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Dear Ms Sinclair  
 
ASSESSMENT OF DELIVERY OF HOUSING SITES 
 
1. EXPERIENCE AND QUALIFICATIONS  
 
1.1 I am John Timothy Robert Cann, a Senior Director with BNP Paribas Real Estate 

(‘BNPPRE’), one of the UK’s leading real estate consultancies with seven regional offices 
in addition to its London offices. 

 
1.2 I have responsibility nationally for BNP Paribas Real Estate’s Development Consultancy 

Business that specialises in residential development agency, appraisal, valuation and 
consultancy. One of the teams I am responsible for is based in Bristol.  

 
1.3 I qualified as an associate with the Royal Institution of Chartered Surveyors in 1987 and 

became a fellow of the Institution in 2000 practising in the South West Region of the UK 
while based in Bristol where I still live close by. I have been qualified as a surveyor and 
involved in the appraisal of residential development land for 25 years. I was until February 
2005 the National Director responsible for Chesterton’s residential development and 
consultancy team covering the UK.  I am a registered valuer with the RICS. 

 
1.4 I have extensive experience in the residential sector undertaking valuation, advisory and 

agency roles, and in terms of valuation both in connection with dispute resolution and 
development funding or decision making. 

 
1.5 I have accepted appointments as Joint Receiver under the Law of Property Act 1925 on 

portfolios of residential properties and sites. I have given expert opinion in the County, 
High Court and at the Land Tribunal on residential valuation and development land 
dispute resolution matters, and appeared at Public Local Inquiries as a witness. 

 
1.6 I am currently involved in exercising development land options within the UK and have 

recently sold and acquired large residential development sites within the South West and 
specifically the Greater Bristol Region. 

 
1.7 I am responsible for BNPPRE's residential land and new homes business and have 

myself been a member of a land and new homes sales team based in Bristol covering the 
South West.  
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1.8 I currently act for both land owners and national house builders in addition to public sector 

bodies and believe my experience provides a balanced insight into the residential 
development market. I believe I am well placed to provide an assessment of the 
deliverability over the next five years from April 2013 to March 2018  of the sites relied 
upon by the Council.  .  

 
  
2. INSTRUCTIONS 
  
2.1 I am instructed by Gill Sinclair of South Gloucestershire Council, Legal and Democratic 

Services to review the Council's Housing Delivery Estimates in light of a recent Appeal 
Decision relating to land at Engine Common  which concluded that the Council had over-
estimated the available supply and therefore did not have a five years housing supply. At 
the inception meeting the council provided me with the Engine Common appeal evidence 
(prepared by White Young Green), the Engine Common appeal decision, the council’s 
December 2012 Annual Monitoring Report (AMR), and the council’s response to the Core 
Strategy Inspector PSM29/2 – an assessment of the relative merits of various Core 
Strategy omission sites.    

     
2.2 I am specifically asked drawing upon my experience in this sector to review the major site 

allocations, the Core Strategy strategic allocations, the Core Strategy omission sites, and 
windfall allowances for large sites in the South Gloucestershire area to determine the 5 
year Housing Land Supply April 2013 to March 2018 in order to inform the Council's 
Emerging Core Strategy.  

 
2.3 I have also been asked to give an overview on the new homes development market and 

key influences, and to provide comment on the market and forecast opinion given by 
Jeffrey Richards MRTPI an Associate of WYG Planning and Environment (WYG) which 
was accepted in part by the Engine Common appeal inspector.    

 
2.4 In undertaking my assessment as well as using my own knowledge and experience, the 

information held by BNP Paribas Real Estate, I  have also considered all the information 
relating to housing supply placed before the Engine Common appeal by the appellant and 
the council  and I also requested and have interviewed the relevant Case Officers and 
Council Housing Officers. 

 
2.5       I include my letter of instruction dated 29 April 2013 at Appendix JTRC 1 
 
 
3. SOUTH GLOUCESTERSHIRE NEW HOMES MARKET/FUTURE TA KE UP  
 
3.1  Market 
 
3.2 After a four year period of the lowest new homes sales activity I have seen in my career, 

the market has now begun to change with improving new homes sales rates evident. It is 
also a generally accepted view that there is considerable pent up demand for well-located 
family accommodation linked to a current undersupply in the Greater Bristol Region.  

 
3.3 In forming my opinion I have drawn on my experience of recent residential development 

land acquisition and the exercising of residential land development option agreements in 
the Region. What I have witnessed in the last 12 months is a gradual increase in the rate 
of sales while house prices have remained relatively flat. That improvement is not just due 
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to the economy but in the main due to new mortgage products such as the Government 
backed New Buy, or Homes Assist First Buy, Jump Start (Bovis) and an increase/re-
emergence in part exchange and worthwhile incentives. These schemes are primarily 
targeted at first time buyers and applicable on purchases up to a value of circa £280,000.  

 
3.4 These products generally allow a purchaser with a 5% deposit to buy. In all cases the 

house builder will put in between 5-10% matched by the Government. These products 
have already increased take up rates and examples I have in urban expansion points in 
the South West suggest that 40 market units per outlet can now be readily achieved 
where some 18 months ago those levels were closer to 30. These mortgage products 
have shown increased sales results but the house builders have been pushing for a 
scheme that reduces their need to hold equity.  

 
3.5 In response the Government has introduced a new initiative in their recent Budget called 

‘Help to Buy’ scheme for residential property.  Here the Government offers to the lenders 
the option to purchase a Government Guarantee that in effect removes risk from higher 
loan to value lending (see Appendix JTRC II ). The Government agrees to compensate 
lenders if there is default covering the risk on a top slice of the mortgage. Importantly it 
applies to much higher value home transactions up to £600,000 running for 3 years from 
the start of 2014 for both the new homes and the second hand market. Crucially this will 
enable greater flow of transactions in the higher value end of the market which has been 
very slow within the larger sites recently. It is expected to allow greater opportunity for 
those already in the housing market to trade up as well as new joiners to buy.  As has 
been evidenced with other Government backed products this investment will likely act as 
a stimulus creating a positive effect on new homes take up across the range of housing 
types. The initial 'Help to Buy' shared equity scheme for first time buyers is already up and 
running with up to 20% of the cost of the home funded by a shared equity loan through the 
Government, and interest free for the first five years.  It is no coincidence that the national 
house builders have been preparing for this change, now bringing their larger sites 
forward. I note that the House Builders Federation amongst other bodies have reported on 
the increasing sales rates that are now being achieved and I include a recent article at 
Appendix JTRC II . 

 
3.6 Demand for housing in South Gloucestershire is heavily influenced by its proximity to 

Bristol, with a significant part of the District forming an integral part of the Greater Bristol 
housing market. While historic take up rates in areas such as Emersons Green in the late 
1990’s at in excess of 500 units per annum may not be repeated in the foreseeable future, 
there is no doubt in my view that they were a factor of the values and popularity of these 
locations.  

 
3.7 I have had recent dealings with land owner or house builder appointed experts where 

comparable evidence is analysed and joint opinion reached when analysing housing take 
up rates. There is increasing evidence that decisions are being made on the basis that 
individual sales outlets on shared sites achieve on average 40 market unit sales per 
annum, with affordable both rented and intermediate delivered in addition. The effects of 
the ‘Help to Buy’ scheme are already apparent with house builders reporting significant 
improvements in sales reservations over the same period last year. I therefore do not 
agree with the suggestion made by the appellant at the Engine Common appeal  that unit 
sales per outlet are  limited to 40 units including both market and affordable housing. 

 
3.8 Multiple sales outlets like those currently operating at Charlton Hayes, and those now 

planned imminently at Emersons Green are a factor of both demand and the constraints 
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that the house builders currently work under. House builders on the larger sites no longer 
tend to build in solos, preferring to spread their risk and their resources.  

 
3.9 The reasons why house builders tend to sub sell land to competitors or share sites is to 

both spread risk on location and to help in funding abnormal up front infrastructure to aid 
cash flow. House builders at present are keen to see returns on their capital earlier and 
avoid tying up large sums in consented land unless there is little choice. In the 1990’s 
consented land was to a greater degree purchased ‘just in time’ from land speculators 
who serviced parcels for the house builders. Those traders can no longer afford to service 
the land and the house builders in the main seek to share the sites to limit their exposure.   

 
3.10 House builders also seek to share sites with reciprocal arrangements to spread risk and 

allow multiple locations and target markets throughout a region to be covered. In the 
major volume sites the house builders are content to co-locate as they see benefit from 
the combined marketing of all the different outlets creating a wider choice, value spread,  
and attracting more purchasers to what appears a more popular destination.   

 
 3.11 The house builders have also only a small proportion of the work force that they had 

before 2007 and therefore tend to like to limit the construction resource and marketing 
staff effort they incur on each scheme/outlet to manage risk. I comment on the ability of 
volume house builders to increase production at paragraph 6.3.  

    
3.12 Renewed confidence in the market is evident in the actions of the house builders. For 

example at Emersons Green Taylor Wimpey purchased the land speculator interests of 
Heron, Gallagher and Quintain, along with a Gateway site late last year and immediately 
sub sold early phases to Persimmon, David Wilson Homes, Barratt and Linden. These five 
outlets are expected to directly compete, opening up this long dormant site. I was involved 
in acquisition advice preparing development appraisals looking at both take up (sales 
rates) and holding costs and it was evident that all parties bidding were forecasting more 
than 265 sales in year one, rising to 350 sales in later years given current prospects. 
Given the outlets already arranged this does suggest that before taking into account the 
affordable elements that market sales rates envisaged are in excess of my own current 
estimates. The affordable element will be provided in addition to these market units at the 
agreed percentage on a site by site basis. 

 
3.13 I note on Charlton Hayes that additional outlets are being prepared for Bellway and Barratt 

and this can only be as a result of increasing confidence in this location of sale rates 
growth.  

 
3.14 In terms of flow of delivery of new homes from the introduction of new outlets the pre- 

marketing before sales release will normally lead to an exceptional initial flow of buyers 
given pent up and expectant demand from the targeted marketing but this normally dips to 
achieve the steady average in the next phase as the house builder seeks to build to 
demand.   

 
3.15 You will be able to see from the attached analysis at Appendix JTRC III  of both historic 

and recent sales activity in the South Gloucestershire Region and some comparisons, that 
it is traditionally an area of major supply for housing development for the Greater Bristol 
City Region.  I am of the opinion that with the new mortgage products being introduced 
and the improving economy those recent increases in rates of sale will more than likely 
continue to grow.  Certainly the recent actions of the house builders appear to support this 
view.  
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4. THE 5 YR HOUSING LAND SUPPLY 
 
4.1 Government policy as set out in the NPPF requires LPAs to maintain a 5 year housing 

land supply (HLS). In addition the NPPF introduced the need for an additional buffer to top 
up the 5 year housing land supply for South Gloucestershire by 20% - or additional supply 
equivalent to an extra year of sites that are capable of being delivered in the next 5 years. 
Where a 5 years HLS cannot be demonstrated, the NPPF at paragraph 49, advises that 
plans (in this case the Core Strategy) are out of date and the presumption in favour of 
sustainable development is triggered.  

 
4.2 In such circumstances the second half of paragraph 14 of the NPPF is then relevant. This 

requires any decision taker to approve the development unless its impacts would cause 
significant and demonstrable harm.  

 
4.3 The Government wishes that every effort should be made objectively to identify and then 

meet the housing needs of an area (paragraph 17, NPPF). The purpose of the 
Government’s requirement for having an identified supply of deliverable housing sites I 
believe is as follows: 

 
� To build a strong, responsive and competitive economy (paragraph 7, NPPF).  
� To ensure that sufficient land of the right type is available in the right places and at 

the right time to support growth and innovation (paragraph 17, NPPF). 
� To significantly boost supply of housing (paragraph 47, NPPF). 

 
 
4.4 In the recent economic conditions housing delivery rates have been lower than they were 

previously. However, Government policy requires LPAs to significantly boost housing 
supply and to plan positively to meet the fully objectively assessed housing needs, on the 
basis that housing construction will be a major driver in ensuring growth flows back in the 
economy.  

 
4.5 The situation and location of the strategic housing site allocations  (in the adopted Local 

Plan and emerging Core Strategy) across the South Gloucestershire area as extensions 
to the Bristol suburbs and in market town locations, in my opinion offer a good mix of 
volume housing sites to accommodate future demand. It has been easy for home owners 
to target areas within easy commuter reach of the employment areas surrounding and 
within Bristol via the motorway network and this has given rise to large residential 
allocations in places such as Weston Super Mare. The introduction of good value choice 
sites within the Greater Bristol area will no doubt readily capture those commuters that 
have been buying in North Somerset and other areas of Bristol.   

 
4.6 The early phases of the larger suburban city and market town volume house locations that 

serve the Greater Bristol area offer significant over capacity when considering the 
assessed housing needs of the next five year period.  Against the identified need of 9,660 
(2013/14 – 2017/18, adjusted to take into account the 2012/13 under-delivery) units I 
detail how this is to be met and the total supply of deliverable units in section 6.   

 
4.7 I note that in the last 6 years on the back of fewer larger sites the delivery rates for the 

South Gloucestershire area was not significantly different to its height in 2007/8 at 1,003 
units with a rate of 923 units in 2011/12. I believe the recent levels have been dictated in 
the main by a lack of suitable mortgage products with only the starter market receiving 
help with New Buy products. This should now change with the likely broadening of the 
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range of assistance afforded by the ability to use ‘Help to Buy’ to acquire a greater range 
of new build product.    

 
5. COMMENT UPON ASSUMPTIONS AND OPINION OF WHITE YOUNG GREEN (WYG) 
 
5.1 In their recent evidence at the Appeal Inquiry Ref. APP/PO119/A/12/2189213 WYG make 

a number of assumptions and provide opinion on the new homes market in South 
Gloucestershire. This opinion is based upon analysis of past data from house builder 
reports of accounts, other Appeal Inspectors reports, copy communications between the 
Council and house builders and by direct requests for information from house builders 
concerning their own sites.  I have read both WYG’s submission and the Inspector’s 
decision concerning the Engine Common site. I note that the Inspector did not support all 
WYG’s evidence and in reaching his conclusions did not have sight of an independent 
market assessment that I have now provided.  

 
5.2 WYG have not sought to gain wider evidence from those involved in sales nor an 

experienced surveyor handling residential land and new homes within the Region. I 
believe this would have assisted that Inquiry by providing a more informed and balanced 
view. It also requires an informed forecast opinion given the take up is to be in the future. 
It is important to note that the house builders generally do not agree to readily share their 
development data as it is a key factor in their competitive position when acquiring or 
selling land or in competing in sales.  They are generally cautious in their opinion 
dependent upon the commercial pressures that present themselves particularly if they are 
negotiating their Planning solution at the time. There needs to be an understanding 
therefore of those commercial pressures when asking a question of a house builder of 
what predictions they provide. 

