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The purpose of this document

This Design and Access Statement Addendum accompanies the full
planning application (14/05930/F) and listed building consent
application (14/05982/LA) for the redevelopment of the Westmoreland
House and Carriageworks site. Both applications were submitted at
the end of November 2014 and were validated on 2nd December
2014.
The applications were heard at the Bristol Planning Committee on 8th
April 2015. Following lengthy discussions, the committee deferred
their decision and asked the professional team to review certain
aspects of the scheme before a decision would be made.

1.2

The following points summarise the main issues that were discussed
during the planning committee, and set out in the minutes.

Other issues:
•

Design issues:
•
•
•
•
•
•

Following the submission of the applications and the planning
committee, the scheme has evolved in response to post-submission
engagement with key project stakeholders including Bristol City
Council, the Carriageworks Action Group and local residents.

Planning Committee A - 8th April 2015

The quantity and position of visitors cycle parking
Relationship with 108 Stokes Croft
The scale of development on Ashley Road, the lack of set back
and the width of the pavement
Additional information on the proposed gates, including
consideration of their removal from the scheme
Engagement with community groups including the Carriageworks
Action Group.

•

•
•

Contributions towards the improvement of the Ashley Road/A38
Junction
On site renewable technologies (5%) – explore the possibility of
using other technologies
Additional information on the use of the ground floor units
including revisions to relevant planning conditions, in particular
Condition 27
Consideration to a reduction on timescale for implementation of
any permission including a revised condition 1
Affordable Housing – consider if the mix within the 8 units can be
changed

Introduction

1.1

This document records the design evolution describing the
amendments that have been made to the scheme since submission.
Chapter 1 introduces the report and summarises the main issues
which arose from the Bristol Planning Committee.
Chapter 2 outlines the consultation that has taken place with all
interested parties. A summary of the post-submission consultation is
included.
Chapter 3 provides information on the design revisions being put
forward in response to comments received from consultees.
Chapter 4 provides a detailed overview of the updated revisions to the
proposals.

Summary of revised scheme:
Total units:
Total residential area:
Total non-residential area:
Size of public space:
Number of parking spaces:
Number of bicycle spaces:

112 (decrease of 4)
6,814 sqm NIA (decrease of 758 sqm)
1,010 sqm GIA (increase of 351 sqm)
1,050 sqm (increase of 305 sqm)
6
216 (increase of 20)

Residential mix
6 x studio units (5%)
65 x 1 bed units (58%)
20 x 2 bed units (18%)
18 x 3 bed units (16%)
3 x 4 bed units (3%)
Extracts from the Committee Agenda
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Consultation process
A list of the post-committee consultation activities are as follows:

From the outset, Fifth Capital London and the design team have been
committed to working with the local community to develop proposals
for the site. Since the planning committee, a strong effort has been
made to consult with key stakeholders and community members,
including residents groups from neighbouring properties, and the
Carriageworks Action Group. This consultation has resulted in the
design team taking on board a number of amendments to the
scheme, the details of which can be found over the following pages.

April 21st May 21st -

May 27th -

A summary of the consultation activities can be found below in the
consultation timeline diagram. The events and meetings before the
planning submission are highlighted in blue, while further engagement
activities since the submission are highlighted in pink.

June 11th -

Pre
Application
Meeting 1

Pre
Application
Meeting 2

Bristol City
Council

Bristol City
Council and
English
Heritage

Public
Exhibition
2

Bristol City
Council

Planning
Committee

Stakeholder
Meeting:

Community
Meeting:

Stakeholder
Meeting:

Bristol City
Council

BCC and
Carriageworks
Action Group
Liason Group

Community
Members and
Carriageworks
Action Group

BCC and
Carriageworks
Action Group

AUGUST

JULY

JUNE

MAY

APRIL

NOVEMBER

OCTOBER

SEPTEMBER

AUGUST

JULY

JUNE

MAY

APRIL

MARCH

FEBRUARY

Pre
Application
Meeting 3

2014

Presentation
to Bristol
Urban
Design
Forum

Stakeholder
Meeting:

Stakeholder
Meeting:

Stakeholder
Meeting:

Stakeholder
Meeting:

Stakeholder
Meeting:

Stakeholder
Meeting:

Stakeholder
Meeting:

