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The Carriageworks and Westmoreland 

House site offers a unique opportunity to 

deliver a high quality mixed use 

development which will transform the 

site and its immediate surroundings, 

gu i ded by the Carr i agew orks 

Community Vision.  The design and mix 

of uses proposed seeks to engender the 

vision for the site.  This document has 

been produced to provide additional 

information on the use of the ground 

floor non-residential space including the 

public space accessed off Stokes Croft 

and Ashley Road.  The Management 

Delivery Plan sets out the measures 

which will be put in place to ensure that the space is properly managed and maintained and provides useable space to maximise 

the mix of active ground floor uses.  It is envisaged that the Management Delivery Plan will be an obligation within the associated 

Section 106 agreement with any planning permission granted for the development.    
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1.0  INTRODUCTION 
 

 

 

 

 

When I and my team first looked at the Carriageworks opportunity we had mixed feelings.  Excitement about the opportunity; a belief 

that we could make things better for residents, the area and environment; and a feeling that we could work in partnership with the local 

community and Council, to transform this site and its immediate surroundings. 

In order to tackle the issues we recognised 

that we needed to fully embrace and take 

account of the  Carriageworks Community 

Vision (December 2011).  This vision was 

developed by residents, businesses and 

organisations in Stokes Croft, and the 

surrounding communities, supported by the 

Council and which expresses the ambitions 

of the local neighbourhood for the Site.  The 

overall vision states that: 

‘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 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.’ 

Existing Internal Space 
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The Carriageworks Community Vision contains the following guiding themes and principles: 

 

Community Uses 
Develop the Site for a broad range of uses that are accessible to the community with flexible and 

accessible spaces accommodating a range of activities. 

Through Route 
Create new open and inclusive spaces on the Site, which could be achieved by a new pedestrian 

route through the Site.  Using public spaces to host activities such as markets. 

Active uses on the Ground  Floor 
Active uses (e.g. shops, small businesses, market, cafes, arts, workshops etc.) on the Stokes Croft 

frontage and inside the Site in flexible and affordable units. 

Upper Floors Residential development on the upper floors to boost viability with a mix of sizes and tenures. 

Car Parking A ‘just adequate’ amount of car parking should be provided. 

Design 
High quality with good environmental standards.  Restoring the Carriageworks to its former glory but 

other existing buildings may or may not be retained. 

Delivery It is accepted that there will need to be some level of flexibility in the choice of developer. 
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Whilst we have worked hard to engender this vision within our design and mix of uses, we are fully cognisant of the fact that many 

members of the community are not convinced that there is a vision, let alone that the  vision is capable of being achieved, particularly in 

terms of the likely uses that will be encouraged to occupy the non-residential ground floorspace.  There are a number of reasons for this, 

and many of them are connected to the configuration of ground floor space, especially in terms of the ‘through route’, how the external 

spaces created will be activated and whether the commercial units are flexible enough for the intended operators. 

This document is part of an iterative process to seek to agree a Management Delivery Plan (MDP) for the ground floor non-residential 

uses, incorporating the public space accessed off Stokes Croft and Ashley Road.  It is intended that, on grant of consent, subject to a 

S106 Agreement at Planning Committee, that a MDP will be an obligation within it. 

We are committed to making a difference on this site.  We appreciate that this should be achieved through understanding what the 

community wants.  There is a variety of voices in the ‘community’ and thus we have taken the adopted Community Vision Document as 

the starting point.  At the committee meeting in June this year, we were given direction on what members considered would improve 

and enhance the scheme.  We are addressing all the points contained within the minutes of this meeting, but this DMP deals specifically 

with the request to provide: 

‘Additional information on the use of the ground floor units including revisions to relevant planning conditions, in 

particular Condition 27’ 

Marc Pennick 

Fifth Capital 
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2.0  TACKLING DECADES OF BLIGHT 

 

 

 

There is a history of neglect on the Site and we are keen to halt this now.  There are different ways of achieving this, and much of the 

impetus is design-led.  This design-led focus has created spaces that need to be right for regeneration and delivering appropriate spaces 

for independent businesses, community uses and performance space, for example.  

When the planning application 

was submitted at the end of 

2014, it proposed 118 residential 

units.  The 721 sqm (GEA) of non–

residential accommodation was 

anticipated to be broad and 

the objective was to provide as 

much flexibility as possible, 

which is why a wide range of 

Planning Use Classes were 

applied:  A1 (retail); A2 (banks 

and building societies); A3 (food 

and drink); A4 (pubs and bars); 

D1 (places of worship, clinics, 

health centres, training facilities); 

D2 (cinemas, music venues, 

sports and leisure uses) and B1 

(offices and light industrial uses). 

