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Response to CAG meeting questions 
January 2015 

Community (and ground floor) Uses 

• Essential to have answers about the management of the site. Proposals for 
management e.g. shop units, hard and soft landscapes. We need confidence in the 
application. 

• The exhibition in Autumn 2014 said there would be consultants talking to the community 
in quarter 4 about arts and ground floor uses of the community space behind the 
Carriageworks. 

• Will it have anything to offer the local community – Picton St or multiculturalism in St 
Pauls? 

• Fear of supermarkets. 

• Why is there so little for the community? 

• Will commercial businesses be local independents or chains? 

• There should not be an “inside”! Unclear about uses about these especially commercial 
and ability to combine units to form unsociably large units. 

• We’re not happy about the loss of community / workshop spaces. 

We understand that the vibrant character of Stokes Croft is part of what makes the area 
attractive to live in, work and visit. Our proposals are designed to fit in with this.  

In line with the principles set out in the Carriageworks Community Vision, the ground floor 
community or commercial spaces are affordable and accessible. They are designed to be 
flexible for a range of uses like shops, galleries, cafes, performance space or other kinds of 
community uses. We have ruled out retail chains or supermarkets from an early stage as 
they would not be suitable for Stokes Croft.  

The commercial or community use units will be carefully managed to ensure a mix of 
independent businesses and other organisations that will be appropriate to the area and 
not harm existing businesses.  

Once built, strong management will be essential to ensure that it remains a high quality 
place for residents, businesses and visitors. It is in our commercial interest to create a 
scheme that looks as good in 10 years as it does when it is built.  

We will identify a housing association, management company or similar partner to work 
with us on the development and management of the scheme once a planning consent 
has been secured. 
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Through Route 

• Will it be open? Need public right-of-way. 

• Permeability shown is disingenuous. 

• Permeability – convoluted route. Could be gated later for exclusivity. 

• Disingenuous permeability – this is designed to fail. Will gates get added? New residents 
will complain. 

• Access is arranged so that it can be blocked off. How can we be sure this will not 
happen? 

• The through access is designed so it can be blocked off. How can this be retained? 

Our scheme is for the whole community – not just people who live in it. It is not a gated 
development and it will be open to the public.  

The access route through the Carriageworks will act as a shopping arcade, which could 
accommodate a temporary market and retail stalls. This link will connect Stokes Croft to the 
new public space inside the site, which may host activities such as performances, weekly 
markets and community events. 

A walkway through the residential building at the centre of the site connects to a quieter 
residential green, which can also be reached directly off Ashley Road. This has a play area 
for children, food growing and space to meet and relax.  

We have consulted with the local police about how this will be managed. They strongly 
recommended that good design and management would be needed to avoid anti-social 
behaviour problems and ensure that it makes a really positive contribution to the local 
area.  

Housing 

• SPD10 7.2 Affordable Housing 7.2.1 shows affordable housing as 30% – why has this been 
ignored? 7.2.2 Family Housing having gardens at ground floor level. Where is the 
provision on site for the block backing onto the rear of Hepburn Road? 

• Fear that flats will be bought off-plan or as investment opportunities. 

• Lack of affordable housing. 

• Buy to rent market? Will buyers buy flats and rent at high prices forcing lower paid 
workers out? 

• No provision of social housing – no homes available for rent. 

• Who are these apartments really for? 

• Where is the social rented property? 

• Will homes be sold on the open market? 

• How quickly will be for sale? 

• How many at a time? 

• Any priority for local people? 

• Will they be available under help to buy scheme? 
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• Is it right that family homes are adjacent to a bail hostel? 

• What provision will there be for internal community space? 

• Need to know who will live there – need cohesion with wider community especially St 
Pauls. 

• There is no social housing – shared equity does not count. 

• Too many single flats, too few family homes. 

• SPD10 – local Plan to encourage family and affordable housing. 

• Lack of affordable homes – only 7%. SPD10 says 30%. 

• Poor mix of tenure with no homes for rent. 

• Concerns about buy-to-let opportunities. 

• Lacks any thought about need for social housing and community businesses. 

• Who will live there? If market decides how fit with locality? Social housing – need some. 
No more gated communities. What about access – public right of way? 

We are confident that this application will deliver a scheme that is both commercially 
successful and meets the needs and aspirations of Bristol City Council and the local 
community. Our proposals will create 118 new homes including 8 affordable homes. The 
mix and tenure of affordable homes on the site will be dictated by Bristol City Council’s 
requirements for the local area. 

We take the viability and deliverability of our proposals very seriously. This is an essential part 
of the planning process to ensure that we have a scheme that can and will be built. 

A development appraisal exercise, taking into account the works needed to restore the 
Grade II* Carriageworks building and to provide affordable housing, has been on-going for 
the length of the scheme design process.  

Our viability consultant, Upside London, and cost consultants, EC Harris, have been 
contracted specifically to work on this aspect of the project. Their work ensures that the 
finances of the scheme stack up. 

We have met with Bristol City Council to discuss this viability assessment, and it is being 
independently assessed now that the application is with the City Council for a decision. This 
will ensure that what we are saying has be independently checked and verified. 