 
5.3 I have particular issue with a number of opinions expressed in WYG’s report and 

assumptions adopted that are contrary to both my experience and I believe those 
traditionally held in the market. If those opinions are then applied as a rationale for 
forecasting take up rates in the region, they will more than likely result in a less than 
robust equation and outcome in my opinion.  

 
 Those assumptions include; 
 

� Using house builder annual reports to determine likely average take up rates at South 
Gloucestershire sites 

� Sales evidence applied from locations that are not comparable; Exeter and Andover 
� House Builders natural reluctance to admit high rates when negotiating at arms length 

a planning solution 
 
5.4 WYG seeks to support their opinion of take up rates by analysing house builder’s reports 

on accounts to arrive at an average sales rate per site. While the data does suggest that 
the average has increased between 2011 and 2012, as I would expect it to as the sales 
market has improved, however, it is unlikely to be robust in identifying rates per outlet in 
South Gloucestershire.  

 
5.5 Indeed WYG themselves reasonably identify why the house builders accounts cannot be 

of real importance to support delivery rates per outlet at South Gloucestershire. They state 
that those summary headlines in the accounts will include sites in lesser quality markets, 
flats with slower rates of sale outside of the south east rather than houses, start-ups and 
finishing sites, all of which serve to skew the reality of individual sites/locations. I would 
have further commented that it was fairly historic information, but what is important is that 
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these outlet figures are an average over the year taking into account those outlets winding 
out and new starters. I am aware that Taylor Wimpey actually started more new sites in 
2011 than in 2010 with 128 new starts ending up with 314 outlets and this trend is 
increasing. I cannot accept that any weight could possibly be placed by WYG upon this 
evidence other than it is useful to assess general trend.  

 
5.6 WYG refers to Exeter as having a similar strength of demand to South Gloucestershire. 

They are different markets in terms of demand and strength in my opinion. Exeter is a 
small City by comparison to Bristol and its wider conurbation that the housing sites in 
South Gloucestershire serves and does not share the same employment catchment, 
diversity or levels. The suggestion that take up rates be at 25 dwellings per outlet per 
annum do not make sense in today’s market and I would comment that no national house 
builder would be confident in starting a large scheme of say 500 units based upon the 
prospect of building at 25 units per annum it would simply not be viable.  

 
5.7 This reference does suggest that in Exeter the average applied to each housing outlet 

was 50 units albeit the lack of demand in 2009/10 (immediately after the market 
adjustment) meant a reassessment. No doubt as the latest figures come through in Exeter 
those assessments can be revised given the changes since 2010.  

 
5.8 Similarly Andover is not a comparable location in terms of demand and is generally 

considered a secondary location for volume house building. The large Picket Twenty 
(Persimmon) and East Anton Farm (Bellway and Taylor Wimpey) schemes absorb 
demand such that other sites close by in 2012 failed to find house builders prepared to 
purchase. For example, I was selling a 475 unit proceedable site at Drummond Park, 
Ludgershall outside Andover and throughout 2012 it failed to sell albeit this is now recently 
under offer as the market in 2013 perceives an improvement in take up. This is certainly 
not the case at Bristol and in South Gloucestershire where there is a healthy demand for 
new sites from the house builders and proceedable sites presented to the market readily 
attract competition to their purchase.     

 
5.9 With reference to letters that WYG rely upon, I have found that house builders are 

reluctant when in an arms length negotiation to be entirely open taking either a cautious or 
optimistic approach dependant upon their negotiating stance as they seek to maximise 
their position. This is entirely understandable when in a commercial process be it 
negotiating the Section 106 package or envisaging a sub sale of part of the land to a 
competitor at the outset of the scheme.   
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6 MY ASSESSMENT OF THE COUNCIL’S HOUSING SUPPLY 
 
6.1 I have utilised the Council’s December 2012 AMR as a basis of my review, the relevant 

extract is attached at Appendix JTRC IV , but concentrated on the key sites that have 
been challenged/disputed when arriving at my conclusions. I have prepared my own 
assessment of the likely delivery timetable and take up rates of the large site allocations in 
South Gloucestershire based upon today’s improving market strength and my opinion of 
the increasing confidence of the house builders and likely planning timetables/site specific 
constraints reflected in an individual sites market appeal. I have reflected the natural 
progression of the larger sites as they establish themselves to accommodate more 
outlets.  

 
6.2   My findings on the larger/disputed sites are summarised at Appendix JTRC V and cover 

the 5-year period April 2013 to March 2018. In reviewing the December 2012 AMR I am 
satisfied that the non disputed sites will deliver at the rate referred therein. I understand 
that the findings of this report are to be used by the council to further update the AMR. 
When updated the AMR will demonstrate the council’s housing land supply. 

 
6.3   In my opinion the South Gloucestershire large sites allocations gives a good spread and 

mix of large sites in both market towns, and Greater Bristol/urban edge locations to suit 
the likely range and value choice required for home purchase. It should also be noted that 
the combined totality of a significant number of these sites offer unit numbers well in 
excess of those that are required.  In terms of improved future demand these schemes 
are well placed to react to that demand by each outlet delivering higher numbers of homes 
for sale. Home production is capable of being increased to meet the demand and that 
increased demand can be accommodated in the allocations already made. This can be 
demonstrated by taking account of the delivery in the next five years and considering the 
remaining balance as set out in the table below: 

  
 
RLS Ref 
 

Site 
2013 
 to  

2018 

2018 
 to  

2027 
0008, 0008g Charlton Hayes 1,119 948 
0011 East of Coldharbour Lane 630 20 
0021/0021a Land at Harry Stoke, Stoke Gifford 552 648 
0035 South of Douglas Road, Kingswood 270 64 
0036a/0036b GHQ, Emersons Green/Gateway Site Emersons 

Green 
1,319 1,131 

0133/0133a New Neighbourhood & Peg Hill - Yate 795 1,905 
0128 Intier Site, Bitton 0 140 
0132 North of Park Farm, Thornbury 500 0 
0134a New Neighbourhood - Cribbs/Patchway (West of 

A4018) 
310 690 

0134b New Neighbourhood - Cribbs/Patchway (South of 
Airfield) 

645 555 

0134c New Neighbourhood - Cribbs/Patchway (Filton 
Airfield) 

310 2,190 

0135 New Neighbourhood - East of Harry Stoke 370 1,630 
0151 North of Morton Way, Thornbury 300 0 
Totals 7,120 9,921 
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6.4 Affordable Housing delivery forms a significant portion of the take up in the area averaging 

232 new units per annum over the last three years. The analysis at Appendix JTRC VI  
suggests that affordable take up over a difficult period has averaged circa 27% of new 
build completions.  

 
6.5 I have been provided with the Strategic Housing Market Assessment 2009 at Appendix 

JTRC VII which provides housing need figures for South Gloucestershire. This is helpfully 
broken down by tenure and mix. In addition, the Housing Register demonstrates there are 
over 7,098 households registered with the Council for affordable housing. This data 
serves to support my opinion that there is suitable affordable housing demand in addition 
to the market housing demand in South Gloucestershire.  

 
6.6 The affordable housing delivered is at nil public subsidies, so the affordable providers do 

not require subsidy to purchase the units from the developer. The affordable housing 
South Gloucestershire negotiates is predominantly based upon local affordability levels 
(determined by the SHMA). 

 
6.7 I have been provided with data from South Gloucestershire’s  Strategic Enabling Team of 

their bids for Homechoice. Recent examples of the number of bids per property type, 
serve to demonstrate current demand across the district: 

 
� 1bf – Kingswood = 190 
� 2bf – Hanham = 108 
� 2bh – Downend = 379 
� 3bh – Patchway = 147 
� 4bh – Yate = 61 

 
6.8 I am informed that there were a total of 861 lettings last year and that 100% of the general 

needs properties were successfully let after a single advert through Homechoice.  
 
6.9 All the affordable housing delivered on S106 sites were taken up by the Councils Housing 

Delivery Panel members (partner RP’s).  I have enquired and there is no feedback to 
suggest that developers are having trouble selling the affordable housing units to the 
RP’s.  

 
 
7 WINDFALL ALLOWANCE 

7.1   I include at Appendix JTRC VIII  consideration of the type of ‘windfall’ sites that have been 
delivered and that can be expected to be seen in the future across South Gloucestershire.  

7.2  The Council does not appear to have incorporated numbers for large ‘windfall’ sites (over 
10 houses) within its future supply figures and in my experience this forms a significant 
area of delivery. There will always be delivery from these areas given non conforming 
industrial users in residential areas similar to the Douglas Road site at Kingswood or 
offices conversions to residential (PD changes), or simply examples like police stations or 
petrol stations being shut, or operators consolidating.  
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7.3  This appendix gives a realistic indication of the type of ‘windfall’ examples where changes 
of use or intensification of existing use is likely to be achieved and I would have expected 
these likely estimates be assessed alongside existing allocations.  

 
8 CONCLUSIONS 
 
8.1 I have concluded that the council should refresh the December 2012 AMR by the addition 

of the following information: 
  
 1)  The revised delivery rates as set out in Appendix JTRC V ; 
  
 2) 270 dwellings derived from the large site windfalls; and 
 
 3) Other necessary changes to reflect the up to date position on any other sites 

following the council’s 2013 Residential Land Survey (RLS). 
 
8.2 Given my findings from this review I disagree with the  Engine Common Inspector’s 

conclusion that South Gloucestershire does not have a five years supply of housing. I am 
of the view that had he had the benefit of an independent assessment of likely housing 
supply his conclusion in all likelihood would have been different.   

 
8.3 In my opinion and as a result of my review of the key sites and the evidence of positive 

market movement over the last 12 months, there is more than adequate allocated housing 
supply in the 5 year period.  

 
8.4 Furthermore there is more than adequate strategic capacity in the larger sites to 

accommodate any increased demand akin to historical take up in previous stronger 
market cycles,  over and above that which I have estimated.  

 
8.5 My opinions are based upon my analysis of the planning situation for the key sites, my 

recent  experience of improving sales rates, the significant increase in land acquisition 
activity by the house builders, and the introduction of the ‘Help to Buy’ arrangements to 
support purchasers.  I believe that activity will improve to meet the pent up demand 
resulting in a trend of improving sales rates.  

 
Yours sincerely 

 
Tim Cann MBA Dip (Est. Man) FRICS  
RICS Registered Valuer 
National Head of Residential Development Consulting   
For and on behalf of BNP Paribas Real Estate  
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Help to Buy success as housebuilders increase output  

The Help to Buy equity loan has had a “flying start” which will help housebuilders significantly increase their 
output, according to the Home Builders Federation (HBF). HBF’s figures show that around 4,000 new home 
reservations have been made in the two months since the initiative was launched - an average of 500 a week. 
Large housebuilders have seen the effect in higher visitor numbers and reservations and are reporting 
increases in output to meet demand. According to Barratt ceo Mark Clare, the firm’s completions this year are 
set to be 20% higher than two years ago as demand improves. “Post the Budget announcement, compared 
with last year, we saw reservations step up 18% and visits to the Barratt website increase by around 30%,” said 
Clare. “Our production will rise to meet higher levels of demand.” Other major home builders concur. 
Persimmon’s group ceo Jeff Fairburn confirmed that the firm has increased its build activity to meet the 
increase in demand and will “make significant further investment” in apprentices to support the anticipated 
increase in output, while Taylor Wimpey’s ceo Pete Redfern reported that the Help to Buy equity loan would 
allow the company to build more homes on sites already open. Under the initiative, the government provides an 
equity loan of up to 20% to customers with at least a 5% deposit, creating a 75% LTV mortgage offer. Stewart 
Baselely, HBF’s executive chairman, said: “The large deposits required in recent years to secure a mortgage 
have prevented many from buying – and as a result, builders from building. The equity loan scheme helps 
consumers overcome that deposit barrier and as a result the scheme will undoubtedly lead to an increase in 
housebuilding. This in turn will create jobs and deliver an economic boost.”  

For all the latest housebuilding news and events visit www.house-builder.co.uk 

To un-subscribe to further alerts, please go to the Housebuilder website, login and change your profile settings. 

Housebuilder Media Limited registered office:   
Byron House, 7-9 St James’s Street, London, SW1A 1EE 
Company registration no. 01952317 
Registered in England & Wales  
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What is Help to Buy? 
 
Help to Buy is equity loan assistance to home buyers from the Homes and 
Communities Agency (HCA).   
 
Help to Buy makes new build homes available to all home buyers (not just first 
time buyers) who wish buy a new home, but may be constrained in doing so – 
for example as a result of deposit requirements – but who could otherwise be 
expected to sustain a mortgage.  Up to a maximum of 20% of the purchase 
price is available to the buyer through an equity loan funded by the 
Government through the HCA. 
 
Help to Buy is available in England from house builders registered to offer the 
scheme.  Help to Buy will run from April 1st 2013 until March 31st 2016 (or 
earlier if all of the funding is taken up).   
 
This guide provides an overview of the product.  If you’d like to know more, or 
if you want to apply, please contact your Local HomeBuy Agent (see page 
19). 
 
Your home may be repossessed if you do not keep up repayments on a 
mortgage or any other debt secured on it.   
 
Check that these mortgages will meet your needs if you want to move or 
sell your home or you want your family to inherit it. If you are in any 
doubt, seek independent advice.   
 
APR 5.2% typical (see page 13 for more information).   
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Help to Buy overview  
With Help to Buy, the buyer (‘you’) buys a new home on a new build 
development with assistance from the Homes and Communities Agency (‘the 
Agency’) in the form of an equity loan.   
 
You must take out a first mortgage (with a qualifying lending institution e.g. a 
bank or building society).  This mortgage, together with any cash contribution 
from you, must be a minimum of 80% of the full purchase price.  The 
maximum full purchase price is £600,000.   
 
The Agency will provide an equity loan to fund the balance needed to make 
up the full purchase price of your home, up to a maximum of 20% of the full 
purchase price.   
 
The equity loan must be repaid after 25 years or earlier if you sell your home.  
You must repay the same percentage of the proceeds of the sale to the 
Agency as the initial equity loan (i.e. if you received an equity loan for 20% of 
the purchase price of your home, you must repay 20% of the proceeds of the 
sale).   
 
The equity loan is interest free for the first five years.  After that, you will pay a 
fee of 1.75%, rising annually by the increase (if any) in the Retail Price Index 
(RPI) plus 1%.   
 
Local HomeBuy Agents will assess and approve your purchase for Help to 
Buy, and you need their approval before you proceed with the buying process.   
 
Further details on all these points and the buying process are set out within 
this guide.  
 