 

Sketch of Proposed Ground Floor uses. 
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This step change in seeking to vastly improve the overall conditions for encouraging activity are encapsulated in the following 

amendments: 

 

 Removal of gates on Stokes Croft and Ashley Road and the creation of a new pedestrian route linking the roads; 

 Reduction in residential units (118 to 112) and an increase in non-residential floorspace (659 sqm GIA to 1,010 sqm GIA); 

 Public space increased from 745 sqm to 1,050 sqm; and 

 The majority of space now surrounding the public square and the pedestrian link through to Ashley Road is non-

residential. 

 

We have sought hard to make the active ground floor space more usable, provide more of it, and are putting substantial thought into 

how we create the right environment to encourage people to use it (both occupiers and users). 

Since the committee, the ground floor plans and permeability of the Site have changed substantially to facilitate and encourage a 

through flow of people within it, with an increase in the quantum both of the public open space and the non-residential floorspace.  
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Proposed Ground Floor Plan 
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There are a number of key principles which need to form part of a MDP, which will ensure appropriate use, management and control. 

These principles are: 

 

 Commit to continuing improvement, investment and consultation through providing high quality homes, and flexible non-

residential accommodation that will be activated by having a variety of uses.  In addition, the creation of a permeable 

through route (facilitating a vibrant culture), in addition to the types of uses and different times of activities, should 

provide a self-policing regime, supplemented by active management by the final appointed Management Company. 

 Collaborate:  to work closely with the local community and the Council, in the spirit of the Community Vision. 

 Create a unique environment:  Stokes Croft has made a name for itself in terms of a distinct freedom of spirit, and its street 

art chronicles the socio-economics of the area, voices local projects or protests and celebrates artistic expression.  Its 

offer is around independent cafes, bars and restaurants, creative hubs, music venues and social enterprises (such as the 

Canteen at Hamilton House).  It also has a thriving green economy:  the development  will succeed if it can capture this 

spirit.  The purpose of the MDP is not only to provide more accommodation for the spirit to continue to develop and 

evolve, but also to ensure there are controls in place to not denude it.  

 Be cohesive in approach:  this cohesive approach is based on the principles of connecting communities, maximising the 

opportunities for refurbishment (the Carriageworks project), and maximising active ground floor uses, whilst also providing 

much needed homes. 

 Commit to continuing improvement and investment through consultation with the community and stakeholders, as 

appropriate. 
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To get the right mix of uses and to work with an appointed Management Company to deliver the MDP, we need to get feedback from 

the community about the spaces and how they are used. 

Our planning application submission sought 

to create space that could be utilised by the 

following, but by no means, exhaustive list of 

potential occupiers: 

 

Independent businesses 

Sole traders 

Community facilities 

Art space 

Cafes 

Craft workshops 

Performance space 

Meeting space 

Library 

IT resource centre 

Health centre 

Therapy centre 

Nursery 

Indoor market 

Godwin display space 

3.0  COLLABORATION TO ACHIEVE REGENERATION 

Proposed Market Square 
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Following recent discussions with the Carriageworks Action Group (CAG), the following considerations have been put forward to take into 

account:  

Topic Commentary Response 

Design    

Ideally want sight lines to the market 

(public open space) from the top of 

Picton Street. 

An opening to the site opposite Picton Street has been 

incorporated.  This will provide sight lines to the site, 

(especially into the Carriageworks Public Space where 

markets will be held) from the top of Picton Street.  The front 

elevation of the Ashley Road block has been set back and 

angled to enhance this view, as well as to expose the 108 

Stokes Croft.  

Views through Carriageworks should be 

of the ‘market’ rather than the 

playground. 

View through the Carriageworks will be of the 

Carriageworks Public Space which will be used for a range 

of activities, controlled via the MDP.  The playground will be 

located in the south east corner of the space and will not 

be visible from Stokes Croft or through the Carriageworks 

building.  

All of Westmoreland House and 

Carriageworks (ground and upper 

floors) as non-residential. 

Additional non-residential space has been provided on the 

ground floor of the Ashley Road Block A1 and within Block 

A2 fronting onto the Carriageworks Public Space, which will 

ensure active uses around the public square.  

Public facing ‘sales areas’ on ground 

floor and studios / office on upper 

floors; to provide an industrial feel. 

All of the non-residential space is at ground floor level and 

will include active frontages which will be ‘public facing’.  

Units to have a sound insulation to 89db 

for workshop use. 