Stakeholder
Meeting:

Stakeholder
Meetings:

Stakeholder
Meetings:

Rob Telford,
Ward Councillor

Carriageworks
Action Group
Liaison Group

Love Bristol

St Paul’s
Unlimited

Bristol Civic
Society and
Kingsdown
Conservation
Group

Bristol Civic
Society and
Kingsdown
Conservation
Group

Stephen
Williams MP

Carriageworks
Action Group
Liaison Group

Dominic
Taylor and
Hepburn
Road
resident

Carriageworks
Action Group
and Hepburn
Road
residents

Consultation timeline
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Meeting with Peter Westbury, the Case Officer at
Bristol City Council, and the Carriageworks Action
Group Liaison Group
August 20th - Meeting with Hepburn Road residents, and meeting
and detailed discussion with the Carriageworks
Action Group Liaison Group regarding the draft
Delivery Management Plan

Meeting with the Carriageworks Action Group Liaison
Group
Meeting with owner of 108 Stokes Croft, Dominc
Taylor, and Hepburn Road resident, Janine
McCretton
Meeting with Peter Westbury, the Case Officer at
Bristol City Council, and the Carriageworks Action
Group Liaison Group
Presentation at the Community Meeting hosted by
the Carriageworks Action Group

2014

Public
Exhibition
1

July 24th -

PLANNING SUBMISSION

2.1

Summary of comments and response from
consultation with the Carriageworks Action Group

Comment

Response

Publicly permissible route through the site

Publicly permissible route through the site

One of the points in the Carriageworks Community
Vision was to provide a pedestrian through route,
which connected public spaces and opened up the
site to increase inclusiveness and permeability. CAG
and members of the community felt that the scheme
submitted at the planning committee did not satisfy
this criteria, and that the proposed route was a token
gesture due to the fact is was accessed from one side
of the site via a semi-private garden area.

We have inserted a new public pedestrian route at
ground floor level between 108 Stokes Croft and the
apartment block fronting Ashley Road, which directly
links Ashley Road with Stokes Croft via an enlarged
public open space. The upper floors of the Ashley
Road block have been removed to open up the
entrance into the site, and the route has been lined
with non-residential floorspace to facilitate and
encourage a regular through flow of people.

Gated development

Gated development

The inclusion of gates at the entrances to the site on
the committee scheme showed that the development
could easily become a ‘gated community’, which is
not in line with the Community Vision. There have
been no guarantees that walking and cycling routes
through the site will remain open and inclusive to
members of the public throughout the day and night.

The gates on the committee scheme had been
proposed following advice given by the Secure by
Design Officer. However following discussions with
CAG and advice from members at the planning
committee, these gates have now been removed from
the scheme, increasing the permeability of the site
and ensuring that the public spaces will be open and
accessible to everyone during all hours.

Ashley Road building scale and set-back

Ashley Road building scale and set-back

At the planning committee there were concerns
regarding the proposed Ashley Road apartment
building. There were objections to the fact that the
scale of the block felt dominating and overpowering in
relation to the surrounding streetscape, particularly
the flank elevation when viewed from street level next
to the Salvation Army. CAG members also felt that the
building was not sufficiently set back from the road,
and did not provide sight lines into the site.

We have reviewed the design of the Ashley Road
building to address the comments raised, and to
improve the views from street level. The block has
now significantly reduced in height by removing one
storey and dropping the parapet heights. In addition,
we have improved the elevational treatment by
inserting a horizontal stone band to complement 108
Stokes Croft, and by inserting windows on the northeast elevation to break up the brick facade. The
building has also been set back and angled to expose
the side of 108 Stokes Croft.

Consultation

2.2
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Comment
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Response

Management of the site

Management of the site

CAG believe that long term management is a fundamental issue. There have been continued
concerns regarding the management of the site, and particularly a lack of clarity on how the
communal and non-residential spaces will work. CAG and Bristol City Council have asked for
details of how the spaces will be run and serviced in the form of a document outlining the
management plan.

Fifth Capital London has produced a Delivery
Management Plan, which provides additional
information on the use of the ground floor nonresidential spaces. The report sets out the measures
which will be put in place to ensure that the spaces
are properly managed and maintained. It is envisaged
that the document will be an obligation within the
associated Section 106 agreement with any planning
permission granted for the development.