Looking at the future management of the affordable housing, we have been clear that we 
would consider Knightstone if they do not have a conflict of interest. Fifth Capital has a 
track record working with a number of major housing associations. 

We have also said publicly that we would be keen to work with the City Council to find 
ways of increasing the amount of affordable housing. For instance, if the Mayor and City 
would like to use the funds they have available to increase the amount of affordable 
housing then we would be happy to work with them on that. 

Design 

• Does it have to be so dense to be viable? 

• Where will building materials be sourced from? Local? Are building materials locally 
sourced? Are the materials sourced locally? 
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• Will the scheme be built in one phase? If it is to be built in two or more phases presume 
that the Carriageworks will be done in Phase 1. (SPECIFICS) 

• What has happened to Future City? 

• Is this not further gentrification of St Pauls? 

• Concern re height of units on Hepburn Road and overlooking roof top gardens. 

• Demolition of Westmoreland House unanimously approved. 

• Concern about shadowing of immediate area. 

• Design is ‘inside’ and ‘out’ – there’s no flow – will lead to a feeling of exclusion 

• Hepburn Road gets a Berlin Wall as a view – very overpowering for St Pauls residents – 
how will this be addressed? 

• Tree – protection of. 

• Flood plain. 

• Conservation area. 

The scheme includes high quality architecture and materials. The full renovation of the 
Carriageworks building is at the heart of these plans. This will see the historic roof reinstated 
and the arches brought back into use.  

Westmoreland House and No.4 Ashley Road are both demolished as part of the proposals. 
The new buildings we plan to create are much lower in height and more in keeping with 
the Tucketts Building and other neighbouring buildings. 

Along Stokes Croft and Ashley Road we will create two new apartment buildings. These will 
be a sensitive, contemporary response to the adjacent Georgian and Victorian buildings. 
They are of roughly the same height and will be built in complementary materials.  

Inside the site we propose a six storey apartment building at the centre and lower scale 
buildings towards Hepburn Road and Brigstocke Road, mainly comprising of townhouses. 
Overall, the proposed development will be noticeably lower than the existing development 
on site and it steps down in height to the south and eastern sides of the site. 

Along the boundary with existing homes on Hepburn Road and Brigstocke Road the 
proposed buildings are no more than three storeys in height so as to keep the impact on 
rear gardens to a minimum. 

This will be a very sustainable scheme – targeting code for Sustainable Homes Level 4 and 
a BREEAM rating of Very Good. That includes passive design, use of local materials, water 
and energy efficiency measures, and renewable energy technologies. 

A cultural consultant will work with the community and Bristol’s cultural sector to develop a 
cultural strategy for the site to deliver both physical designs to the site as well as deliver 
specific projects and initiatives. We now expect this work to start following a planning 
decision 

Parking and access 

• Deliveries to the new businesses: where will they arrive? Traffic at the top of Ashley Road 
is often very heavy. 

• How will businesses do deliveries – very difficult. 
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• Fire service access to the site. Moving into flats – access is very restricted. 

• How do people move in to the flats? Access is very restricted. How is this supposed to 
work? 

• How is fire service going to access the site to ensure safety of residents? 

• How to residents empty their refuse and recycling? How does it work? Any refuse trucks 
would block the disabled parking access. 

• Concern regarding expensive parking provision affecting the project viability and so the 
percentage provision of affordable housing. 

• Disabled parking will be blocked by refuse trucks. 

• On site car club – 10-12 spaces – will parking be adequate. 

• Concerns about car parking. 

• Junction – create an improved general space. 

Bristol City Council advised us to make this a car free scheme. We are therefore proposing 
a car-free and permit free development, with the exception of six disabled parking spaces 
which are provided on site, as well as a dedicated on-site Car Club parking bay. The car 
free scheme will mean keep vehicle movements on and off Ashley Road to a minimum. 

New residents moving into the development will not be eligible to apply for parking permits 
in the St Pauls residents parking scheme. This ensures that there will not be pressure on 
neighbouring streets. 

We have modelled the number of service and delivery vehicles that our proposals will 
generate. Our Transport Assessment forecasts a total of 12 vehicles travelling to and from 
the site each day (7 associated with the residential element and 5 with the retail element). 
These numbers are based on surveys of similar schemes and account for all delivery and 
servicing types (i.e. refuse collection, delivery of goods, food, removals, and so forth).   

To protect the bus route along Stokes Croft there will be no on-street deliveries or servicing 
from that side of the site. Instead, these vehicles use the main site access on Ashley Road 
and the internal courtyard.  

We have carefully modelled the access routes for deliveries, waste and recycling 
collections, and emergency services. Details of these are included in the planning 
application. The scheme also has provision for the bins currently stored along Ashley Road 
to be stored in the site. 

The emergency services are also a statutory consultee; they have seen the plans and do 
not have any concerns about access. 

We are also providing 196 cycle spaces – 178 for the residential units, 12 spaces for visitors 
and 6 spaces for staff and customers of the commercial units. 

Delivery – finances 

• Is the scheme financially viable? 

• How much is being paid for the site? 