The MDP will clearly identify the level to which non-

residential units should be fitted out to ensure that noise 

break through or conflict with the residential units is 

minimised.  It is envisaged that a proportion of the non-

residential space may be sound proofed to 89db to enable 

the space to be occupied by workshops.  
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Topic Commentary Response 

Design  Provision for ventilation must be well 

planned. 

The ventilation proposal for the non-residential / retail areas 

is based on a linear strip of louvres on the façade.  This will 

be designed into the window frame system in-keeping with 

the proposed aesthetic industrial character.  The free area 

of the louvres shall be determined based on the type of use 

for the space, expected number of occupants and size of 

the unit.  

When the tenant fits out the unit they will be able to locate 

an Air Handling Unit within the ceiling void to connect onto 

the louvre and provide air to and from the space.  

If any non-residential units are allocated as A3, kitchen 

exhaust ductwork shall be provided to serve the unit.  This 

shall be routed to a termination at roof level.  A proposed 

location for the extract ducts is within the residential core 

within the Carriageworks.  The kitchen ventilation system 

shall be designed in accordance with Defra guidance on 

the control of odour and noise from commercial kitchen 

exhaust systems and meet with the following criteria:  

 40 Air Changes Per Hour for the kitchen area;  

 Dedicated make-up air system to 85% of extract flow 

rate;  

 Low Pressure Class ‘A’ ductwork constructed in 

accordance with HVCA specification DW144;  

 Access panels to grease tight ductwork shall be 

installed at 3m centres; and  

 The discharge stack shall discharge extracted air 1m 

above the roof ridge of buildings within 20m of the 

building housing the commercial kitchen.  
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Topic Commentary Response 

Design  

Ground floor to have retail mix which is 

active and interesting to look at. 

The non-residential space has been designed to be flexible 

and adaptable for a range of uses.  The exact mix of unit 

sizes will be determined via the MDP, although the units 

have been designed with full height glazing to provide 

active frontages to both the street fronting units and the 

units within the public space.  

Ground floor residential units by the 

playground could potentially conflict 

with the  ‘market area’. 

The Children’s Play Space has been positioned to have 

natural surveillance and reduce the potential for conflict 

with the market area.  The Children’s Play Space is located 

in the south east corner of the Carriageworks Public Space 

and is bound by ground floor residential units, albeit it 

separated from the play space with hedges and 

landscaping to prevent overlooking. 

Market traders will need toilets, sinks 

and stores. 

Consideration has been given to the requirements of 

market trader’s for toilets, washing facilities, lighting, 

electrical hook-ups and storage, as well as vehicular 

access.  This is discussed in more detail later in this 

document and indicative locations for such facilities shown 

on a plan.  

Proactive and persuasive management 

to ‘move on’ homeless people. 
The site will be managed.  

Managing the through route    
Skateboarders and other similar users 

could cause damage to surfaces. 

Signs will also be erected and there will be pro-active 

management to prevent anti-social behaviour. 
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Topic Commentary Response 

Types of space      

Toilets could be shared between units 

rather than installing their own. 

An outside tap will be provided within the public space for 

market traders.  An accessible toilet could be provided for 

communal use as part of the non-residential area, sized 

2,300mm x 2,585mm.  

Need 3 phase power supply to each 

unit (required by craft machinery). 

As there will be a new substation on the development site it 

will be possible provide 3 phase supplies to the commercial 

units if required.  

Typical unit sizes provided in other 

exemplar developments (such as the 

Ethical Property Company) range from 

14 – 45 sqm. 

The non-residential space has been designed to be flexible 

and adaptable for a range of uses and to meet specific 

user requirements.  It is envisaged that the minimum unit size 

will be 38 sqm and the maximum unit size will be 106 sqm.  It 

is expected that the management company will provide a 

range of uses although there will be a requirement to seek a 

target mix as set out in this document.  

Management   

Refuse and deliveries need to be 

controlled for both the residential and 

commercial uses.  Suggestion of one 

waste provider with service charge 

covering the cost. 

Additional bin stores have been provided for both the 

residential and non-residential users of the site.  The 

collection regime will be determined by the requirements of 

the City Council.  

Site Manager to be on site located with 

good visibility  and line of sight to as 

much of the managed space as 

possible. 

It is envisaged that that site manager would be located at 

a prominent position within the site with good access and 

visibility of the Carriageworks Public Space.   
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Topic Commentary Response 

Market     

Optimum number of stalls is 48.  24 as a 

minimum number. 

Indicative space planning shows that it would be possible to 

accommodate approximately 25 market stalls (sized 

2,400mm x 2,400mm) within the Carriageworks Public 

Power supply would be required to be 

supplied to all market stalls. 