Increasing the proportion of non-residential uses
within the site

Increasing the proportion of non-residential uses
within the site

There was a call for the scheme to be a genuine
mixed use development – as set out in the
Community Vision, SPD 10 and the Bristol Central
Area Action Plan. CAG felt that the proposed scheme
at the planning committee did not include the broad
range of uses sought by the Community Vision, and
stated that the area of Stokes Croft requires multiple
small units for independent businesses and start-ups.

To encourage activity and interest within the site we
have significantly increased the area of nonresidential floorspace at ground floor from 721 sqm to
1,106 sqm. The increased quantum will provide
greater employment opportunities. The small units
(minimum size = 38sqm, maximum size = 106sqm)
will line the public route and public space, providing
active frontages and assisting the natural surveillance
of the site. This will greatly benefit the community, by
creating a vibrant public heart to the scheme.

Market and other temporary uses of
Carriageworks Public Space

Market and other temporary uses of
Carriageworks Public Space

CAG want to ensure that the public space can
accommodate a range of activities and events,
including a market which requires suitable access,
parking, power supply, storage and toilet facilities.
They believe that for the public space to be
successful, it it crucial that it is well managed. One
example provided by CAG of best practice in relation
to the management of spaces is the Brighton Open
Market, run by the Ethical Property Company.

The Carriageworks Public Space has been designed
to be flexible and adaptable, so that a number of
different uses can occur within the space, providing a
valuable resource for the community. Amendments to
the design means that the space can be used as a
market, including occasional vehicular access for
market traders, potential parking areas for market
vans, potential for at least 25 market stalls, electricity
points and potential area for market storage.

DEVELOPING A STRATEGY
FOR DELIVERING
ACTIVE, VITAL AND VIABLE MIXED USES
AT WESTMORELAND HOUSE
AND THE CARRIAGEWORKS

PRODUCED BY FIFTH CAPITAL LONDON LTD
AUGUST 2015

Response

Cycle parking provision for visitors and the
general public

Cycle parking provision for visitors and the
general public

Another issue at the planning committee was
regarding the quantity and position of visitor’s cycle
parking. It was stated that 12 spaces was inadequate
for Stokes Croft and the surrounding area, which are
high impact areas for cycling provision, and located
along a busy cycle route in and out of Bristol city
centre. It was felt that a greater number of cycle
stands could be achieved at low cost.

Although the Bristol City Council cycle parking
standards only require one visitor cycle parking space
to be provided for every 10 residential units, we have
significantly increased the quantum of visitor cycle
parking from 12 spaces to 35 spaces. Using Sheffield
Cycle Stands (or similar design), the visitor spaces
will all be located within the Carriageworks Public
Space, to ensure that they are accessible to members
of the public who use the space.

Carriageworks building uses

Carriageworks building uses

CAG put forward the idea of using all floors of the
Carriageworks building as a commercial hub for the
arts, including a space for a small museum / homage
to Godwin to celebrate its history with workshops,
teaching spaces, etc.

Fifth Capital London feels this idea for the
Carriageworks could work as a community benefit,
but would have a detrimental impact on the viability
which would reduce the amount of affordable housing
provision. The quantum of affordable housing is an
important issue for many people within the
community. As such, we have proposed a balanced
approach, which includes an increase in the nonresidential area and increase of number of affordable
housing units.

Bringing on board a Housing Association

Bringing on board a Housing Association

CAG seeks to maximise the provision of affordable housing, and while they understand that it
may not be viable to propose more affordable units, they believe that bringing in a housing
association would be extremely beneficial, and could give community members reassurance
about the long term management issues.

Fifth Capital London has been in negotiations with a selection of well-respected Registered
Social Landlords. The Landlord would take on the management of the affordable units on site.
In addition, there may be additional grants or funding available to increase the percentage of
affordable units on site.

Consultation

Comment
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2.3

Summary of comments and response from
consultation with neighbouring residents

Comment

14

Response

Omissions and irregularities in the planning application

Omissions and irregularities in the planning application

It was stated that the planning application omitted key information regarding 108 Stokes Croft,
such as plans of 108A, 108B and 108C Stokes Croft. Also that the application drawings
provided did not show the large Victorian glazed roofs at the rear, and a roof terrace at first
floor level. The owner of 108 Stokes Croft also felt that the Daylight and Sunlight Report had
various omissions and incorrect assumptions and conclusions.