 
How does it work?  
Help to Buy enables buyers to purchase a new property, funded by a 
mortgage and with help from the Agency.   
 
This enables you to take out a mortgage on which you make repayments in 
the normal way.  Your mortgage lender is likely to require that you contribute 
a deposit and your mortgage and deposit must cover a combined minimum 
80% of the total purchase price.  The rest of the purchase price will be paid for 
with an equity loan from the Agency.   
 
As a result of providing this assistance, the Agency has an entitlement 
to a share of the future sale proceeds equal to the percentage 
contribution required to assist your purchase.  Examples of this are 
shown below.   
 
For the first five years of Help to Buy home ownership there is nothing for you 
to pay on the amount that the Agency contributed to your purchase.   
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After five years, the equity loan will be subject to a fee (collected from you on 
behalf of the Agency by the Post Sales HomeBuy Agent) of 1.75% per annum 
on the outstanding amount of the equity loan.  From the fifth anniversary of 
the loan this fee will increase each year by the increase (if any) in RPI plus 
1%. This is illustrated on page 14.   
 
When you sell your Help to Buy home (unless you have chosen to repay 
your equity loan earlier), you must repay the Help to Buy assistance 
from a share of the sale proceeds.  So, if the Agency assisted your 
purchase with a 20% contribution, your repayment will be 20% of the 
total market value when it is sold.  Turn to page 11 to see what happens 
if values have fallen.   
 
Following the purchase you can choose at any time to make voluntary part 
repayments (‘staircasing’ or a full repayment) of the Help to Buy assistance at 
the prevailing market value. The minimum voluntary repayment is 10% of the 
market value at the time of repayment.   
 
The Agency’s entitlement to a share of the future sale proceeds is secured 
through a second charge on your home. This is done in the same way that 
your mortgage lender will secure its lending through a first charge on your 
home.  Although, if you buy through Help to Buy, you will have a mortgage for 
less than the full purchase price of the property, you will be the legal owner 
with 100% title to your home. The table below shows how it works.   
 
Example of Help to Buy home ownership 
 

£ % 

Open market price of new home 
 

£200,000 100 

Help to Buy buyer mortgage @ 75% 
 

£150,000 75 

Help to Buy buyer pays 5% deposit 
 

£10,000 5 

Help to Buy buyer total contribution 
 

£160,000 80 

Agency Help to Buy assistance 20% equity loan  
 

£40,000 20 

 
In this example, the Help to Buy buyer has purchased a £200,000 home with 
a deposit of £10,000 and a mortgage of £150,000. The Agency has 
contributed an equity loan totalling £40,000 or 20% of the total purchase price.   
 
In this example, when the home is sold, the Agency will be entitled to 20% of 
the total sale price.  
 
Because Help to Buy assistance is through an equity loan, the amount 
required to increase your equity share will be dependent on the total value of 
the property at the time you want to redeem part of your equity loan 
(sometimes known as ‘staircasing’) or repay in full.  The amount you need to 
do this will increase if your home increases in value and decrease if its value 
falls (see examples later in this guide).  
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Who can take part in the scheme?  
It is open to all buyers seeking a new build home.   
 
Help to Buy buyers must be able to fund up to 80% of their selected property 
through a conventional mortgage.   
 
Buyers must take out a first charge mortgage with a qualifying lender.  The 
maximum purchase price is £600,000.   
 
The Local HomeBuy Agent (see below) will carry out an assessment of an 
application by a potential Help to Buy buyer to ensure that they are in a 
position to afford a conventional mortgage for their proposed purchase.  This 
protects tax payers’ investment in the Help to Buy home.   
 
You must have access to a minimum 5% deposit (if one is required by your 
first charge lender).   
 
The property purchased must be your only residence.  Help to Buy is 
not available to assist buy-to-let investors or those who will own any 
property other than their Help to Buy property after completing their 
purchase.   
 
You cannot rent out your existing home and buy a second home 
through Help to Buy.   
 
Applicants who make fraudulent claims for Help to Buy assistance will 
be liable to criminal prosecution.   
 
Fraudulent claims will always require immediate repayment of the Help 
to Buy equity loan assistance.   
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What does the HomeBuy Agent do?   
The Local HomeBuy Agents act on behalf of the Agency to signpost potential 
buyers towards Help to Buy schemes in their area and will carry out an 
affordability check on applicants.   
 
They will also guide you through the process of buying your Help to Buy home 
and issue the approvals to your solicitor and the house builder to purchase 
the home through the Help to Buy scheme.   
The role of the Local HomeBuy Agent is to:  

 hold information about Help to Buy schemes for prospective buyers, 
 assess affordability and eligibility, and  
 give approval to a Help to Buy buyer’s solicitor/conveyancer to proceed 

with a purchase.  
 
Following the Help to Buy sale, your details will be transferred to the Post 
Sales HomeBuy Agent.  
The role of the Post Sales HomeBuy Agent is to provide a single point of 
contact to:  

 administer payment of fees by buyers on the Help to Buy equity loans 
after five years of ownership,  

 recover the equity loans repayments as owners sell and move on or 
staircase, and  

 provide advice and approval for exceptional cases relating to 
subletting, remortgaging  and requests for additional borrowing.  

 
 
Where are Help to Buy homes available?  
Help to Buy homes are available from house builders registered to offer Help 
to Buy homes in England.  Registered builders will make it clear in their 
advertising if Help to Buy homes are available on their development sites.   
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How to buy a Help to Buy home  
The four-stage Help to Buy buying process  
 
Stage 1: Application 

 Contact house builders, visit schemes of registered house builders and 
identify your potential Help to Buy property.   

 You must see an Independent Financial Advisor (IFA) to gain 
confirmation of your financial status.  The Local HomeBuy Agent and 
house builders will be able to suggest some IFAs for you to try.   

 You must ensure you have funds to pay:  
o a reservation fee if required  
o a deposit on exchange if required (a mortgage deposit is 

typically 5% although some schemes may require higher or 
lower deposits at exchange of contracts)  

o other fees on completion (e.g. stamp duty, legal fees).  
 You complete a Help to Buy “Property Information Form” (available 

from the developer).  You must complete this with details of your 
proposed purchase, your proposed main mortgage, deposit and 
including your household income.  The Property Information Form also 
confirms your agreement to the funds due under the Help to Buy 
mortgage being paid directly to the house builder.   

 You must also reserve the home.  You will usually be expected to pay 
a reservation fee to the house builder.   

 The signed Property Information Form and a copy of the builder’s 
signed reservation form must be sent to the Local HomeBuy Agent.   

 
Stage 2: Authority to Proceed 

 Your Local HomeBuy Agent checks you can afford your main mortgage 
and ensures you have signed the declaration that the Help to Buy 
home will be your only residence.  This is to protect tax payers’ 
investment in the Help to Buy equity loan.   

 If affordable, you will receive an “Authority to Proceed” from your Local 
HomeBuy Agent within four working days of the house builder 
submitting your fully completed Property Information Form and 
reservation form to the Local HomeBuy Agent.  This process may be 
delayed if you do not fully complete your Property Information Form.    

 You instruct a solicitor to act for you and tell your IFA so that a full 
mortgage application can be submitted.   

 The ‘Authority to Proceed’ will be accompanied by instructions to you 
and your solicitor/conveyancer.  This pack will include legal documents 
that will be explained to you by your solicitor/ conveyancer.   

 
Stage 3: Mortgage offer and exchange of contracts 

 Your solicitor/ conveyancer will advise you and ensure you sign the 
sale contract and the Help to Buy equity loan.   

 Your solicitor/ conveyance wil explain the legal implications of the 
equity loan, that the Help to Buy home must be your only residence 
and the consequences of a fraudulent application (see below).   
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 Your solicitor/conveyancer checks that your mortgage offer, property 
price and available funds are consistent with the Authority to Proceed, 
and requests permission to exchange contracts from the Local 
HomeBuy Agent.   

 Your Local HomeBuy Agent issues approval to your 
solicitor/conveyancer and contracts are exchanged.  

 You will have paid a deposit if required and are now legally contracted 
to complete the purchase by an agreed date.   

 
Stage 4: Completing the purchase 

 At completion, your lender provides its funds and the Agency will make 
its funds available to you via the house builder. Once completion has 
taken place you own the property and can move in.  

 Your solicitor returns confirmation of the sale to your Local HomeBuy 
Agent who then registers your details with the Post Sales HomeBuy 
Agent.  

 A second charge is registered on your home by your solicitor in favour 
of the Agency, entitling it to a share of the future sale proceeds.  The 
charge will be equivalent to the percentage contribution made towards 
the purchase price. You must repay the percentage contribution when 
you sell your home or after 25 years (whichever is earlier).   

 
The property purchased must be your only residence.  Help to Buy is 
not available to assist buy-to-let investors or those who will own any 
property other than their Help to Buy property after completing their 
purchase.   
 
You cannot rent out your existing home and buy a second home 
through Help to Buy.   
 
Applicants who make fraudulent claims for Help to Buy assistance will 
be liable to criminal prosecution.   
 
Fraudulent claims will always require immediate repayment of the equity 
loan assistance.   
 
How long does the process take?  
Once you find a property you want to buy, you need to reserve it and submit a 
duly completed ‘Property Information Form’ to your Local HomeBuy Agent.  
 
Your Local HomeBuy Agent will seek to assess your affordability (from a fully 
completed Property Information Form) within four working days and will issue 
an Authority to Proceed.   
 
Your Local HomeBuy Agent’s ‘Authority to Proceed’ is valid for three months – 
the time limit for exchange of contracts.  Typically, most house builders will be 
seeking buyers to exchange contracts within one month of making a 
reservation.   
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You are responsible for securing your mortgage and appointing your 
solicitor/conveyancer, although your Local HomeBuy Agent and house 
builders will be able to suggest some options.  
 
Further information  
Help to Buy homes are only available from Help to Buy registered house 
builders who are in contract with the Agency to offer homes for sale through 
the Help to Buy programme.   
 
Registered builders will make it clear in their advertising whether Help to Buy 
homes are available on their development sites.   
 
Your Local HomeBuy Agent can also help you find out more about availability 
of Help to Buy homes in your area.   
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Your mortgage  
What is the minimum and maximum contribution I must make to my 
Help to Buy home purchase?  
Your minimum contribution must be 80% of the full purchase price which can 
be made up from your mortgage and your cash deposit contribution and any 
other savings.   
 
The affordability of your mortgage contribution will be assessed by the Local 
HomeBuy Agent.   
 
To ensure that funding can be used to help as many buyers as possible, Help 
to Buy purchasers are always expected to maximise their contribution to a 
reasonably affordable level.  This is assessed by your Local HomeBuy Agent. 
If you could reasonably afford more than 90% of the full purchase price you 
will not receive Help to Buy assistance.   
 
Your mortgage is designed to be affordable relative to your income. Your 
Local HomeBuy Agent will ensure you maximise your mortgage while having 
regard for the overall affordability of your repayments.   
 
Typically, your mortgage will be based on a multiple up to 4.5 times your 
household income.  Your Local HomeBuy Agent will also work to a guideline 
to ensure that your monthly costs (mortgage, service charges and fees) are 
no more than 45% of your net disposable income.   
 
You cannot choose to take a lower mortgage if your affordable income 
multiple suggests you can afford and sustain a higher one.  This is because 
the scheme is designed to assist buyers by giving them the help they need 
(but not more than that) to buy a new home.  With limited resources available, 
the Agency is seeking to help as many buyers as possible, and allowing a 
buyer to reduce their mortgage (and maximise their equity loan) could stop 
others from also benefiting from the initiative.   
 
What is the legal mechanism that ensures the Agency receives their 
correct share when the equity loan is repaid?  
The Agency’s equity loan will be secured through a second charge registered 
on your property title at Land Registry; this process will be undertaken by your 
solicitor.  This means your property cannot be sold in the future unless the 
Agency’s equity loan percentage is repaid.   
 
You must agree to the legal charge being secured on your home before your 
purchase can be completed.  Your Help to Buy equity loan also includes other 
obligations such as the requirement for you to insure your property.  Your 
solicitor/conveyancer will advise you on the legal implications of your 
obligations and these documents before they are signed.   
 
What happens when I sell my Help to Buy home?  
When you sell your Help to Buy home, (unless you have already chosen to 
repay your Help to Buy equity loan) you will repay the Agency’s equity loan 
simultaneously.  So if you initially purchased with a 75% mortgage and a 5% 
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cash deposit and have made no other staircasing repayments (see Illustration 
1 below), you will repay the Agency 20% of the value at the time you sell.   
 
The Post Sales HomeBuy Agent will collect the Agency’s repayment.  
 
You can sell your home at any time and an independent valuer must decide 
what it is worth.  Your property should be sold on the open market at the 
prevailing market valuation.  If you do sell your property for more than the 
prevailing market value then the amount due to the Agency under the equity 
loan will be their percentage value of the actual sale price.  The Agency will 
not agree to release its charge over the property for sales at less than market 
value.     
 
If there are any fees outstanding, for example, arrears at the time of selling, 
these must be paid before the sale is completed.   
 
The Help to Buy equity loan must be repaid when you sell your home. You will 
pay the costs of selling.  
 
The illustrations below give examples of how the equity loan repayment is 
calculated assuming a Help to Buy home starting value of £200,000 and a 
buyer taking on a mortgage for 75% and paying a 5% deposit.  Your 
solicitor/conveyancer  will be able to provide more illustrations when they 
advise you on your purchase.   
 
Illustration 1 
Star of year Estimated 

annual change 
in property 
price % 

Total property 
Value 

Help to Buy 
home owner 
your 
entitlement to 
80% of 
property value 

Agency 
entitlement to 
20% of 
property value 

1 2 £200,000 £160,000 £40,000 
2 2 £204,000 £163,200 £40,800 
3 2 £208,080 £166,464 £41,616 
4 2 £212,242 £169,794 £42,448 
5 2 £216,846 £173,477 £43,369 
6 2 £220,816 £176,653 £44,163 
 
In the example above, if the buyer chose to sell their Help to Buy home at the 
start of year six (after owning the property for five years) and assuming 
property values increased by 2% every year, the buyer would receive an 
estimated £220,816 from the sale.  The buyer would then use this to settle 
any outstanding balance on their main mortgage and to repay the £44,163 
Help to Buy equity loan.   
 
What happens if property values fall? Will I have to repay the full amount 
of Help to Buy assistance or just a percentage of the total sale 
proceeds?   
When you sell your home, (unless you have repaid the Help to Buy equity 
loan document previously) the Help to Buy equity loan document commits you 
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to repay a percentage of the market value equal to the percentage 
contribution of assistance received.   
 
This means if the market value of your property falls below the level at which it 
was first purchased, you will repay less than the original amount the Agency 
contributed to the original purchase.   
 
