
Comparison of Vision to Knightstone to Fifth Capital 
 Knightstone proposals (Nov 2013) Fifth Capital exhibition (Sept 2014) 
Status Final proposals submitted to BCC tender 

process which ran through 2013. No site 
surveys undertaken. Not yet developed to level 
of detail required for a planning application. 

Proposals worked up through 2014. Now 
nearing final iteration prior to submission of 
planning application. Supported by site surveys. 

What we know about the developers Industrial and Provident Soc and Registered 
Social Landlord. Established 1975. Net value 
c.£320m. Head office in Worle. Owns 2,100 
homes in Bristol.  

Private Limited Company. Established 2011. 
Net value of c.£70k. Registered office at 
residential address in London. No known 
property assets.  

Summary of development proposed 104 x 1&2 bed flats, 6 x 3&4 bed houses.  
1100 sqm commercial. 
Total internal floor area: 7,422 sqm NIA 
Development cost c.£16m.  
Funding sources declared to BCC. 

120 flats and houses. 
700 sqm commercial. 
Total floor area: c.9,000 sqm NIA (guesstimate) 
Development cost c.£15m.  
Declined to reveal funding sources. 

How much community involvement has 
there been? 

Briefings with various local groups. 
6 x interactive design workshops on design and 
use in Aug-Sept ‘13. Public consultation 
weekend in Sept ‘13. Online and paper survey. 
Web updates. Attended 2 x CAG community 
meetings. Final report on consultation process 
and outcomes. 

Presentations to various local groups. 2 x half 
day exhibitions in July, 2 x half day exhibitions 
in September. 3 x leaflets & survey delivered to 
local residents. Email address for comments. 
Web updates.  

Community Vision   

The Overall Vision: The Carriageworks 
development will make a positive contribution to 
the economy, culture and environment of 
Stokes Croft and surrounding area. It will be a 
mixed  use development that is home to many 

Addresses dereliction. 
Mixed use development with 85% residential, 
15% commercial. 
“High quality, desirable, sustainable and safe 
mixed use and mixed tenure development that 

Addresses dereliction.  
“High quality development that reflects the 
character of Stokes Croft”. Described as 
“Residential led” as opposed to “mixed use”. 
“Courtyard space designed to be flexible (and 



activities, businesses and people. It will be a 
buzzing, vibrant place for people from the local 
communities and from further afield. We want to 
see the dereliction of this site addressed as a 
priority and are keen to work with any 
organisation that embraces our vision for the 
future. 
 

improves employment and community facilities 
for the whole of Stokes Croft and surrounding 
area”. “We’ll champion the Vision and deliver 
plans that make a positive contribution to the 
local economy, culture and environment”. 
CAG comment: As a local Housing Assoc 
Knightstone know what the community wants 
and will be strong on meeting local housing 
need, but more detail is needed about the non-
residential uses."" 

managed) to ensure it is a .... vibrant addition to 
the local area”.   
CAG comment: More information is needed 
about what will actually be provided, how it will 
be managed and about the amount and type of 
affordable housing. 

Community Uses: We want this site to be 
developed for a broad range of uses that are 
accessible to the community. Flexible, 
accessible spaces need to be included to 
accommodate a range of activities that directly 
contribute to the vitality and character of the 
local area. This might include business units as 
well as shops, arts space, cafes, performance 
space and meeting spaces. 
 

A scheme that is “community driven and 
visionary, adaptable and ever changing, 
inclusive and multi-use”. 1,110 sqm of retail / 
community / commercial for a diversity of 
tenants and uses such as shops, art spaces, 
cafes and meeting spaces. Will avoid late-night 
drinking and off-licence uses. 
CAG comment: The scheme will be judged by 
what it contributes to the community. 
Management will be key. 