Following a site visit where we were able to gain access to
108 Stokes Croft and extended consultation with its owner,
we have now amended our drawings to include elements
that were omitted in the original drawings. We have also
been given plans of 108 Stokes Croft, and have
incorporated these at ground floor. An addendum to the
Daylight and Sunlight Report has been prepared, using
accurate modelling to come to its conclusions.

Privacy, light and overbearing onto 108 Stokes
Croft

Privacy, light and overbearing onto 108 Stokes
Croft

A significant objection raised at the planning
committee was that the proposals adversely affect the
privacy and light of 108 Stokes Croft and create a
feeling of enclosure, impacting upon the residential
units and amenity. It was felt that the privacy of the
residential accommodation at upper floors was badly
compromised (policy suggests that a distance of 21
metres is usually acceptable), and that their loss of
light was unacceptable.

We have addressed these concerns and reduced the
adverse impact on 108 Stokes Croft by relocating the
public through route between the rear of 108 Stokes
Croft and the Ashley Road building, thus pulling
proposed mass away at ground floor. In addition, we
have removed one storey from the Ashley Road
block, reduced its parapet height, and removed a five
storey section of proposed building therefore
improving privacy / daylight to 108 Stokes Croft.

Relationship of the proposed scheme to 108
Stokes Croft

Relationship of the proposed scheme to 108
Stokes Croft

The scheme submitted at planning committee did not
positively relate to 108 Stokes Croft due to the fact
that the proposals adjoined the boundary and the
flank elevation of 108 Stokes Croft. In addition, it was
felt that the building scale, particularly when viewed
from the east along Ashley Road, was overbearing
and the building should step down towards the
Salvation Army building.

We have now pulled away the proposed Ashley Road
building from the rear of 108 Stokes Croft to create a
new public route through from Stokes Croft to Ashley
Road.This will provide an opportunity for the existing
uses within 108 Stokes Croft to open up to the rear
and activate the pedestrian through route. We have
also arranged the Ashley Road building to create a
larger and enhanced public realm on Ashley Road
and to reveal the flank elevation of Stokes Croft. In
addition, the detailed elevation design of the Ashley
Road frontage has been amended to create a
stronger emphasis on the ground floor commercial
units, tying the building’s architectural language into
the elevation of 108 Stokes Croft.

Consultation

Comment

Response

Entrance design

Entrance design

Once the principles of the through route had been
established, more detailed discussion with neighbours
took place regarding the design of the proposed
building on Ashley Road. In particular, we focused on
enhancing the entrance to the public space from
Ashley Road to help activate the new public route.

To relate to the grand scale of 108 Stokes Croft, we
increased the height of the new single storey element
that signifies the entrance through the site. This single
storey element also curves, encouraging pedestrian
flow into the site. Metal signage over the route
increases the prominence of the entrance.

Visual impact of the scheme on Hepburn Road
properties

Visual impact of the scheme on Hepburn Road
properties

Some of the residents who live on Hepburn Road
expressed concerns regarding the visual impact of the
proposals when viewed from their houses and rear
gardens. In addition, they stated that there could be
issues regarding reductions in daylight to the rear
windows of the houses.

We have held focussed meetings with residents from
Hepburn Road to discuss their issues and how they
can be addressed. To reduce the visual impact from
Hepburn Road properties, we have reduced the mass
at the southern end of the fourth floor of the link
building, pulling it away from the Hepburn Road
properties. A Daylight and Sunlight addendum report
has been produced to survey the impact on daylight
to the rear windows of the houses.

Privacy for Hepburn Road residents

Privacy for Hepburn Road residents

The Hepburn Road residents were worried about
overlooking and the fact that the proposals adversely
affected their privacy. This was mainly bacause there
were a number of proposed windows and balconies
on the south east elevation of the link building, where
residents of the new development could easily look
into the gardens of Hepburn Road.

We have amended the designs to improve potential
overlooking issues between the proposals and the
properties on Hepburn Road. Firstly, we have
removed all balconies on the south-east elevation. In
addition, we have angled all windows on the upper
floors of the south-east facing elevations, so that the
windows are not directly looking onto the Hepburn
Road properties.