You must always show that the proposed sale value is at the prevailing 
market value before going ahead. The Post Sales HomeBuy Agent must 
approve the sale before allowing the second charge to be released.   
 
As long as you have complied with all your obligations in the Help to Buy 
mortgage deed, you will not be required to provide for any shortfall in the 
equity loan if you sell when values have fallen.   
 
If you do not comply with the terms of the Help to Buy mortgage deed, the 
Agency will seek to recover all the money they are owed. Your solicitor will 
explain the Help to Buy mortgage deed to you before the property is 
purchased.  
 
Illustration 2 
Star of year Estimated 

annual change 
in property 
price % 

Total property 
Value 

Help to Buy 
home owner 
your 
entitlement to 
80% of 
property value 

Agency Help to 
Buy 
entitlement to 
20% of 
property value 

1 -5 £200,000 £160,000 £40,000 
2 -5 £190,000 £152,000 £38,000 
3 -5 £180,500 £144,400 £36,100 
4 5 £171,475 £137,180 £34,295 
5 5 £180,049 £144,039 £36,010 
6 5 £189,051 £151,241 £37,810 
 
In the above example, if no capital repayment has been made on the main 
mortgage, repayment of the £150,000 mortgage from sales proceeds would 
leave £39,051 to contribute to the repayment of the £37,810 equity loan.   
 
Can I redeem my equity loan in part, sometimes known as 
“staircasing”?  
The Help to Buy scheme allows you to repay all or part of your equity loan. A 
partial repayment is often called “staircasing’.   
 
Staircasing payments can be made at any time and must be a minimum of 
10% of your home’s prevailing market value – whether that value is more or 
less than when originally purchased.  You may wish to check any additional 
criteria with your current lender.  
 
An independent valuer must provide a valuation of your property and you will 
also be responsible for the associated administrative cost. Enquiries about 
administrative costs should be made to the Post Sales HomeBuy Agent.   
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If you decide to staircase after five years of ownership, the fees (see below) 
you pay on your Help to Buy equity loan will reduce to reflect your smaller 
outstanding loan percentage. 
 
If you extend your mortgage to fund your partial repayment of the Agency 
equity loan, your mortgage repayments will probably increase to reflect the 
fact that you have repaid some of the equity loan.  The Post Sales HomeBuy 
Agent will need to approve any increase in your first charge mortgage.     
 
In the example below, the buyer chooses to staircase by 10% to reduce the 
Agency equity loan to 10% at the start of year six (after owning the property 
for five years). Assuming property values increased by 5% every year, the 
buyer would have to repay £25,526 to reduce the Agency equity loan to 10% 
based on the future property value.   
 
If the buyer has any outstanding equity loan fees at the time of staircasing, 
these arrears must also be paid at the same time as the staircasing payment 
is made.   
 
Your solicitor/conveyancer will be able to provide more illustrations when they 
advise you on your purchase.  
 

Start 
of year 

Estimated 
annual 
change in 
property 
price % 

Total 
property 
Value 

Help to Buy 
home owner 
your entitlement 
to 80% of 
property value 

Cost to Help 
to Buy 
Home owner 
staircasing 
by 10% 

After staircasing 
Help to Buy home 
your entitlement 
to 90% of 
property value 

1 5 £200,000 £160,000 Not applicable Not applicable 
2 5 £210,000 £168,000 £21,000 £189,000 
3 5 £220,500 £176,400 £22,050 £198,450 
4 5 £231,525 £185,220 £23,153 £208,373 
5 5 £243,101 £194,480 £24,310 £218,790 
6 5 £255,256 £204,204 £25,526 £229,730 

 
Are there any restrictions on the mortgage provider?  
Your first charge mortgage must be from a qualifying lending institution.  
These include lenders who are authorised under the Financial Services and 
Markets Act 2000, and who have permission to enter into regulated mortgage 
contracts.  This is likely to include most banks and building societies.   
 
The Financial Services Authority keeps a register of authorised persons on its 
website. The register can be found at fsa.gov.uk/page/register   
 
Your solicitor/conveyancer will check that the lender is compliant before a sale 
can proceed.   
 
Fees and costs  
What are the monthly costs of Help to Buy?  
Typically every month, you will need to make payments in addition to your 
normal monthly outgoings, including:  

 mortgage repayments to lenders  
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 after five years, fees on the Help to Buy equity loan (see below)  
 service charges, if you buy a house or flat with shared areas that 

require maintenance  
 council tax  
 life insurance [and payments into investment products if the mortgage 

is interest only]  
 buildings insurance  
 utility bills and other costs of occupying the property.  

 
How the fees are calculated on the Help to Buy equity loan?  
If you have not repaid in full your Help to Buy equity loan after five years, you 
will be required to pay a fee of 1.75% of the market value of your property at 
the time you purchased, rising annually from the fifth anniversary of your 
equity loan by the increase (if any) in the Retail Price Index (RPI) plus 1%.  
This fee is payable to the Post Sales HomeBuy Agent.   
 
The example below shows how fees are calculated. The fee payment is not 
made for the first five years. After this date a monthly fee will be payable and 
the table below illustrates how this would work on Help to Buy equity loan 
totalling £40,000.   
 
Your solicitor/conveyancer will be able to provide more illustrations when they 
advise you on your purchase.  
 
Start 
of year 

Help to Buy 
equity loan 
assistance 

Estimated 
RPI %+1 

Fee 
percentage 

Annual fee 
due 

Estimated 
monthly 
payment 

1 £40,000 6% 0% £0 £0 
2 £40,000 6% 0% £0 £0 
3 £40,000 6% 0% £0 £0 
4 £40,000 6% 0% £0 £0 
5 £40,000 6% 0% £0 £0 
6 £40,000 6% 1.75% £700 £58 
7 £40,000 6% 1.86% £744 £62 
8 £40,000 6% 1.97% £788 £66 
9 £40,000 6% 2.08% £832 £69 
10 £40,000 6% 2.21% £884 £74 
 
At the start of year six, after five years of ownership, the Help to Buy owner in 
this example has to pay a monthly fee of £58. At the start of year seven, after 
six years of ownership, the monthly fee will have risen to £62.   
 
The fee structure is intended to encourage you to staircase and move to full 
ownership.  The introduction of fees after five years also takes into account 
that you benefit from living in your own home, made possible by the Agency 
contributing part of the purchase price until your property is sold.   
The fee is not introduced until the start of year six, which means that you have 
a five year period of zero fees at a time when many buyers are usually the 
most financially stretched.   
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The future rate of inflation cannot be predicted but you should assume your 
fees will always rise.  The example shown above assumes annual inflation as 
measured by the RPI is 5% making the annual fee increase by 6%, from 
1.75% to 1.86%, in year seven. By the start of year ten, if the same rate of 
inflation is maintained, the fee would be 2.21% equating to £74 per month 
based on the original equity loan totalling £40,000.  Your annual fee will 
always increase by a minimum of 1% (from the fifth anniversary of your 
Agency equity loan) even if there is not increase or there is a decrease in RPI.    
 
Your payment of fees does not contribute towards repaying your Help to Buy 
equity loan.  If you staircase or want to make full repayment of the equity loan, 
any fee arrears must be repaid at the same time.   
 
Annual Percentage Rates (APR) for Help to Buy owners  
Because you have to pay fees on your Help to Buy equity loan during your 
ownership, and you may have to pay more than the original contribution back 
to the Agency, the effect will be similar to a loan under which a buyer pays 
credit charges at a rate dependent on the growth in house prices combined 
with the percentage rates of fees payable.   
 
The previous illustrations demonstrated separately the effects of house price 
changes and fees on the costs a buyer would have to pay starting with a 
£200,000 market value home and a buyer’s affordable mortgage and 
contribution of 80%.   
 
The combined effect of fees and repayments effects the APR which is the 
buyer’s cost of credit.   
 
Using the previous illustrations, after six years of ownership, if the buyer 
decides to sell and house prices have grown for example by 5% every year, 
the buyer will have to repay £53,604 on their equity loan.   
 
The owner will have also paid £700 in fees on the Help to Buy equity loan. 
This means the total amount payable after five years on the Help to Buy 
original assistance of £40,000 is £54,304.   
 
For this example, this is equal to an APR 5.2% typical. The total amount 
repaid is £54,304.  You should remember this is an illustration.  House price 
inflation, the Retail Price Index and the fees and costs an owner pays could all 
vary substantially over time.  Your solicitor/conveyancer  will be able to 
provide a further illustration of APR when they advise you on your purchase.  
 
Prospective buyers should always seek independent financial advice 
before proceeding. 
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Questions and answers  
 
Q Can I buy a home off plan? 
Yes, you are able to reserve a new home off plan at any time.  However, you cannot 
exchange contracts before three months to legal completion of the sale. You also 
need to ensure that your mortgage offer is valid through to legal completion.  
 
Q Will I have to pay Stamp Duty?  
The Government’s standard rules and procedures for Stamp Duty Land Tax (SDLT) 
apply to all Help to Buy purchases.   
 
SDLT is payable at the time of purchase, on the full purchase price of the home. That 
is, the amount paid by you (the first mortgage and any cash contribution) plus the 
value of the Help to Buy assistance.   
 
There is no further SDLT to pay on any ‘staircasing’ repayments or repayment when 
the home is sold.   
 
You should budget for SDLT on the full open market price of the property when you 
purchase a Help to Buy home.   
 
Q Who pays for repairs and ongoing maintenance to my home?  
It is your responsibility to repair and maintain your home. New homes often come 
with a guarantee that will cover certain defects for up to 10 years after it was built. 
This guarantee usually only covers defects in the house builder’s workmanship.  Your 
solicitor/conveyancer will be able to advise in more detail on this.   
 
Q Who provides the contribution for Help to Buy?  
The equity loan is provided by the Homes and Communities Agency and 
administrated by your local HomeBuy agent. The contribution is secured by a second 
charge on your property title registered at Land Registry.  
 
Q How long will it take before I can move in?  
Because Help to Buy homes are generally on new developments (and may still be 
under construction), in common with most new home sales, you will normally be 
expected to arrange a mortgage and exchange contracts within one month of paying 
your reservation fee.  
 
Your moving in date may depend on the time required to complete construction work, 
which will vary from scheme to scheme. Some Help to Buy applicants may need to 
wait for a longer period of time for a home that matches very specific needs whereas 
others may buy from a development that allows earlier occupation.  
 
Q What happens if the completion of my home is delayed?  
Once you have committed to buy a home (at exchange of contracts) the house 
builder will have agreed to build the home and keep you informed of progress.   
If you are unhappy about any delays in construction you must speak to the house 
builder. Your solicitor/conveyancer will be able to advise on the house builder’s 
contractual responsibilities before you agree to the sale.  
You should check with your house builder that the funding will be available on the 
date you expect to complete your purchase.  
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Q Are there any restrictions on the properties that I can purchase?  
All Help to Buy homes are on new build developments where the Agency has a 
registration agreement with the house builder. You can only purchase from these 
house builders. The maximum purchase price is £600,000.   
 
Q Can I sublet my Help to Buy home?  
No.  Help to Buy is designed to assist you to move on to or up the housing ladder. If 
you wish to sublet, you will first have to repay the Help to Buy equity loan assistance. 
In exceptional circumstances (e.g. a serving member of the Armed Forces staff 
whose tour of duty requires them to serve away from the area in which they live for a 
fixed period, then sub-letting can be considered.  In these circumstances you would 
also require approval from your mortgage lender).  
 
Q Can I own other homes and buy a Help to Buy home?  
No.  Help to Buy is designed to assist you to move up the housing ladder and must 
be your only residence.  This means you will be expected to sell your current home if 
moving up the ladder.  The disposal of your current home will be verified by your 
solicitor/conveyance before you can proceed to exchange contracts on the Help to 
Buy Home.   
 
Q Can I own a Help to Buy home and buy a second home?  
No.  Help to Buy is designed to assist you to move up the housing ladder. If you can 
afford to purchase another home you will have to repay the Help to Buy equity loan.   
 
The property purchased must be your only residence.  Help to Buy is 
not available to assist buy-to-let investors or those who will own any 
property other than their Help to Buy property after completing their 
purchase.   
 
You cannot rent out your existing home and buy a second home 
through Help to Buy.   
 
Applicants who make fraudulent claims for Help to Buy assistance will 
be liable to criminal prosecution.   
 
Fraudulent claims will always require immediate repayment of the equity 
loan assistance.   
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Q Can I use cash from my council, Housing Association or other public sector 
body to buy with the addition of help through Help to Buy?  
Provided that your local council is satisfied that this represents value-for-money and 
the other funding is compatible with Help to Buy.  Funding provided which must be 
secured against your home would not be compatible with the Help to Buy scheme.  
 
Q After purchasing my home, can I increase my mortgage or take out another 
loan?  
Not without permission from the Post Sales HomeBuy Agent. Further advances must 
be approved by the Post Sales HomeBuy Agent.   
 
Advances to be used for staircasing or repaying the equity loans will usually be 
welcomed and approved. Advances for other purposes will be considered by the Post 
Sales HomeBuy Agent on a case by case basis (see question below regarding 
extending or altering the property).   
 
You can transfer your mortgage to another qualifying lending institution (see page 
12), following prior permission from the Post Sales HomeBuy Agent. However, you 
must ensure your new lender is informed that your home is a Help to Buy property 
with a second charge entitling the Agency to a share of the future sale proceeds.   
 
The Post Sales HomeBuy Agent may decline permission for further advances or 
transfer to another lender if after assessment they consider you may be putting 
yourself in an unsustainable financial position.   
 
Q Can I extend or alter the property?  
Not without permission.  Because Help to Buy is designed to help people move up 
the housing ladder, you should consider repaying part or all of the Agency’s 
contribution before making plans for improvements or alterations.  This is because 
the Agency is seeking to help future aspiring buyers and may use the proceeds of 
these repayments to make more assistance available.  Therefore, consent will not 
usually be granted for significant home improvements.  The Post Sales HomeBuy 
Agent will act reasonably in considering any application and will review cases of 
hardship if, for example, property modifications are required for a disability.  
 
When your property is sold in the future, if improvements have been made with the 
approval of the Post Sales HomeBuy Agent, these will be ignored when your property 
is valued to work out how much should be repaid to the Agency. 
 
Q After five years of ownership how is the fee collected?  
Fees can be paid in a single yearly payment or in monthly instalments.   
 
The Post Sales HomeBuy Agent will collect your fee by direct debit or standing order. 
They will contact you at least a month before your fees are due, to set up your 
repayment arrangement.  
 
You will also receive a statement each year confirming when your fees are payable. 
The annual statement will also show any payments you have made once you start 
paying the fee.  
 