Consideration has been given to electrical plug-in points, as 

well as other essential services for market traders, which are 

discussed in more detail later in this document.   

Market traders will typically require 

access from 7 am, although it is 

recognised that there are competing 

demands with residents. 

Consideration has also been given to the access required 

by market traders and indicative tracking drawings have 

been produced.  It is also likely that some traders could 

require their vehicles (market vans) to be parked in the 

square whilst they trade, which has also been taken into 
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CAG have provided a number of examples of where they consider best practice is in evidence in relation to management of spaces. 

One such example, is Brighton Open Market which is owned and run by the Brighton Open Market Community Interest Company (CIC) for 

local benefit. 

The CIC was set up to carry out activities which benefit the community of the London Road.  Its main activity is to manage the Open 

Market site.  This provides market stalls for local independent traders as well as exhibition space for arts and crafts, street performance and 

entertainment.  Through the market, the CIC aims to promote local regeneration and community cohesion; promote the supply and 

consumption of local produce and fresh, healthy food and relieve local unemployment.  Brighton Open Market is managed by the Ethical 

Property Company on behalf of CIC.  Ethical Property provide office space and meeting space to charities and voluntary groups, retail 

space that supports small businesses and workshops for creative industries.  Space is managed to minimise energy use, waste, car travel 

and the use of harmful materials.  It offers tenants modern, affordable and flexible space. 

There are examples of well managed public spaces throughout the country, and also examples of social and ethically focused 

management companies.  We will be seeking the right Management Company for this development to ensure that it promotes the 

principles set out above, particularly in terms of creating a unique environment that will assist in the regeneration and repair of the built 

and social fabric in the area.  The Management Company should be collaborative in its work, and ensure a flexible range of spaces. 

It is too early for firm plans to be formed about how each of the spaces will be used, and how and who will manage the activity on the 

public space.  However, it is clear, what needs to be a part of this MDP prior to the overall development being occupied. 

In this respect, the next section deals primarily with ensuring that the spirt of the Community Vision and subsequent discussions, can be 

captured effectively through the planning process.  It is anticipated that this will largely be controlled through the requirement to produce 

a MDP as part of a S106 Agreement.  The list of requirements for the MDP will be set out in the S106 Agreement, and will be required to be 

agreed with the Council (and or a collaborative board with identified community liaison leaders) prior to the first occupation of the 

residential or non-residential units. 
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As set out earlier, the requirement for a MDP will be an obligation within the associated S106 with any planning permission granted for the 

development. 

The spirit and the intention of the MDP will be required to demonstrate that it incorporates the key principles for the non residential 

floorspace and public space.  The key focus will be on creating a unique location, which complements the independent and vibrant 

nature of Stokes Croft. 

It is expected that the named Management Company will provide a range of uses, although there will be a requirement to seek to target 

uses as discussed further in this section. 

 

4.0  MANAGEMENT DELIVERY PLAN (MDP) 

Proposed Section of Carriageworks Building 
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Proposed through route from Ashley Road 
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The MDP will be required to respond to the following: 

 

1. Target independent retailers 

 

Stokes Croft is an ideal location for independent brands, particularly in terms of retail (A1) and restaurant / pub, bar space (A3, A4).  The 

target will be for 75% of the gross retail (A1, A3, A4) floorspace to be independent. 

The MDP will have to provide evidence of their marketing strategy for obtaining these types of users, alongside incorporating flexible 

leasing arrangements, in addition to offering innovative rental structures, such as base and turnover arrangements and to participate in 

partnership tenants. 

It should be noted that none of the non-residential uses will be able to avail of any existing or future Permitted Development Rights (that is 

the opportunity to change from a commercial retail/restaurant use to an alternative use without requiring planning permission).  It is 

expected that this will form a condition with the planning consent. 
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2. Proportion of space to be targeted for retail (A1, A2, A3, A4), business (B1) and 

community type uses (D1, D2) 

 

It is envisaged that the following mix of uses will be targeted, albeit this will depend on demand from potential occupiers.  Unit sizes will 

range from 38 sqm to 106 sqm.   There will be scope for further subdivision, subject to individual requirements. 

 

 

Retail
20%

Food & Drink
25%

Studios/ 
Workshops

30%

Community/ 
Business/ 
Education

25%
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3. Business and community space 

 

A proportion of the non-residential ground floor space has been specifically designed to attract community and education users.  It is 

envisaged that two ground floor units fronting onto Ashley Road in Block A1 would be suited to community and education uses, and this 

space could be combined to create one large unit if required.  There would be two additional units for community and education use in 

Block D.  The total area proposed is 198 sqm.   

