Unknown
Unknown
Unknown
Unite
Urban Creation
Unknown
Unknown
Unknown
Unknown
CRM
Unite

24
52
232
11
20
8
24
6
9
58
34
13
8
16
61
185
2031

Total

Pipeline Supply
Location
30 College Green, CC
Froomsgate House, CC
Ice Rink, Frogmore Street, CC
21-23 Clare Street, CC
10 Anchor Road, CC
Former Magistrates' Court Nelson St, CC
33-34 Broad Street, CC
8-10 Colston Avenue, CC
Monarch House, CC
Creswicke House 9 - 10 Small St, CC
13-21 Baldwin Street, CC
21-22 Berkley Square, Cc
Hanover House, 47 Corn Street, CC
Upper Floors, 37 - 39 Corn Street, CC
Nelson, Drake & Trafalgar Hse, CC
Raphael House, CC
Crown House, CC
New Bridewell Police Headquarters, CC
St. Augustines Dental Practice, CC
91-95 Redcliffe Street, CC
7 Berkeley Square, CC
Total

Status
Under Construction
Under Construction
Under Construction
Not Started
Under Construction
Under Construction
Not Started
Under Construction
Not Started
Not Started
Not Started
Not Started
Not Started
Not Started
Not Started
Under Construction
Not Started
Not Started
Not Started
Not Started
Not Started

Beds
9
474
483
2
133
348
12
56
5
41
92
13
24
36
26
132
32
499
11
55
6
2489

Source: University of Bristol, University of the West of England, Bristol City Council
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Appendix 3: Article 4 areas
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