Q What if I die after purchasing a Help to Buy home?  
This depends on whether you bought your home alone or with others.  
If you bought the house/flat on your own and you die, the home will be passed on in 
the normal way under the terms of your will and the payments explained in this guide 
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will be made by your estate in accordance with the scheme. If you have not made a 
will it will pass under the laws of intestacy.  
 
It is recommended that a sole buyer seeks independent legal advice about this.  
 
If you bought your home with others and one of them dies, their interest in the 
property will either be transferred to the surviving co owner (s) or will pass under the 
terms of their will, or (if there is no will) the laws of intestacy.  
 
It is recommended where there are two or more owners, that they seek independent 
legal advice about this.  
 
Q Can owner names be added or changed on the Help to Buy property?  
Only with permission from the Post Sales HomeBuy Agent and you will be required to 
cover their administration costs. This will require a deed of accession and/or a deed 
of release to be completed by you. This is a legal document that permits name 
changes on the property.   
 
Q Can I get help with benefits to pay the Help to Buy fees if, for example, I lose 
my job?  
Because Help to Buy fees are not classified as rent, they do not qualify for Housing 
Benefit. You should make sure you have made arrangements to ensure you can 
continue to make you Help to Buy payments if your income falls. You should seek 
independent financial advice about this before purchasing a Help to Buy home.  
 
Q What happens if my partner moves out and no longer wants to be party to 
the equity loan agreement?  
The Post Sales HomeBuy Agent will be able to arrange for a ‘Deed of Release’ which 
will release your partner from the obligation of having to repay the equity loan. 
Assuming that your first charge mortgage lender is content for this to take place and 
that you are able to provide evidence that you can meet your housing costs and still 
have a reasonable standard of living, permission should be a formality.   
 
Find your Local HomeBuy Agent  
To find out the nearest location of Help to Buy homes in your area, you should 
contact your Local HomeBuy Agent.  
  
Bedfordshire, Cambridgeshire, Norfolk and 
Suffolk  
Orbit 0345 850 2050 
orbithomebuyagents.co.uk  
 
Essex  
Moat 0845 359 6161 homebuyoptions.co.uk  
 
Hertfordshire  
Lea Valley Homes 01582 869440 
leavalleyhomes.co.uk  
 
Derbyshire, Leicestershire, Lincolnshire and 
Rutland, Northamptonshire and  
Nottinghamshire  
East Midlands Housing 0844 892 0112 
emhomebuy.co.uk  
 
East, North and West London  
Metropolitan Housing Group/FIRSTSTEPS 
0845 230 8099 

Firststepslondon.org   
 
South East and South West London  
L&Q/FIRST STEPS 0844 406 9997  
Firststepslondon.org  
 
Tees Valley and County Durham  
Time2Buy 0845 604 2942 time2buy.org.uk  
 
Tyne and Wear and Northumberland  
Isos Group 0191 292 2749 isoshousing.co.uk  
 
Cheshire and Merseyside  
HomesHub 0845 603 4559 homeshub.co.uk  
Cumbria  
Riverside Housing Group 0845 112 8800 
cumbriahomebuy.org.uk  
 
Greater Manchester and Lancashire  
Plumlife 0161 447 5050 plumlife.co.uk  
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Berkshire and Oxfordshire, Buckinghamshire 
and Milton Keynes and Surrey  
Catalyst 0845 601 7729 
catalysthomebuy.org.uk  
 
Hampshire  
Radian Housing Group023 8062 8004 
homesinhants.co.uk  
 
Kent and Sussex  
Moat 0845 359 6161 homebuyoptions.co.uk  
 
Avon, Cornwall, Devon, Dorset, 
Gloucestershire, Somerset and Wiltshire  
South West Homes 0300 100 0021 
southwesthomes.org.uk  
 

Coventry and Warwickshire, Hereford and 
Worcester, Staffordshire and Shropshire, 
Wolverhampton, Walsall, Dudley, Birmingham, 
Sandwell and Solihull  
Orbit 0345 850 2050 
orbithomebuyagents.co.uk  
 
North Yorkshire, West Yorkshire and 
Humberside  
My 4 Walls 0113 243 6893 my4walls.org.uk 
South Yorkshire  
Plumlife 0161 447 5050 plumlife.co.uk 
 
The Post Sales Post Sales Agent  
Covering all of England (for all post-sale 
queries only)  
Housing Options Plus 0845 470 0121 
myfirsthome.org.uk  
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Maple House 
149 Tottenham Court Road 
London 
W1T 7BN 
 
Tel: 0300 1234 500 
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1 Introduction 
 
1.1 The Government is committed to supporting people who aspire to become homeowners. In 
recent years, increased deposit requirements and falling equity values have left many hardworking 
households unable to get onto the housing ladder or trapped in homes unsuited to their aspirations 
and needs. In today’s Budget the Government has therefore announced the Help to Buy package to 
support a new generation in realising the dream of homeownership. This package includes the 
introduction of a new mortgage guarantee to enable more households to access mortgages on both 
new build and existing homes, without the need for prohibitively large deposits.  

1.2 Help to Buy: mortgage guarantee will be designed to increase the appetite of mortgage 
lenders for high loan-to-value lending to creditworthy customers. It will provide lenders with the 
option to purchase a Government guarantee that compensates them for a portion of their losses 
in the event of foreclosure. The Government will charge a commercial fee for the provision of 
this guarantee. 

1.3 This technical paper sets out the working assumptions for Help to Buy: mortgage guarantee. 
These do not represent a final scheme design; this will be developed following further analysis 
and discussion with industry. The overarching principles of the proposed design are to provide a 
scheme that: 

• is focused on helping borrowers, and is simple for the customer;  

• is open to a wide range of lenders; 

• is as administratively straightforward for lenders as possible;   

• does not incentivise irresponsible lending; 

• contains the level of risk being borne by the Government; and 

• can be put in place rapidly and effectively.



 

 

 
 

5 

2 Trends in high loan-to-
value lending 

 
2.1 The availability of high loan-to-value (LTV) lending has seen a sharp reduction in the wake of 
the financial crisis, as shown in chart 2.A. The reduction in high LTV mortgage availability has 
been reflected in the increase in the average deposit for a first-time buyer. Chart 2.B illustrates 
how average deposits for first-time buyers have risen from around 35 per cent of average 
incomes in 2006 to just under 80 per cent in 2012.  

Chart 2.A: Number of high LTV mortgage products available 
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Source: ‘Moneyfacts Treasury Reports UK Mortgage Trends’ 
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Chart 2.B: First-time buyer deposit as a percentage of income  
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Source: HM Treasury analysis, Council of Mortgage Lenders 

2.2 There has been an associated reduction in the number of people buying their first home in 
the last five years. In 2012 there were 40 per cent fewer first-time buyers than in 2007. Where 
first-time buyers have been able to get on the housing ladder they are increasingly reliant on 
support from their parents or relatives. While the median age of a first-time buyer has risen only 
marginally since 2007, the Council of Mortgage Lenders (CML) have estimated that the median 
age of an ‘unassisted’ first-time buyer has risen from 30 to 33.  

2.3 It is not just first-time buyers who have been affected by the lack of high LTV lending as the 
financial system returns to health. Existing homeowners with low levels of equity in their property 
are also struggling to move or remortgage onto a more competitive offer. In many cases, these 
frustrated homeowners are looking to climb onto the next rung of the ladder, and their inability to 
move has limited the number of properties on the market available to first-time buyers. 

2.4 These wider trends are reflected in the low number of transactions across the housing 
market over the last five years. Residential property transactions fell by around 50 per cent after 
2007 and have changed little since. Chart 2.C shows that current turnover rates are equivalent 
to houses selling, on average, once every 25 years, compared to once every 15 years before the 
crisis. This trend is unlikely to be consistent with a well-functioning housing market. 
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Chart 2.C: Average time between private sector house moves 
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Source: HM Treasury analysis, HM Revenue and Customs (HMRC), Department for Communities and 
Local Government (DCLG) 

2.5 Government action is already helping address these problems. The Funding for Lending 
Scheme (FLS) was announced in June 2012 and allows banks to obtain funding from the Bank 
of England in order to lend on to non-financial businesses and households. Bank funding costs 
have dropped markedly since the FLS was announced, reflecting both the impact of the scheme 
and wider global developments. This has been reflected in the prices and availability of loan 
products to UK households. Recent statistics from the CML show that January 2013 saw the best 
start to a year for mortgage lending volumes since 2008.  

2.6 The Help to Buy package announced today will build on this momentum, with a particular 
focus on high LTV lending, and will facilitate the readjustment of the market following the 
financial crisis.
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3 Help to Buy: mortgage 
guarantee 

 
3.1 The Government has developed an outline of its model for a mortgage guarantee as part of 
the Help to Buy package. This outline design is set out below and will form the basis of further 
discussions with industry, regulators, consumer groups, and other interested parties. A final and 
detailed scheme design will be developed following these discussions.  

Scheme mechanics 

3.2 The Government will provide lenders with the option to purchase a guarantee on the top-
slice of the mortgage. In other words, the Government will compensate the mortgage lender for 
a portion of the net losses suffered in the event of repossession. The guarantee will apply down 
to 80 per cent of the purchase value of the guaranteed property.  

3.3 The guarantee will compensate lenders for the same losses and reasonable costs that the 
lender is entitled to recover from the borrower, in the event of foreclosure. The definition of 
‘reasonable costs’ is set out in the FSA’s Mortgage Conduct of Business (MCOB) rules. The 
MCOB rules explain that lenders are entitled to recover a reasonable estimate of the cost of the 
additional administration required as a result of the customer being in arrears or having their 
home repossessed. It precludes lenders from imposing charges in order to increase profits or 
offset costs from other parts of the business, however. 

3.4 Lenders will also take a five per cent share of net losses above this 80 per cent threshold. 
This will help to ensure that lenders are not incentivised to originate poor quality loans. 

3.5 The guarantee will be valid for up to seven years after the mortgage is originated, as is the 
case with the existing NewBuy scheme. Evidence shows that loans are unlikely to default after 
such a period has elapsed. Furthermore, a mortgage taken out on a repayment basis would 
normally have paid down sufficient capital after this time so that the borrower’s equity stake 
would be greater than 20 per cent, meaning that the guarantee would effectively no longer 
offer any protection. 

3.6 Each lender will pool the loans that they wish to place in the scheme and the Government 
guarantee will be applied to that pool. A cap, expressed as a proportion of the overall pool size, 
will apply on the total level of guarantees provided to each pool. This principle is also in line with 
the NewBuy scheme.  

3.7 Chart 3.A below provides an illustration of this mechanism.  
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Chart 3.A: Illustration of scheme mechanism 
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Mortgage eligibility 

3.8 The scheme is designed to help creditworthy households struggling to save for the high 
mortgage deposits required by lenders in the current environment. For this reason, a mortgage 
eligible for a guarantee under the scheme will need to: 

• be a residential mortgage, and not buy-to-let; 

• be taken out by an individual or individuals rather than an incorporated company; 

• be on a property in the UK with purchase value of £600,000 or less; 

• have a loan-to-value of between 80 per cent and 95 per cent; 

• be originated between the dates specified by the scheme; 

• be a repayment mortgage, and not interest-only; and 

• meet certain minimum requirements in terms of the assessment of the borrower’s 
ability to pay the mortgage, for example a loan-to-income and credit score test. 

3.9 The scheme will also be designed to ensure that lenders cannot use the Government 
guarantee to restructure the riskiest part of their existing loan book, and that borrowers remain 
the beneficiaries of the intervention. For that reason there will be some types of remortgage 
transactions that will not be eligible for the scheme. In particular, a lender will not be able to 
access the scheme when a borrower is remortgaging a loan which is already part of the lender’s 
existing loan book. A borrower remortgaging with a new lending institution would, however, 
still be able to benefit from the scheme. 

Lender eligibility 

3.10 The scheme will be open to any lender that has a permission under the Financial Services 
and Markets Act to enter into regulated mortgage contracts in the UK. 

3.11 There will also be lender-level limits to scheme take-up. These are likely to be linked to 
lender size.  

Scheme duration 

3.12 The scheme is intended as a temporary measure. It will be open from January 2014 and 
will run for three years. This is in line with the Government’s view that the current scarcity of 
high loan-to-value lending is primarily a cyclical issue rather than a symptom of a longer-term 
structural change in the mortgage market.  

Commercial fee 

3.13 Lenders will need to pay the Government a commercial fee for each mortgage in the 
scheme. This fee will be set so that the scheme is self-financing, and lenders will therefore need 
to compensate the Government for: 

• expected losses under the scheme; 

• the cost of capital of providing the guarantee; and 

• the administrative costs of the scheme. 

3.14 The fee will be subject to regular review, so that it can reflect any changes to the 
components above. There is likely to be differentiated pricing for the fee at different loan-to-
value brackets, to reflect the varying levels of risk mitigation offered by the scheme according to 
the mortgage loan-to-value. 
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3.15 The timing of the fee, and in particular whether it will be charged up-front or on an annual 
basis, will be determined following more detailed discussions. 

Scheme administration 

3.16 The scheme will require an administrator to manage the regular calls on the Government 
guarantee. The administrator will play a key role in designing and establishing the systems and 
processes for implementing the scheme. In due course the administrator will also be responsible 
for managing both applications from lenders and the fee collection and claims processes. There 
will also be appropriate due diligence and monitoring processes.  

State aid 

3.17 The Government believes that this scheme will fall outside the State aid framework.  

Scale of scheme 

3.18 There will be a cap on the size of the Government’s contingent liability under the scheme. 
However, it is not envisaged that this cap will be set so as to constrain the ability of lenders to 
access the scheme. The Government’s initial analysis suggests that a cap of £12 billion would be 
appropriate, although this is highly dependent on final scheme design and take-up. The size of 
the Government’s contingent liability will therefore be kept under review as the scheme detail  
is finalised.  



HM Treasury contacts

This document can be found in full on our 
website: http://www.hm-treasury.gov.uk

If you require this information in another 
language, format or have general enquiries 
about HM Treasury and its work, contact:

Correspondence Team 
HM Treasury 
1 Horse Guards Road 
London 
SW1A 2HQ

Tel: 020 7270 5000 

E-mail: public.enquiries@hm-treasury.gov.uk

http://www.hm-treasury.gov.uk
mailto:public.enquiries%40hm-treasury.gov.uk?subject=


 

 

Appendix JTRC III 



Completion Analysis 
 
This note sets out, using examples of past and current (live) sites, the rate of completions per 
outlet on sites across South Gloucestershire.  
 