Removed balconies to
improve privacy for
Hepburn Road residents
Pulled building back
to improve daylight
for Hepburn Road
residents
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Comment

Response

Roof terrace on houses

Roof terrace on houses

It was discussed at a residents meeting that there were concerns regarding the roof terraces
on the top of the three storey houses, that people within those would be able to view into the
gardens of Hepburn Road.

We have taken on board these comments, and provided a tall trellis on the southern side of
the proposed roof terraces. This will be able to accommodate climbing plants and therefore
screen any views into the rear gardens of Hepburn Road. The trellis is also set back further to
increase the distance between the accessible area of the terrace on the proposed houses and
the Hepburn Road gardens.

Blank elevations

Blank elevations

The residents were concerned that the blank elevations within the proposed development
would be a target for graffitti, negatively impacting on their outlook.

We have now proposed greenery in the form of climbing plants to blank elevations that are
viewed from Hepburn Road, improving visual amenity.

AFTER

BEFORE
Visualisation showing the view from Hepburn Road - committee scheme
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Visualisation showing the updated view from Hepburn Road - revised proposals
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3.1

Strategic diagrams

Though the scheme has been amended, the original principles of the
design still apply. The proposed layout, positioning and massing aims
to enhance the setting of the Stokes Croft Conservation Area by
encouraging a relationship with the existing built form and responding
to the local context. The masterplan has been designed to sit
comfortably alongside the existing surrounding buildings, as well as
enhance the streetscape and public realm. The proposals have
evolved through the rigorous context analysis and design process
presented earlier in this document.

The following objectives continue to apply:
1. Respect existing buildings to the perimeter of the site
2. Use the proposed building form to create two internal courtyards
within the site
3. Create separate building forms to improve legibility and identity of
each element
4. Entrances clearly defined with access from surrounding streets or
internal courtyards
5. Active uses concentrated to external streets and the new public
space at the heart of the scheme
6. Open up views to the rear of the listed building with open space

Building lines
The proposal ties into the existing building planes along Stokes Croft,
as before. The proposed building line to Ashley Road follows the
strong line at the back of the pavement of the neighbouring Salvation
Army, while stepping back to reveal the corner of 108 Stokes Croft.
The Stokes Croft building line matches that of the adjacent
Carriageworks. The proposal on Stokes Croft sets back at fourth floor
to give the restored Carriageworks building more prominence when
viewed from the street.
The building lines on the eastern side of the site run parallel with
existing rows of terraced houses along Brigstocke Road and Hepburn
Road.

18

Building line along back of pavement

Set-back roof

The positioning of the building mass of the amended scheme still
creates two internal ‘courtyards’, as before. One of these is located at
the rear of the Carriageworks in order to enhance the setting of this
significant listed building and to celebrate its special architectural and
historical features. This public space is accessed off Stokes Croft via
a route through the ground floor of the Carriageworks, and from
Ashley Road.

Residential
green

Residential
green

Publicly
accessed
space

Publicly
accessed
space

Design evolution

Two landscaped spaces

The other landscaped space takes inspiration from a residential
square. It is designed to be more domestic in scale and is surrounded
by residential apartments and houses on all four sides, with front
doors off the space.

Committee scheme

Revised scheme

The route through the site
The existing site has been inaccessible for a number of years, due to
being boarded up and secured by the temporary occupants who
reside within the site. For this reason, the Carriageworks Community
Vision document outlined that it wanted to see the site opened up to
the community.
The amended scheme proposes for the site to be permeable, and
accessible to members of the public. The permeability is achieved
through the inclusion of a through route and a largely glazed ground
floor. The ground floor arches of the Carriageworks will be fully
glazed, so that passers-by can see activity in the buildings and within
the site. In addition, a clean sight line into the site will be visible from
Ashley Road and Picton Street.

Service access
and access to
residential units

Committee scheme

Permeability through
the site
(through link block)

Service access
and access to
residential units

Route through
the public
space

Revised scheme
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3.2

Proposed changes

Following discussions with the Carriageworks Action Group and other
key stakeholders, we have worked through a number of iterations to
the scheme, and have proposed amendments based upon comments
that we have received. The changes to the design will benefit the
future residents of the scheme, the local community, and the residents
of neighbouring buildings.