We understand that people want a scheme that doesn’t just look good on paper, but will 
actually be built and that looks just as good in 10 years.  
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We are confident that this application will deliver a scheme that is both commercially 
successful and meets the needs and aspirations of Bristol City Council and the local 
community. Fifth Capital has already invested over £600,000 in developing the planning 
application to this stage and is committed to seeing it through. 

Our track record on the project so far speaks to this commitment. In just over 12 months we 
have secured an option on the site. We have put together a professional team and 
delivered a planning application in line with our timetable. Our intention is to secure 
consent and develop out the scheme at the same pace. 

The finances of the scheme itself are commercially confidential. As part of developing our 
proposals we are sharing our financial assessment of the scheme and site with Bristol City 
Council, who we expect will be undertaking an independent assessment of our analysis. 

Delivery – jobs 

• Given the number of jobs that have gone out of the local area, will there be a 
commitment to local employment? 

• Will any consideration be given to employing local people in the development? 

• Given that all jobs (and profits) so far are destined for London please can the architect 
and developer assure us that jobs and training opportunities and senior posts will be 
available to local people. 

• Local jobs – employment opportunity. Apprenticeships for project for after build. 

We recognise that this project is an opportunity to create new jobs for Bristol, whether these 
are in construction or the completed scheme, and to invest in developing local skills 
through training.  During consultation the dockside developments were held up as an 
example of where this had worked well. 

Delivery – relationship with Comer 

• The relationship between Fifth Capital and the owners is murky. 

• Can the current owner still scupper your plans and, if so, what is their disincentive? How 
much would it cost them to prevent it and keep the site undeveloped again? 

• Can you set out in plain English what the on-going relationship is with / between Fifth 
Capital and Comer? 

Fifth Capital London has bought an option to buy and build out the site from Comer 
Homes.  

This gives us a controlling land interest, an ability to access the site, prepare a planning 
application and, if successful, exercise the option and develop our scheme. The option 
agreement has been made available to Bristol City Council.  

We are new to the site, and this is an opportunity for a fresh start. We are committed to 
seeing this project through.  
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Delivery – involvement of the community 

• What community involvement will be there be from now on? 

We are committed to an ongoing conversation with the local community about the site 
and to continuing to meet with the Carriageworks Action Group.  

Fifth Capital has also said that, at the appropriate time, we would be happy to involve 
CAG and other interested parties in discussions with a management company or housing 
association about how the site will be run and looked after in the future.  

We expect to get a planning decision in the Spring and after that we will be commissioning 
detailed work on a public art and cultural strategy for the site. This would involve working 
closely with local people and groups.  

For this stage of the project we commissioned Futurecity to draw up a strategy for the site, 
which can be found as part of the planning application. This includes some details of how 
we plan to consult on that element of the project. 

If you have any queries please do contact the project team at 
carriageworks@fourcommunications.com. 

Delivery – long term management 

• Do Fifth Capital intend to retain the development or sell it on? If it is sold on, how will 
commitment on management be honoured? 

• What guarantees that whey they say now will go forward? 

At this stage it is too early to say what the exact long-term management arrangements will 
be. However, we know that, given the past history of the site, strong management will be 
essential to ensure that it remains a high quality place for businesses, residents and visitors. It 
is in Fifth Capital’s interests to do this as it will maximise the value of the scheme. 

And finally… 

• What are the water run-off plans? 

• Given that the value of these buildings have given their owners assets on their balance 
sheets, isn’t it time for the local community to benefit? 

• Why should we accept profit making outsiders over the popular model developed by 
CAG and Knightstone, designed to meet local need? 

• Not by commercial non-local. 

• Anything to stop foreign investors bulk buying? 

• How can we trust a company whose representative so blatantly disrespects the Chair of 
this community meeting? (refers to architects refusal to keep to agreed time). 

• As the Chair of a Social Housing group why should I support this (at present I am urging 
Councillors to reject) as: 

o No social housing – shared equity is NOT social 

o Car parking is naive 

o Money not clear 
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o Relationship Fifth Capital and (Comer) 

o No community element 

• Why are there no detailed plans on display tonight? 

• Comparison with the Knightstone scheme is unfair. Their proposals were really very early 
stage ideas. This should be made clear. 

• How to you feel about riding on the back of years of community work and wrecking it? 
• This is a real tooth and claw private development that offers little or nothing to the local 

community. It offers nothing in terms of self-determination. It is a luxury development 
visited upon a vibrant community that will change its nature irrevocably – all in pursuit of 
profit. How do you sleep at nights? 

• There is no element of community ownership in this development. 
• This is a purely commercial development. It is not clear how this benefits the local 

community. 

We know that there are a lot of different views about the Carriageworks site and Fifth 
Capital’s planning proposals. After decades of neglect we believe that these are a good 
set of plans that carefully balance Bristol City Council’s planning rules, the Carriageworks 
Community Vision and what is commercially possible. We hope that people will support the 
proposals and that we will be able to start on site later this year.  

In the meantime we are happy to answer individual questions or provide further 
information. Please get in touch with us at carriageworks@fourcommunications.com.  

 

 