 
 
Past Completions Analysis - South Gloucestershire 
 
Emersons Green (Area A) – Emersons Green Village 
 
Emerson Green - Area A is directly comparable to the current Core Strategy sites at Emersons 
Green and the Yate New Neighbourhood for the following reasons: 
 

• Total number of homes 2,870 
• Completed between 1996/1997 and 2004/2005 over 2,160 of which were completed in a 

four period between 1997 and 2001 
• In that period 1997 to 2001 yearly completions of between 500 and 560 dwellings were 

achieved 
• Net average density 30dph 
• Twenty one sites comprised schemes of over 50 homes and of these two thirds of the 

larger schemes (50 homes plus) achieved house completion levels ranging between 42 and 
147 from a single sales outlet (See Table) in a single year at an average of 66 homes per 
outlet 

• Substantially a family housing site with apartments comprising only a small element of the 
overall housing numbers 

• Maximum of 21 active sites in any one year 
 
 
Table 1 – Emersons Green (Area A) Completion Rates 
 
Total Number of Homes 2,870 
Completions 1997 to 2001 2,160 
Average yearly completions 1997 to 2001 540  
Net average density (dwellings per hectare) 30 
Maximum number of active sites in any one year 21 
Maximum completions per year from a single sales outlet 147 
Percentage of sales outlets delivering over 50 homes per year (Schemes of 50 plus 
homes) 

75 

Average completions from a single sales outlet (Schemes of 50 plus homes) 66 
 



Table 2 – Comparison of Past and Proposed Annual House Completion Rates 
 
Site Total 

Number 
of Units 

Year 1 Year 2 Year 3 Year 4 Year 5 

Emersons Green 
(Area A) – Emersons 
Green Village (Actual 
Completions) 

2,870 161 508 524 564 564 

GHQ and Gateway 
Site Emersons Green 
(Proposed 
Completions) 

2,550 54 265 300 350 350 

North Yate New 
Neighbourhood 
(Proposed 
Completions) 

3,000  60 245 245 245 

 
 



Current Completions Analysis – South Gloucestershir e 
 
Northfield – Charlton Hayes 
 

• Total number of homes 2,400 
• Completions 2010 to 2013 = 333 
• Number of active sites where homes completed = 7 
• Annual completions 83, 87 and 163 respectively 
• 215 homes completed by Bovis Homes from one sales outlet in the three years average of 

72 homes per annum 
• Total sales outlets = 4 (Bovis x 2, Barratt x 1, David Wilson x 1) 

 
Wallscourt Farm 
 

• Total number of homes = 765 
• Completions 2008 to 2013 = 482 
• Number of active sites where homes completed = 5 
• Maximum number of sales outlets at any one time = 5 
• Annual completions 40, 66, 142, 111 and 123 respectively average 96 homes per annum 

 
Park Farm, Frampton Cotterell – The Meads 
 

• Total number of homes = 188 
• Completions 2011 to 2013 = 161 
• Number of active sites where homes completed = 1 
• Maximum number of sales outlets at any one time = 2 
• Annual completions 88 and 73 average 80 homes per annum 

 
Sea Stores, Yate – Elswick Park 
 

• Total number of homes = 228 
• Number of sales outlets = 1 
• Completions 2010 to 2013 = 175 
• Annual completions 4, 111, and 60 average 58 homes per annum, or if calculated over the 

last two years (111+60)/2 = 85.5 homes per annum  
 



Table 3 – House Completions Per Sales Outlet (Past and Present Large Residential Sites) 
 
 Emersons 

Green 
(Area A) - 
Emersons 

Green 
Village 

Northfield 
– 

Charlton 
Hayes 

Wallscourt 
Farm – 

Cheswick 
Village 

Park 
Farm, 

Frampton 
Cotterell 

– The 
Meads 

Sea 
Stores, 
Yate – 
Elswick 

Park 

Total Number of Homes 2,870 2,400 765 188 228 
Completions 2,160* 333 482 161 175 
Average yearly completions 540  111 96 80 58 
Maximum number of active sites in any 
one year 

21 7 5 N/A N/A 

Maximum completions per year from a 
single sales outlet 

147 87 72 N/K 111 

Average annual completions from a 
single sales outlet 

66 72 50 40 58 

Note * Completions during the period 1997 to 2001 the main build period of Emersons Green 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



 
 
 

Table 4  House Completions and Sales Outlets 

Emersons Green Area A  96/97 97/98 98/99 99/00 00/01 01/02 02/03 03/04 Total Number 
of Sales 
Outlets

Ref Address  Developer  
3/135S/dr Land at Hamlet IV - "Common Walk" Beezer 54 6 60 1 
3/135S/el Land at Hamlet II - "The Pastures" Persimmon 21 29 1 51 1 
3/135S/eq Land at Hamlets III & IV - "Summerlea" Persimmon 25 65 90 1 
3/135S/et Land at Hamlet X - "Ash Ridge" Wimpey 3 50 7 60 1 
3/135S/fo Land at Hamlet III Wimpey 30 25 55 1 
3/135S/fv Land at Hamlet X1, Church Farm PhII Redrow 38 30 68 1 
3/135S/fw Land at Hamlet X1, Church Farm PhIII Redrow 20 51 9 80 1 
3/135S/gl Land at Area A South - "Greenacres" Wimpey 37 19 56 1 
3/`35S/gn Land at Hamlet V - "Ashbourne Ridge" Flower and Hays 3 35 29 11 78 1 
3/135S/gt Land at Hamlet X, Church Farm PhI Redrow 3 44 20 3 1 71 1 
3/135S/hr Land at Hamlet VII - "The Chamberlains" Bellway 3 37 32 4 76 1 
3/135S/it Land at Hamlet IX Beezer 2 46 30 78 1 
3/135S/ju Land at Hamlet IX David Wilson 90 90 1 
3/135S/jw Land at Hamlet IX Barratt 54 54 1 
3/135S/kb Land at Hamlet VII and VIII Barratt 147 122 269 1 
3/135S/lt Land at Hamlet VIII Alfred McAlpine 36 35 71 1 
3/135N/ac Land at Hamlet A - "Badminton Park PhIII" Taywood 12 81 4 97 1 
3/135N/ad Land at Hamlet II - "Badminton Park PhI" Taywood 5 42 29 76 1 
3/135N/bd Land at Hamlet A - "Badminton Park PhII" Taywood 16 35 64 115 1 
3/135N/ch Land at Hamlet C - "The Avenue" Bovis 55 31 42 12 140 1 
3/135N/eh Land at Hamlet C Barratt 21 56 62 139 1 

Other sites less than 50 dwellings Various 92 190 130 157 226 163 13 20 991 NA 
161 508 524 564 564 242 160 142 2,865

Norhfield 06/07 07/08 08/09 09/10 10/11 11/12 12/13 Total Number 
of Sales 
Outlets

Ref Address  Developer  
0008a Northfield - "Charlton Hayes" Bovis 8 43 51
0008b Northfield - "Charlton Hayes" Bovis 75 18 18 111
0008c Northfield - "Charlton Hayes" Bovis 26 27 53
0008e Northfield - "Charlton Hayes" Bovis 40 40
0008f Northfield - "Charlton Hayes - Hammonds Grove" Bovis 25 25 1 
0008h Northfield - "Charlton Hayes" Barratt 31 31 1 
0008j Northfield - "Charlton Hayes" David Wilson 22 22 1 

0 0 0 0 83 87 163 333

Wallscourt Farm 06/07 07/08 08/09 09/10 10/11 11/12 12/13 Total Number 
of Sales 
Outlets

Ref Address  Developer  
0010a Wallscourt Farm (Phase 1) - "Tallsticks" Redrow 40 60 100 1 
0010b Wallscourt Farm (Phase 2) - "The Bowery" Redrow 6 72 56 17 151 1 
0010c Wallscourt Farm (Phase 3) - "Blenheim Meadow" Redrow/Taylor Wimpey 

      
42 27 63 132 1 

0010d Wallscourt Farm (Phase 4) - "Mortimer Gardens" Elan Homes 28 28 21 77 1 
0010f Wallscourt Farm (Phase 7) - "Wallscourt Park" Redrow 22 22 1 

0 0 40 66 142 111 123 482

Park Farm  06/07 07/08 08/09 09/10 10/11 11/12 12/13 Total Number 
of Sales 
Outlets

Ref Address  Developer  
0122 Park Farm, Frampton Cotterell - "The Meads" Barratt/David Wilson 88 73 161 2 

0 0 0 0 0 88 73 161

Sea Stores 06/07 07/08 08/09 09/10 10/11 11/12 12/13 Total Number 
of Sales 
Outlets

Ref Address  Developer  
0123 Sea Stores, Kennedy Way, Yate - "Elswick Park" Taylor Wimpey 4 111 60 175 1 

0 0 0 0 4 111 60 175

1 



 

 

Appendix JTRC IV 



Appendix A: Actual and Expected House Completions - South Gloucestershire 2006 to 2027 (Net)   

(See Appendix B for Commentary on Expected Completions)

(Please note that the figures shown in Tables 1 and 2 incorpoarte the most upto date information available on housing sites including the results of the October Residential Land Survey of Large sites. 

Table 2 shows the additional % "buffer" in line with the response submitted by the Council to the Inspector's Main Modifications following the EiP)

Table 1

06/07 07/08 08/09 09/10 10/11 11/12 12/13 13/14 14/15 15/16 16/17 17/18 18/19 19/20 20/21 21/22 22/23 23/24 24/25 25/26 26/27 Total

 Address

0002hn Bradley Stoke 56 34 32 122

0002hk Bradley Stoke 147 35 182

0003 Dragon Road, Winterbourne 1 1

0005 Hortham 77 107 52 25 9 270

0006a Stoke Park Hospital 1 1

0007 Filton College, Filton 51 26 77

0008a North Field, Filton Aerodrome, Patchway (PT09/1271/RM) 8 43 51

0010a Wallscourt Farm (Phase 1) 40 60 100

0012 162-164 Gloucester Road, Patchway -5 4 12 11

0015 Toghill Lane, Doynton 10 10

0017 46-92 Milton Road, Yate 16 16

0018 Land at Broad Lane, Yate 23 23

0022 472-478 Filton Avenue, Filton 21 21

0023 New Road, Filton 6 66 72

0024 West End, Marshfield 12 5 17

0025 Whiteshill House, Hambrook 10 10

0026 New Road, Rangeworthy 16 5 21

0027 The Galleon, Conygre Road, Filton 12 12

0028 The Lawns, Yate 14 14

0029 Fishpool Hill, Easter Compton -1 14 13

0033 Land at Siston Hill, Siston 77 211 96 63 57 504

0037 North of Douglas Road, Kingswood 35 96 131
0038 Former Woodstock Special School, Courtney Road 66 66

0040 Cloverdale Drive, Longwell Green 2 2

0046 Mounthill Nursery, Kingswood 8 6 14

0047 Summit Youth Centre, Kingswood 20 51 71

0048 Hanham Road DSO, Kingswood 21 3 24

0054 Church Road, Kingswood 23 23

0060 Carsons Road, Kingswood 4 4

0063 Depot Downend Road, Kingswood 14 14

0064 29-35 High Street, Kingswood 14 14

0065 R/O 1, 3 and 7 Tower Road South, Kingswood 13 13

0066 65 Cadbury Heath Road, Kingswood 1 12 13

0067 Jubilee Road, Kingswood -1 24 23

0068 1-3 Colston Street, Soundwell 14 14

0069 21 Portland Street, Soundwell 4 9 13

0070 Crossroads Service Station, Downend 13 13

0071 Downend Lower School, Northview, Downend 9 30 13 52

0073 Kingsway Engineering, Hanham 14 14

0074 Lintham Drive, Kingswood 20 48 68

0075 36 High Street, Staple Hill 13 13

0076 Rear of Cossham Street, Mangotsfield 13 13

0077 Former Courtaulds Factory, Staple Hill 21 24 45

0079 Bath Road, Thornbury 30 15 45

0080 Cambrian Drive/Wellington Road, Yate 60 10 70

0081 Cattle Market, Thornbury 22 22

0082 Siblands, Gillingstool, Thornbury 15 8 23

0084 BFS Diecutting, 27 Hanham Road, Kingswood 14 14

0085 Adj.22 Memorial Road, Hanham 14 14

Past Completions Years 1 to 5 Years 5 to 10 Years 10 to 15



0086 Queens Road, Cadbury Heath 9 9

0088 Priory Court, Hanham 28 28

0090 Broad Street/Beaufort Road, Staple Hill 14 14

0091 Passage Road, Almondsbury 10 2 12

0092 Adjacent to Southmead Road, Filton 65 65

0097 Wall Tyning Nursing Home, Bitton -2 11 9

0099 95 High Street, Kingswood 10 10

0100 148 Hanham Road, Kingswood 14 14

0101 Former Police Station, High Street, Kingswood 14 14

0102 17 and 25a Overnhill Road, Downend -1 -1 38 36

0105 Power Electrics, Morley Road, Staple Hill 14 14

0107 Roseacre, Harry Stoke Road, Stoke Gifford 14 14

0110 Soundwell Centre, Soundwell 11 11

0111 67-73 Bath Road, Longwell Green -3 29 26

0115 Fiveways, New Cheltenham Road, Kingswood 40 40

0116 Factory Site, Portland Street, Staple Hill 30 30

0118 Former School, Beaufort Road, Downend 63 63

0119 Land adjacent Hares Farm, Mapleridge Lane 10 10

0120 Land at Abbots Road, Hanham 14 14

0124 Land at Parkway North, Stoke Gifford 2 32 34

0130 Land at junction of Whittucks Road and Abbots Road, Hanham 15 19 34

0141 Land at Savages Wood Road, Bradley Stoke 74 74

Small Sites less than 10 dwellings - North Fringe of Bristol 27 67 49 46 35 21 245

Small Sites less than 10 dwellings - East Fringe of Bristol 76 150 172 121 67 75 661