Removed mass
adjoining 108
Stokes Croft

Front elevation
set back and
angled to expose
108 Stokes Croft

Removed gates

A summary of the changes at ground floor is as follows:
•

Increased non-residential space within the development site,
which lines the public route and the proposed public realm

Created an opening between the building fronting Ashley Road
and 108 Stokes Croft

•

Angled the front elevation of Ashley Road to expose the flank
elevation of 108 Stokes Croft

Removed all gates throughout the development

•

Increased the number of visitor cycle spaces from 12 to 32

•

Increased the size of the public space, by moving the central
block

•

Improved access for the accessible parking bays and the loading
bay

Building
size
reduced

Nonresidential
space

Removed
gates

Removed
building

Nonresidential
space

Non-resid

Increased visitor
cycle parking

ential spa

Created the potential for 108 Stokes Croft to open up onto public
pedestrian through route

Diagram showing proposed changes to the ground floor
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Removed the five storey portion of building to the south of 108
Stokes Croft
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depth
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Relocated the pedestrian route through the site, so that it
connects Ashley Road and Stokes Croft via the central public
space
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•

Removed five storey portion of building to the south of 108 Stokes
Croft

•

Increased the depth of the apartment block facing Stokes Croft

•

Created an opening between the Ashley Road building and 108
Stokes Croft by removing the upper floors of the Ashley Road
apartment block

•

Angled the front elevation of Ashley Road to expose the flank
elevation of 108 Stokes Croft

•

Removed the top floor of the Ashley Road block and reduced the
parapet height, in order to improve the daylight for 108 Stokes
Croft, and to improve the visual impact when viewed from street
level

•

Increased the size of the public space, by moving the central
block

•

Improved daylight for Hepburn Road residents by reducing the
size of the central block on the upper floor

•

Removed balconies to reduce overlooking and improve the
privacy for the Hepburn Road residents

•

Introduced angled windows on south east elevations to prevent
overlooking onto Hepburn Road properties

•

Roof terraces on top of the three storey townhouses have been
pulled away from the properties on Hepburn Road, and tall trellis
inserted to provide screening and improve privacy

•

Design evolution

A summary of the changes on the upper floors is as follows:

Front elevation set
back and angled to
expose 108 Stokes
Croft

Upper floors removed
to open up entrance

Removed top floor

Roof terraces
pulled away from
Hepburn Road and
tall trellis inserted

Removed
building
Increased
building
depth

Moved central
block to
increase size
of public space

Pulled building
back to improve
daylight for
Hepburn Road
residents

Increased the number of photovoltaic panels at roof level from
168 sqm to 214 sqm in area

Introduced angled
windows to prevent
overlooking

Removed balconies to
improve privacy for
Hepburn Road residents

Diagram showing proposed changes to the upper floors
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CGI of proposed public space to the rear of the Carriageworks
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Introduction

The changes made across the scheme will to bring more benefits to
the local community and to the neighbouring properties.
While some of the changes made have affected the scale, use and
positioning of buildings, the overall approach in terms of appearance
and materials, landscape, amenity and biodiversity remain as
described in the Design and Access Statement that accompanies this
application which should therefore be read in conjunction with this
document.

4.2

Use and amount

Summary of the changes:

Mix:

Committee scheme

Committee scheme

Total units:
Total residential area:
Total non-residential area:
Size of public space:
Number of parking spaces:
Number of bicycle spaces:

118
7,572 sqm NIA
659 sqm GIA
745 sqm
6
196

Revised scheme

Revised scheme
Total units:
Total residential area:
Total non-residential area:
Size of public space:
Number of parking spaces:
Number of bicycle spaces:

Revised ground floor plan

Revised upper floor plan

Residential mix
59 x 1 bed units (50%)
35 x 2 bed units (30%)
24 x 3 bed units (20%)

Design response

4.1

112 (decrease of 4)
6,814 sqm NIA (decrease of 758 sqm)
1,010 sqm GIA (increase of 351 sqm)
1,050 sqm (increase of 305 sqm)
6
216 (increase of 20)

Residential mix
6 x studio units (5%)
65 x 1 bed units (58%)
20 x 2 bed units (18%)
18 x 3 bed units (16%)
3 x 4 bed units (3%)

Revised roof plan
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4.3

Route through the site

One of the most significant changes to the scheme since the planning
committee has been the pedestrian route through the site.