700sqm of “flexible and accessible commercial 
or community space which could be used (with 
effective management) for independent shops, 
community facilities, art spaces, cafes, 
workshops, or meeting spaces” 
“Active commercial or community uses at 
ground floor to Stokes Croft and Ashley Road” 
CAG comment: Not clear how the space will 
be secured & managed for the proposed uses. 
Community uses do not permeate ‘through’ the 
site. 

Through Route: Creating new open and 
inclusive spaces on the site is important for 
many of us. This could be achieved by 
designing a new pedestrian route through the 
site connecting together public spaces that can 
contribute to a vibrant local culture; these public 
spaces might host activities such as a market 
and performances. Good design and 
management will need to be exercised to avoid 

A pedestrianised linear park from Ashley Road 
(opposite top of Picton St) to Stokes Croft, 
emerging through the Carriageworks. Lined with 
active uses, safe and inviting. Market square for 
active uses. 24hr access. 
CAG comment: Management strategy will be 
key to success. They will need an appropriate 
partner to manage the public and commercial 
spaces. 

Two internal courtyards, one (630sqm) 
accessible to public, the other for use of 
residents of houses (access from Ashley Rd). 
“A pedestrian route through the Carriageworks 
(from Stokes Croft) connecting to a new public 
open space at the rear”. “At the rear we are 
proposing a glazed terrace to provide covered 
outside space for the ground floor uses” 
Futurecity to develop strategy for use of public 



conflicts with other site users e.g. residents 
living nearby, neighbouring businesses etc. 

courtyard. 
CAG comment: No throughroute. Risk of it 
becoming a gated community. 

Active uses on the Ground Floor: 
We want to see the site opened up with active 
uses (e.g. shops, small businesses, market, 
cafes, arts, workshops etc.) both on the Stokes 
Croft frontage and inside the site. The units will 
need to be provided in a range of sizes that are 
viable for local businesses and be flexible in 
design in order to adapt to future changes; they 
will need to be managed to ensure a good mix 
at all times. 
 

1,110sqm of retail / community / commercial. 
Flexible design and size of units along Stokes 
Croft, Ashley Road,  the linear park and 
market square. 
Will identify a partner at an early stage to invest 
in the retail/community/commercial space and 
then manage to ensure the objectives of the 
Community Vision are embraced. Focus on 
independent and niche business sector plus 
some community use. Use of public space for 
daytime events and markets. 
CAG comment: Management will be key to 
success.  

700sqm of “flexible and accessible commercial 
or community space which could be used for 
independent shops, community facilities, art 
spaces, cafes, workshops, or meeting spaces” 
“Active commercial or community uses at 
ground floor to Stokes Croft and Ashley Road” 
“Private and communal gardens” 
“Flexible and affordable space that will suit a 
range of users including independent small 
businesses and shops” 
“We will carefully manage to ensure a good mix 
... that will complement what is already in the 
area. We have ruled out any chains or 
supermarkets” 
CAG comment: No active uses inside the site. 
Management will be key to success. 

Upper Floors: We recognise the benefit of 
residential development on the upper floors to 
boost viability. We want to see a true mix of 
housing types for sale and for rent including 
private and social housing, both low and high 
cost; a range of sizes should be provided to suit 
a mix of needs, from single people to families. 
We do not want to see a gated community or a 
monotype development. Some small business 
and other uses on the upper floors may also be 
appropriate. 

110 residential units (including 6 x 3&4 bed 
houses with private gardens). A range of 
tenures, sizes, rent levels and accessibility 
including affordable housing. Integrated tenures 
to make them indistinguishable. No business 
uses on upper floors. Not a gated community. 
CAG comment: Knightstone seem well placed 
to deliver the Vision for the upper floors. 

108 residential dwellings, possibly increasing to 
120. 
“New homes comprising a mix of sizes and 
types, private and affordable”. 
No business units on upper floors. 
CAG comment:  No affordable housing 
provision. 



Car Parking: An amount of car parking that is 
“just adequate” should be provided on the site. 
The parking provision should balance the need 
to make best use of space on  the site whilst 
avoiding increases in parking congestion and 
pollution in the surrounding area. Residents and 
businesses should have sufficient access to 
their premises. 