Small Sites less than 10 dwellings - Chipping Sodbury 1 1 0 0 4 1 7

Small Sites less than 10 dwellings - Yate 6 10 17 2 16 7 58

Small Sites less than 10 dwellings - Thornbury 10 18 2 9 8 2 49

Small Sites less than 10 dwellings - Elsewhere 98 100 92 89 67 63 509

0008, 0008g Charlton Hayes 115 200 250 275 275 275 250 200 1,840

0008b Charlton Hayes (PT09/0765/RM) 75 18 18 111

0008c Charlton Hayes (PT10/0042/RM) 26 28 6 60

0008d Charlton Hayes (PT10/3188/RM) 33 33

0008e Charlton Hayes (PT11/1766/RM) 40 40

0008f Charlton Hayes (PT11/2687/RM) 26 27 53

0008h Charlton Hayes (PT12/0656/RM) 27 19 46

0008i Charlton Hayes (PT12/1849/RM) 40 40

0008j Charlton Hayes (PT12/0521/RM) 25 25

0008k Charlton Hayes (PT12/2470/RM - planning permission 22/10/2012) 51 50 101

0009 Former Lime Works, Itchington 18 18

0010b Wallscourt Farm (Phase 2) 6 72 56 26 160

0010c Wallscourt Farm (Phase 3)       42 27 75 25 25 194

0010d Wallscourt Farm (Phase 4) 28 28 21 77

0010e Wallscourt Farm (Phase 5) 44 47 46 137

0010f Wallscourt Farm (Phase 7) 30 34 33 97

0019 R/O 69 Westerleigh Road, Yate 10 10

0020 Coopers Site, Westerleigh Road, Yate 18 24 25 67

0021 Land at Harry Stoke, Stoke Gifford 52 104 146 208 208 156 104 56 1,034

0021a Land at Harry Stoke, Stoke Gifford (PT12/1302/RM) 52 52 52 10 166

0034 Hanham Hall Hospital, Hanham 2 49 45 45 44  185

0039 Waterworks Site, Soundwell Road 25 25 25 75

0041 Land Off Southway Drive, Warmley 13 14 14 41

0093 23 Stanbridge Road, Downend 11 11

0094 Factory, Morley Road, Staple Hill 3 29 32

0095 Kingswood Trading Estate, Kingswood 30 27 57

0108 24 Church Road, Stoke Gifford 9 9

0109 Rear of 13, 14 and 15 Harry Stoke Road, Stoke Gifford 13 13

0112 The Rotunda Club, Moravian Road, Kingswood 14 14

0113 Bath Street Garage, Staple Hill 14 14

0114 894-896 Filton Avenue, Filton -2 10 8

0117 Sir Bernard Lovell Playing Fields, Oldland Common 13 13

0122 The Meads, Frampton Cotterell 88 74 26 188

0123 Sea Stores, Kennedy Way, Yate 4 111 60 53 228

0127 Mount Pleasant Farm, Longwell Green 35 35 70



0129 Barnhill Quarry, Chipping Sodbury 31 31 38 30 30 30 190

0131 Land off Catbrain Hill, Cribbs Causeway 2 24 24 50

0136 Land off Harolds Way, Kingswood 6 6 12

0137 Hill View and Hill Top, Woodstock Road, Kingswood 12 12

0140 Rear of 60 Wotton Road, Charfield 8 8 16

0142 Kings Chase Shopping Centre, Kingswood 14 14

Small Sites less than 10 dwellings Under Construction 222 222

Small Sites less than 10 dwellings Not Started 110 110 110 110 440

0011 East of Coldharbour Lane 54 104 104 104 104 30 500

0035 South of Douglas Road, Kingswood 16 80 80 80 78 334

0036a GHQ, Emersons Green 150 250 300 300 300 250 250 200 150 2,150

0036b Gateway Site, Emersons Green 100 150 150 400

0132 North of Park Farm, Thornbury (PT11/1442/O) 20 80 80 80 104 52 52 32 500

0133 New Neighbourhood - Yate (PK12/1913/O) 52 104 104 156 156 208 208 208 312 312 312 268 300 2,700

0134a New Neighbourhood - Cribbs/Patchway (Land west of A4018) 26 52 52 52 78 104 104 104 156 156 104 12 1,000

0134b New Neighbourhood - Cribbs/Patchway (Land south of Filton Airfield) 26 52 78 78 78 78 104 104 156 156 156 104 30 1,200

0134c New Neighbourhood - Cribbs/Patchway (Filton Airfield) 52 104 312 364 416 468 416 368 2,500

0134d New Neighbourhood - Cribbs/Patchway (Remainder of Area) 38 78 104 156 156 208 156 104 1,000

0135 New Neighbourhood - East of Harry Stoke 52 104 208 260 260 260 260 260 182 104 50 2,000

0125 Newnham Place, Patchway 10 10

0126 Oaktree Avenue, Pucklechurch 20 36 56

0128 Intier Site, Bitton 20 50 50 20 140

0138 Frenchay Hospital 50 100 100 100 100 450

0139 Former Coopers Works, Westerleigh Road, Yate 44 24 24 92

SHLAA Sites 350 350

Small site Windfalls 120 190 220 220 150 150 150 150 150 150 150 150 150 150 2,250

689 1,003 916 742 714 923 899 1,023 1,558 1,928 1,976 1,876 1,764 1,793 1,619 1,673 1,585 1,555 1,554 1,598 964 28,352

Total
28,355*4,990* 7,385* 8,730* 7,250*

* Figures are rounded

Total 2006 to 2012 Total 2012 to 2017 Total 2017 to 2022 Total 2022 to 2027



Table 2

12/13 13/14 14/15 15/16 16/17

 Address

0095 Kingswood Trading Estate, Kingswood 30 27

0112 The Rotunda Club, Moravian Road, Kingswood 14

0113 Bath Street Garage, Staple Hill 14

0117 Sir Bernard Lovell Playing Fields, Oldland Common 13

0129, 0129a Barnhill Quarry, Chipping Sodbury 40

0133a Land North of Peg Hill, Yate (PK12/0429/O) 45 80 80 45

0143 Frome Court, Thornbury 14

0144 Land off Broad Lane, Yate 14

0133 New Neighbourhood - Yate (PK12/1913/O) 125 73 21 21

0134a New Neighbourhood - Cribbs/Patchway (Land west of A4018) 80 54 28

0134b New Neighbourhood - Cribbs/Patchway (Land south of Filton Airfield) 50 104 83 57

0134c New Neighbourhood - Cribbs/Patchway (Filton Airfield) 52 150 200

0145 Minelco site, Randolph Avenue, Yate 17 17

0146 Blackhorse Day Centre, Mangotsfield (App. Rec'd PK12/3018/R3O) 31

0147 Rodford Primary School, Yate (App. Rec'd PK12/3163/R3O) 30 33

0148 The Heath/Newton House, Cadbury Heath 60
28 234 557 532 351

927 1,257 2,115 2,460 2,327

Key 

9,087

Total 2012 to 2017

1,702

to comply with % "buffer" in 

Years 1 to 5

Sites currently progressing through the development management process.  This category includes large sites of 10 dwellings or more which 

have been listed individually for the period 2012/2013 to 2021/2022 and aggregated after 2022 under the headings of: "SHLAA Sites". Small 

Site Windfalls are also included.  

Sites fully complete. This category comprises Large sites of 10 dwellings or more which are listed individually and Small sites of less than 10 

dwellings which are aggregated by area.

Sites with planning permission. This category comprises Large sites of 10 dwellings or more with outline, detailed, and/or reserved matters 

permission which are listed individually and Small sites sites of less than 10 dwellings with outline, detailed, and/or reserved matters permission 

which are aggregated. (Total Small sites with planning permission = 714 where no development has commenced the figures are rounded down 

and distributed evenly over the four year period 2013 to 2017.  A 10% discount for non-implentation allowed for on these sites).

Sites awaiting the completion of a S106 agreement, allocated in the South Gloucestershire Local Plan, or identified in the Core Strategy.  

Total 2012 to 2017

Additional supply



 

 

Appendix JTRC V 



 
RLS 
Ref Site 13/14 14/15 15/16 16/17 17/18 Commentary 

0008, 
0008g 

Charlton Hayes 169 200 250 250 250 Planning Position 
Outline planning permission granted (2008), with a Deed of Variation approved in Dec 
2010 to address viability concerns regarding the site and ensuring the scheme is NPPF 
compliant.  Succession of reserved matters applications submitted to date, all 
determined by SGC in a timely manner and thereafter implemented.   
 
Masterplans for phases 2 and 3 also submitted under conditions attached to the outline, 
thereafter design codes and reserved matters applications for those phases can be 
submitted. 
 
Market Delivery Position 
A now established scheme in a good volume market area. In addition to existing trading 
by Bovis with two different outlets for houses and a flats scheme, there are further outlets 
with David Wilson Homes, Barratt, in addition Bellway has now achieved reserved 
matters along with a second outlet for Barratt. Affordable housing is provided in addition 
at 25% of the total numbers. I would not expect this scheme in this location at this time to 
bear more than four strong outlets building family housing and at 40 market units per 
annum. The indications are that Bovis are seeking 5 outlets with a wider mix with the 
affordable provision in addition. I note that Bovis indicated in March 2013 that they intend 
construction for 300 unit sales per annum by the period 2014/15.  This is more than likely 
speculating on an improving market.  
 

0011 East of 
Coldharbour 
Lane 
 

0 81 213 213 123 Planning Position 
Concept statement to guide development of this site already approved and extensive 
pre-application discussions are underway regarding the submission of a planning 
application Autumn 2013 for both the market and extra-care elements of the proposed 
scheme.  Site constraints are already known and factored into the emerging scheme with 
SGC project team in place to deal with the submission and timely approval through the 
planning process.   Likely approval in place (with parallel processed s106) agreement 
March/April 2014. 
 
A feature of this site is the requirement to relocate car park 20 associated with the 
adjoining UWE campus, work to commence relocation of this car park is due to 
commence in association with the development of the UWE/Bristol Rovers stadium. 
 
Market Delivery Position 
Recently Purchased by Taylor Wimpey.  The scheme has 261 extra care apartments for 
the elderly, a significant proportion of which are intended to be taken by the local 
authorities in both Bristol and South Gloucestershire. This block of development will be 
built in the first phase with a hybrid application (Full on part) and hence the weighted 
delivery of this element after the period 14/15.. Consents will likely be achieved by this 
date and given a suitable lead in period for development it is expected at the very least 
that 81 units within the extra care scheme will be taken up by Bristol and South 



Gloucestershire Council before March 2015 and the balance over the next 24 months. I 
would further expect the remaining development of 400 units (which are aimed at an 
entirely different market) to support two outlets, or 40 market sales each with the addition 
of the affordable at 35%, equating to a take up rate of 123 market and affordable units 
per annum in addition to the balance of the extra care at 90 units per annum. 
 

 
0021 / 
0021a 

Land at Harry 
Stoke, Stoke 
Gifford 
 

35 94 141 141 141 Planning Position 
Outline planning permission granted (2007), with a Deed of Variation approved in Dec 
2010 to address viability concerns regarding the site and ensuring the scheme is NPPF 
compliant.   
 
SGC have already agreed a deed of Variation to allow construction and vehicular access 
from the Ring Road to enable the construction of the first phase of the Stoke Gifford 
Transport link, kickstarting the development.  
 
A Geographic Detailed Masterplan for the first 5 phases was approved on 29th 
September 2011 as well as the site wide Design Codes approved on 20th March 2012 
allowing for the timely approval of all subsequent reserved matters approvals. The newt 
licence from natural England was also issued on 20 April 2012 and runs until after the 
five year period to 2018. 
 
Reserved matters approval for 166 dwellings approved and commenced resulting in 
completions of 35 units in 13/14. 
 
Market Delivery position 
This again is a good volume housing location close to the motorway and rail network 
links. Crest will start a single sales outlet this year given a first phase scheme of 166 
units. I would expect Crest to then introduce further house builder outlets as the scheme 
establishes.  Affordable commitments start at 15% then increase to 28% and later rising 
to 33%. Later phases of development will depend on area infrastructure costs being met 
to include removal of above ground power lines. These arrangements are yet to be 
concluded but are fairly typical viability negotiations for larger infrastructure led schemes 
at this time.  I would envisage no significant further increase in outlets on this site above 
3 outlets in year 2015/16 as I would normally expect in a good housing location and on a 
volume site, given further land adjacent at East of Harry Stoke (and in effect within this 
same expansion point) will likely come on line by 2016/2017 equally absorbing the likely 
demand.  
 



 
RLS 
Ref Site 13/14 14/15 15/16 16/17 17/18 Commentary 

0035 South of Douglas 
Road, Kingswood 
 

0 0 80 95 95 Planning Position 
A full planning application for this site was approved by SGC in June 2011 subject to the 
completion of a S106 agreement.  Since that time the agreement has been negotiated to 
address viability concerns and the council has positively re-negotiated trigger points for 
the payment of obligations, ensure compliance with the NPPF. 
 
The pre-commencement conditions associated with this full application are limited in 
extent.   
 
Market Delivery Position 
A short distance from Kingswood retail centre this site will suit apartments as well as 
family accommodation and approximately 50% of the scheme is for apartments. I would 
expect to see two outlets - one for apartments and one for houses.  While there is a 
resolution to grant consent the scheme is not ready to commence and I would therefore 
be cautious and judge that first sales be reasonably expected in the period 2015/16. 
Given an apartment outlet at circa 20 market sales per annum rising to 30 and a housing 
outlet at 40 market sales per annum, I have applied 25% affordable as likely additional 
delivery.  
 

0036a GHQ, Emersons 
Green 
 

0036b Gateway Site, 
Emersons Green 
 

54 265 300 350 350 Planning Position 
Gateway planning permission approved with s106 agreement January 2013. GHQ 
planning application resolution to approve in place, s106 signed by all parties, currently 
awaiting completion. 
 
Full planning permission granted for the first phase of infrastructure. 
 
Pre-application discussions underway for the first phases of development, with 
submission of reserved matters applications for approx 500 houses due June/July 2013.  
All conditions have either been discharged or currently awaiting completion of the S106 
before being formally discharged.  
 
Work commencing on first phase infrastructure 10th June 2013 and first showhomes to 
be completed Nov 2013. 
 
Market Delivery Position 
The consortium of house builders that includes Taylor Wimpey, Persimmon, David 
Wilson Homes, Linden and Barratt are intending to begin this major volume housing 
expansion in North East Bristol. This scheme I have judged will deliver sales starting in 
early 2014. Affordable levels range from the Gateway area at 25% to 28.5% on the wider 
site. This has been traditionally a strong selling location for the volume house builders 
and I see no reason for the appeal of the location to change given the current climate. I 
would forecast an initial rate based upon 5 outlets at 40 market units with the addition on 
average of some 65 affordable units per annum or an annual run rate for the early part of 



the scheme of in excess of 265 units. I would expect that rate to climb with the 
establishment of the scheme in this location and the potential to introduce further 
differing outlets, and while not at the historic levels of in excess of 500/annum given the 
wider competition in the North Bristol area, I would expect this location to do well as it will 
compete principally on price, such that I estimate levels at 350 per annum when fully 
established.  
 

 
RLS 
Ref Site 13/14 14/15 15/16 16/17 17/18 Commentary 

0128 Intier Site, Bitton 
 

0 0 0 0 0 Planning Position 
Concept statement to guide development of this site already approved and discussions 
have taken place over a number of years regarding potential development schemes. 
 
No applications submitted to date. 
 