Part of the space has also been designed as studios to attract local craftspeople, including artists and other specialist users.  It is 

envisaged that the studios are positioned on the ground floor of Block A1 and Block A2, fronting onto the new pedestrian walkway into 

the Carriageworks Public Space from Ashley Road.  The studio spaces range from 44 sqm to 83 sqm, and provide flexible space for a 

range of activities and have active frontages to enliven the public space.  There are also opportunities to combine or sub-divide the 

studios based on specific user requirements.  The total proposed area is 242 sqm.  Pop-up spaces will also be encouraged 

The MDP would set out ways in which the studios and community and education space would be affordable to local users, in addition to 

start-up businesses, and provide further information on rental levels, service charges and length of tenancy.  
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4. Market space 

 

The Carriageworks Public Space has been designed to be used for a range of activities and events, but has been specifically designed for 

use as occasional markets.  Markets will add value to the economic, social and cultural fabric of the site, as well as providing a valuable 

resource for the wider Stokes Croft area, contributing to local choice and diversity.   

It is recognised that a successful market is more than just the stalls and will be dependent on a number of factors such as access, amenity, 

urban design, public spaces and ambience, as well as the need to complement the existing retail mix of the area, and new uses within 

the scheme.  There is no single definition of a market and in practice markets take a number of forms.   
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It is envisaged that the market space could be used for a variety of market types including farmers markets, speciality markets, craft 

markets, as well as everyday general markets selling household goods, clothing and accessories, fruit and vegetables and other food 

produce.  Overall, the aim is to create a sustainable urban market.  It is envisaged that the management company will regulate the 

market and provide an appropriate management regime by undertaking the following, which will be set out in more detail in the MDP, 

and will be updated and reviewed on a regular basis: 

 

 Work with the National Association of British Market Authorities and Bristol City Council to follow best practice; 

 Typical pitch size will be approximately 5.8 sqm; 

 Provide a transparent pricing schedule for pitch fees, which will vary depending on the day of the week and location of 

the pitch; 

 Provide adequate storage space, as well as electrical hook-ups and washing facilities for traders; 

 Promote sustainability; 

 Coordinate marketing activities; 

 Inform residents of the scheme in advance of late night opening hours and special events; 

 Set up a maintenance regime to ensure that the market space is tidy and cleared away properly when not in use; 

 Support small business operators from a local radius; 

 Provide incentives to encourage new business start-ups from a local radius; 

 Ensure quality control in place for traders and their products; and 

 Facilitate communication with the Local Authority and other regulatory bodies to assist with legal and regulatory matters.   
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Occasional vehicular 

access route 

Potential parking 

areas for market vans 

Electricity points 

Potential area for 

market storage and 

WC 

Location of Amenities for Market 
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5. Management of the units and public square 

 

The MDP will set out the hours of operation of the Public Square for different activities, and for this and all the residential and non-

residential units, will provide an Operations Plan, incorporating: 

 

 Details of how the Management Company will be established will be provided; 

 Details of servicing, refuse and recycling strategy; 

 Method of cleaning the public square every evening (and also the requirement to show where bins will be positioned); 

 Methods for dealing with any perceived public nuisance, including vandalism, sleeping rough, noise and public 

disturbance; 

 Management Plan for events and a booking system to be in place; and 

 A Management Liaison Group to be established (this could include representatives from Stoke Croft trades, Residents’ 

Groups, for example). 

  

6. Fit out of non-residential units 

 

The MDP should clearly identify the level to which non-residential units should be fitted out, to ensure that there is no noise break through, 

or conflict with, residential units.  This could include reference to noise insulation, for example. 
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7. Resident communication  

 

It will be a requirement that all residents moving into the development will receive a ‘welcome pack’ which will clearly state the type of 

activities that are likely to take place within the public square.  This will mean that there will be much less potential for conflict in terms of 

the types of activity and the hours of operation.  It is anticipated that there could also be a Management Website, notice boards placed 

throughout the development site and monthly or quarterly newsletters to advise all occupants of future events (and asking for input into 

future events).  It is also anticipated that the Management Company will facilitate a Residents’ Group. 

 

8. Liaison with the Council 

 

It will be expected that a representative from the Management Company and a Liaison Officer at the Council will review the MDP on a 

yearly basis to ensure that all targets and obligations are being met.  Any significant changes to the MDP as set out in the Planning 

Obligations would require an agreement with the Council via a Deed of Variation. 
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