6 x spaces for family dwellings. 3 x spaces for 
the accessible flats. 1 x car club space on site. 
Secure covered cycle parking for all residents 
and staff of commercial units. Additional cycle 
parking for visitors. Loading area. 
CAG comment: Possible parking impact on 
surrounding streets. 

“Car free development (at request of BCC) with 
provision for disabled parking and off-site car 
club”.  On site servicing for refuse and 
deliveries. 
CAG comment: No cycle provision is 
mentioned. Not clear where car club will be. 
Possible parking impact on surrounding streets. 

Design: We want the new development to be 
designed to a high quality with good 
environmental standards. The Carriageworks 
building should be restored to its former glory 
but other existing buildings may or may not be 
retained. We want to see full use being made of 
roofs to provide opportunities for biodiversity 
and the creation of gardens, perhaps for 
growing food. 
 

Refurbishment of Westmoreland House and 
Carriageworks. Demolition of 4 Ashley Rd. 
Max four storey buildings on perimeter. 8 storey 
block (Westmoreland Hse) in centre.  
Ground floor arches of Carriageworks will be 
opened up and internal and external fabric 
restored. Roof extension to replace lost roof. 
New colourful and contemporary façade for 
Westmoreland House with materials, design 
and colour informed by distant and street level 
views. 
Linear park through the site and market square. 
Residential courtyard bounded by dwellings and 
accessed from Ashley Road. 
BREEAM very good, Code for Sustainable 
Homes Level 3, waste minimisation, design for 
climate change, reuse of structures and 
materials, PV on roofs. 
CAG comment: reuse of Westmoreland House 
is contentious - preferable from sustainability 
perspective view but, for many, it is 
aesthetically challenging. 

Demolition of all buildings except listed 
Carriageworks. 
6 storey apartment block in centre, lower 
buildings (mostly townhouses) on perimeter. 
“Fenestration and materials complement the 
adjacent Georgian and Victorian buildings”.  
“Sensitive restoration of (the) Carriageworks... 
reinstating the historic roof and opening up the 
arches” 
“Industrial materials used” for central apartment 
building 
“Replace Westmoreland House and 4 Ashley 
Road with lower scale buildings” 
“Biodiversity at all levels including opportunities 
for sustainable food production” 
“Communal gardens (at front of houses and) 
private gardens at rear”.  “Rooftop gardens (for 
apartments)” 
Code 4, BREEAM very good, local materials, 
sustainable waste, renewable energy. 
CAG comment: Facades bear little relation to 
the surrounds - gives impression of a London 



scheme plonked down in the Stokes Croft 
Conservation Area. 

Delivery: We are looking for a developer who 
will go the extra mile to deliver a scheme of 
which we can be proud. We are determined to 
find the best developer for the job who will 
ensure that we are continually involved in the 
development process and who will champion 
our Vision. It is accepted that there will need to 
be some level of flexibility in the choice of 
developer. 
 

Commitment to working with community through 
the planning phase, to develop proposals for 
the ground floor, to provide training and 
apprenticeship during construction, incorporate 
public art and to encourage custodianship of the 
site. 
CAG comment: Additional commitment to 
using local trades and sub-contractors would be 
welcome. 

CAG comment: The ideas have some merits 
but we do not believe Fifth Capital will develop 
them. They have been asked to provide 
evidence that they are a genuine developer. 
They have only provided information about 
schemes to which they have no obvious or 
transparent link and which have not yet been 
built. They have declined requests to provide 
further information about their track record and 
how they will finance the development. We 
doubt they will go the extra mile or champion 
the Vision. 

 
Information on Knightstone scheme comes from published proposals and information provided to BCC during procurement process. 
Information on Fifth Capital scheme comes from boards at public exhibitions and comments of members of their team. 
 
CAG, 10th October 2014 