Market Delivery Position 
I am concerned given the nature of the site and its likely lack of appeal to the current 
development land market, given its challenges to achieve viability as a contaminated 
brown field site within a flood area. Without a significant rise in house prices to aid 
viability there is a risk that this scheme will not deliver any housing in the medium term. I 
am of the opinion that it would not be prudent therefore to project housing delivery from 
this site.  
 

0132 North of Park 
Farm, Thornbury 
 

0 125 125 125 125 Planning Position 
Outline planning application approved Dec 2012 with an associated s106 agreement 
following extensive community/stakeholder engagement. 
 
First reserved matters application submitted May 2013 for 127 units, due to be approved 
July 2013 with commencement of this phase following approval of a relocated balancing 
pond. 
 
Limited pre-commencement conditions as issues resolved through the pro-active project 
management of the outline planning application. 
 
Market Delivery Position 
This is in a popular housing location, albeit with more limited likely take up, restricting the 
number of outlets to two.  A balancing pond requires relocating creating an abnormal 
delay in my opinion. First sales after the first quarter of 2014. I believe the scheme would 
be suitable for two sales outlets at 40 market sales per annum with the addition of the 
affordable at 35%. This is an attractive housing location with little immediate competition.  
 



 
RLS 
Ref Site 13/14 14/15 15/16 16/17 17/18 Commentary 

0133 / 
0133a 

New 
Neighbourhood & 
Peg Hill - Yate 
 

0 60 245 245 245 Planning Position 
Land north of Peg Hill granted outline permission Oct 2012 in advance of the adoption of the 
Core Strategy, constitutes the first phase of development.  Reserved matters application 
submitted and due to be determined by SGC July/Aug 2013. 
 
An outline application for the remainder of the allocation submitted by Heron Land June 2012 
and is due to be determined July 2013 following extensive engagement with the community 
and stakeholders.  S106 being parallel processed alongside the planning application with the 
first reserved matters anticipated Oct 2013. 
 
Wessex Water have also agreed to extend the number of dwellings that can be built out 
before the extension of the Frome Valley Relief Sewer is in place to 750, accommodating the 
majority of the 5-yr supply identified up to 2017/18. 
  
Market Delivery Position 
This is an established volume housing area. I believe the Peg Hill element with Barratt and 
David Wilson Homes is 3 months ahead of the remainder of the North Yate New 
Neighbourhood land, with outline consent for the Heron element of the scheme likely in July 
and reserved matters some 3 month later, suggesting first sales after the first quarter 2014. 
This scheme as a whole will bear a minimum of 4 outlets in my opinion (potentially more with 
potential to bring extra care or apartment blocks forward early) when established and in my 
view including the affordable sum of no less than 245 units per annum when Peg Hill and the 
New Neighbourhood are both fully trading.   
 

0134a New 
Neighbourhood - 
Cribbs/Patchway 
(West of A4018) 

0 0 60 125 125 Planning Position 
SGC endorsed an SPD document to cover the Cribbs/Patchway allocation as a material 
consideration in the determination of any planning application to promote and guide the 
comprehensive development of the area, through the process of extensive community and 
stakeholder engagement. 
 
Multi-disciplinary project team in place to facilitate development of this site and regular 
landowner liaison is established to develop a collaboration/landowner agreement. 
 
Outline application likely end of 2013, but extensive work is being undertaken to facilitate the 
submission, determination mid 2014, with reserved matters approval in place approx Sept 
2014. 
 
Market Delivery Position 
Skanska have not yet submitted an application and in my view their scheme is unlikely to 
start selling units until mid to end 2015/2016 period. Given the scheme at South Airfield will 
likely already be trading and further area at Filton Airfield adjacent coming on stream at a 
similar time I would judge only two additional outlets at 40 units each per annum plus the 
affordable at 35% would be able to readily compete.  



RLS 
Ref Site 13/14 14/15 15/16 16/17 17/18 Commentary 

0134b New 
Neighbourhood - 
Cribbs/Patchway 
(South of Airfield) 

0 90 185 185 185 Planning Position 
SGC endorsed an SPD document to cover the Cribbs/Patchway allocation as a material 
consideration in the determination of any planning application to promote and guide the 
comprehensive development of the area, through the process of extensive community and 
stakeholder engagement. 
 
Multi-disciplinary project team in place to facilitate development of this site and regular 
landowner liaison is established to develop a collaboration/landowner agreement. 
 
An Outline planning application submitted by Persimmon Homes for 1100 dwellings which is 
being parallel processed alongside the S106 agreement, likely August decision date with 
Reserved matters approvals in place by the end of 13/14. 
  
Market Delivery Position 
Redrow, Persimmon and Ashfield Land control what will likely be the first phase of the 
Cribbs/Patchway group of sites. Given a likely August committee date for phase 1 (1,100 
units +) then first sales will not be likely until after a reserved matters consent by end of the 
2013/14 period.  There is a HA holding objection which will likely create this delay, albeit the 
EA objection has now been resolved and there is more certainty.  I would estimate initially 3 
outlets doing circa 40 market plots plus affordable at 35% but this would be subject to 
competition from the neighbouring Filton Airfield and Cribbs West site after 12 months and 
thus would be unlikely to increase as the scheme establishes itself but more than likely revert 
back to two outlets.  
 

0134c New 
Neighbourhood - 
Cribbs/Patchway 
(Filton Airfield) 

0 0 60 125 125 Planning Position 
SGC endorsed an SPD document to cover the Cribbs/Patchway allocation as a material 
consideration in the determination of any planning application to promote and guide the 
comprehensive development of the area, through the process of extensive community and 
stakeholder engagement. 
 
Multi-disciplinary project team in place to facilitate development of this site and regular 
landowner liaison is established to develop a collaboration/landowner agreement. 
 
Pre-application discussions have taken place with the new developer partners for the site 
to bring forward a hybrid (part full/outline) application by the end of 2013. 
 
Market Delivery Position 
BAE/Bridgehouse Capital Ltd have not yet submitted an application and in my view their 
scheme is unlikely to start selling units until mid way through the 2015/2016 period by 
which time the South of the Airfield site will be well underway and there will be competing 
pressure on take up. Given the established scheme at South Airfield and further area at 
West A4018 adjacent I would judge only two additional outlets at 40 units each per annum 
would be able to readily compete from this scheme along with the addition of 35% 
Affordable.  



RLS 
Ref Site 13/14 14/15 15/16 16/17 17/18 Commentary 

0135 New 
Neighbourhood - 
East of Harry 
Stoke 

0 0 0 185 185 Planning Position 
SGC endorsed an SPD document to cover the East Harry Stoke allocation as a material 
consideration in the determination of any planning application to promote and guide the 
comprehensive development of the area, through the process of extensive community 
and stakeholder engagement. 
 
Multi-disciplinary project team in place to facilitate development of this site and regular 
landowner liaison is established to develop a collaboration/landowner agreement. 
 
Planning application for construction of the Stoke Gifford Transport Link submitted May 
2013, with an anticipated determination date of Sept 2013. 
 
Pre-application discussions have taken place with the developer partners for the site to 
bring forward an outline application by the end of 2013. 
 
Market Delivery Position 
The earliest probable delivery of housing will be in the period 2016/2017, but this will 
then compete with the neighbouring residential development land at Harry Stoke which 
will be in full flow and also controlled by Crest. As a result I would not expect more than 
an additional three outlets plus affordable delivery at 35% to compete in this similar 
location in its initial phase. 
 

0151 North of Morton 
Way, Thornbury 
 

0 40 125 125 10 Planning Position 
Appeal has been granted (with associated S106 agreement) for up to 300 units in May 
2013 following SGC decision to allocate the site as part of the emerging Core Strategy.  
As part of the application full planning permission was secured for the first phase 
comprising 109 dwellings.  
 
Market Delivery position 
The earliest that sales might accrue for this site would be mid to late 2014 given that the 
first phase of development already has full planning permission.  This site would warrant 
two outlets in this location and a take up with 35% Affordable at some 125 units per 
annum. I note that the applicant forecast only 130 completions within 5 years and this 
appears cautious given the location and levels of competition likely from mainly the 
second hand market. Given my opinions of likely market take up I can only surmise that 
the house builder was relying on cautious and historic levels of take up and this would 
have been contingent when considering the viability exercise for the Section 106 
package.  
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Affordable housing completions by tenure split 2010-11, 2011-12, 2012-13

Year Total AH
New build 
AH

Social 
rent

Intemediate 
rent

Shared 
ownership

Affordable 
rent

2010-11 340 291 252 0 39 0
2011-12 269 230 123 3 64 40
2012-13 223 175 139 0 36 0

Totals 832 696 514 3 139 40

New build affordable housing split by tenure
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West of England Strategic 
Housing Market Assessment 

 
South Gloucestershire Guidance Note 
 
 
Purpose and Background 
 
The West of England Strategic Housing Market Assessment (SHMA) was 
prepared by Professor Glen Bramley, Herriot-Watt University and published in 
June 2009. It covers the six local authority areas of Bath and North East 
Somerset, Bristol, North Somerset, South Gloucestershire, Mendip and West 
Wiltshire. The SHMA was carried out according to the Strategic Housing Market 
Assessments Practice Guidance Version 2 issued August 2007, as required by 
PPS3.  
 
The purpose of an SHMA is to provide evidence on housing need and demand 
across a housing market area in terms of affordable and market housing, identify 
the housing requirements of specific groups and the appropriate mix of housing 
required. 
 
This guidance note has been prepared to highlight the key areas of the SHMA for 
housing developments in South Gloucestershire. For further information and links 
to the executive summary (40 pages), full report (256 pages) see 
http://www.westofengland.org/planning--housing/housing-market-
partnership/strategic-housing-market-assessment 
 
The SHMA was approved by South Gloucestershire Council in September 2009. 
 
Key Issues 
 
Over the period 2009 to 2021 there is an annual need for 903 new affordable 
housing units in South Gloucestershire, and this compares to data provided by 
the Council which illustrates there is potential housing supply (both market and 
affordable) of 1112 units annually. These headline figures illustrate that to meet 
housing need 81% of all housing supply should be affordable housing (table 4.12 
of the main report).  The Council’s position will be therefore to maximise 
affordable housing provision on eligible sites according to policy H6 which states 
that 33.3% affordable housing will be sought. For further information see the 
Council’s Affordable Housing Supplementary Planning Document 
http://www.southglos.gov.uk/_Resources/Publications/PTE/08/0400/PTE-08-
0362 
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Tenure 
 
The tenure split between Social Rent and Intermediate housing is set out below. 
 
Figure 4: Housing Need by Tenure (Annual average 2009-2021) 
 

2009-2021 South Glos 

Total net need social rent 727 
Total net need intermediate 176 

Percentage spilt social rent / 
Intermediate  

80/20% 

Total net housing need 903 
Source: Table 4.11 Main report and Fig 20 Executive Summary.  Note: figures may not sum 
due to rounding 

 
 
Housing Mix 
 
The tables below show the required unit mix of new affordable housing, both 
rented and intermediate.  Figure 1 shows the unit mix required for social rented 
accommodation. Figure 2 shows the unit mix for intermediate housing. 
 
Figure 1: Required Unit Mix of new housing for Social Rent 

2009-2021 South Glos 
1 bed 23% 
2 bed flat 7% 
2 bed house 38% 
3 bed house 22% 
4 + bed house 10% 

Source: Table 4.13 Main report and Fig 15 Executive Summary.  Note: Difference in figures 
due to rounding 
 

Figure 2: Required Unit Mix of Intermediate Housing 

2009-2021 South Glos 
1 bed flat 44% 
2 bed flat 17% 
2 bed house 19% 
3 bed house 19% 
4 bed house 1% 

Source: Table 4.14 Main report and Fig 16 Executive Summary. Note: Difference in figures 
due to rounding 
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Wheelchair Accommodation 
 
Figure 3: Net need for Wheelchair Accommodation each year 
 

 South Glos 
Total annual need 69 
Annual supply 20 
Net Need 49 

 Source: Table 10.13 Main report 
 
The table above shows an annual need for 49 units of wheelchair accessible 
accommodation, which equates to 5% of South Gloucestershire’s net housing 
need of 903 units. Therefore the Council will seek a provision of 5% of all 
affordable housing to be for wheelchair users, with unit mix determined on a site 
by site basis according to layout and need. For further information on the 
standard required please see Appendix 4 of the Council’s Affordable Housing 
Supplementary Planning Document 
http://www.southglos.gov.uk/_Resources/Publications/PTE/08/0400/PTE-08-
0362 
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Additional Housing Potential in First Five Years 
 
The NPPF (para. 48) allows local authorities to make an allowance for windfall sites in the five year supply if they have compelling evidence that such 
sites have consistently become available in the local area and will continue to provide a reliable source of supply.  
 
Past Supply 
 
Sites of more than 10 dwellings falling into this category have delivered approximately 1,400 new homes in the period 2006 to 2013 or 200 dpa. 
 
The types of sites classed as ‘windfall sites’ that have historically delivered housing are listed below.  By their very nature they are generally brown field 
sites within established settlement boundaries where the principle of development is accepted subject to development control criteria being met.   
 

• School sites; 
• Petrol filling stations; 
• Small factory sites; 
• Public houses; 
• Garage sites; and 
• Large residential properties. 

 
Future supply 
 
As part of the regular updating of the Council’s Strategic Land Availability Assessment (SHLAA) additional sites have been added to the database and a 
large number of these have potential to provide a further source of future supply of new homes over the Core Strategy plan period.  These potential 
sites are policy compliant being located within the existing settlement boundaries, they, therefore offer a suitable location for development.  In this 
respect, it would be reasonable and appropriate to make some allowance for these large windfall sites coming forward over the next 5 years to support 
the 5 yr housing land supply.  
 
Using the SHLAA as a starting point the Council has included a windfall allowance totalling 400 new homes in the period up to 2018 in its Housing 
Trajectory.  This is comprised of sites: 0125 Newnham Place, Patchway; 0147 Rodford Primary School, Yate; and 0148 The Heath/Newton House, 
Cadbury Heath which are currently listed in the December 2012 AMR and total together some 130 dwellings.  The remaining 270 new homes from the 
allowance of 400 are expected to come from current SHLAA sites and new unidentified sites.  Although these sites can’t be formally identified at this 
point in time, given the nature of the housing market in South Gloucestershire it is not an unreasonable assumption that development opportunities 
arising from on going pre-application enquiries, Merlin Housing Society redevelopment schemes (inc. PRC and sheltered scheme redev’t) and the 
council’s own sites disposal programme would provide sufficient sources of sites to deliver the most additional allowance of 270 homes 
 
In summary the position in relation to a large windfall allowance in the five year supply is that based on the evidence of past completions and potential 
future supply. It is entirely appropriate and consistent with Government policy for the council to make a modest allowance for an additional 270 homes 
from a large windfall site allowance as part of its 5 year housing land supply calculations.  
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