Width of pavement:

The Carriageworks Community Vision states:
2,750mm

“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 conflicts with other
site users eg. residents living nearby, neighbouring businesses etc.”

6,000mm

Width of service route:

While the original proposals included a through route via the
residential green and the central block, it was not as pronounced as
the community would have liked, and this was raised in the objections
at planning committee.

2,930mm

We have taken on board the comments made at the committee, and
changed the route so that it now runs between the rear of 108 Stokes
Croft and the proposed Ashley Road apartment block into the
Carriageworks Public Space, and out of the Carriageworks building.

Width of through route/ temporary vehicular access:

4,500mm

This has brought about a number of improvements to the overall
scheme, including a stronger connection with Ashley Road, improved
daylight into 108 Stokes Croft by pulling our buildings away, and
improving sight lines into the site when viewed from the top of Picton
Street. The existing non-residential units within 108 Stokes Croft will
now have the potential to open up to the rear along the arcade and on
to the proposed public space, which will also create more active
frontages.

4,230mm

Gates and security
Area of public square increased to 1,050 sq m

The scheme submitted at planning committee showed gates at both
entrances to the site, at Ashley Road and at the Carriageworks
building. This was so that the site could be closed during the night,
following advice sought from a Secure by Design Officer. However the
inclusion of these gates was unpopular with members of the local
community, which was brought up at the planning committee.
Consequently, we have removed all gates from the proposals,
increasing the permeability of the site and encouraging a greater flow
of pedestrian movement through the site.
The removal of the gates will mean that pro-active management of
the site will be important. Persuasive management will help to ensure
that the site is safe and that anti-social behaviour is prevented where
possible. More information can be found on this within the Delivery
Management Plan (DMP) document.
Diagram showing proposed widths of pedestrian routes, pavement and area of public realm
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Design response
CGI of new through route as viewed from the Ashley Road / Picton Street junction
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4.4

Public space comparison

Another positive amendment to the new proposals are regarding the
Carriageworks Public Space at the heart of the development.
The public space has now increased in size from 745 sqm (committee
scheme) to 1,050 sqm (new scheme).
The increase in area has meant that the space will be able to host a
larger variety of activities and events than before, including a
temporary market, open air performances, community events, etc.
Through lining the space with non-residential floorspace and changing
the public through route, the public space has now become more of a
focus for the development, to encourage more people to use it.
We have gone through an exercise where we have compared the
proposed space with a number of other public spaces across Bristol,
some of which were analysed by the Carriageworks Action Group
(CAG). The diagrams on the adjacent page show the comparison of
sizes between the existing spaces and our proposals, and the
surrounding storey heights of buildings.
The existing public spaces that we have explored are as follows:
•

Brunswick Square, St Paul’s

2 - 5 storey buildings surrounding
•

Proposed public space - Wesmoreland House and Carriageworks (1,050 sq m)
3 - 6 storey buildings surrounding

Cabot Circus

4 tall storeys surrounding glazed atrium
•

At-Bristol, Anchor Square

2 - 3 storey buildings surrounding
•

The Podium, Broadmead

4 storey buildings surrounding
•

The Bearpit, Stokes Croft

8 storey buildings surrounding
•

Quakers Friars, Broadmead

2 - 3 storey buildings surrounding

Key
Size of proposed public space (1,050 sqm)

Visualisation of the proposed public space at night
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Design response
Brunswick Square, St Paul’s
2 - 5 storey buildings surrounding

Cabot Circus
4 tall storeys surrounding glazed atrium

At-Bristol, Anchor Square
2 - 3 storey buildings surrounding

The Podium, Broadmead
4 storey buildings surrounding

The Bearpit, Stokes Croft
8 storey buildings surrounding

Quakers Friars, Broadmead
2 - 3 storey buildings surrounding
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4.5

Ground floor uses

The new proposals have improved the overall strategy for the ground
floor non-residential uses within the scheme. The two main changes
that have been made are as follows:
•

The area of floor space for non-residential uses has increased
from 659 sqm GIA (committee scheme) to 1,010 sqm GIA (new
scheme)

•

The non-residential uses have now been brought into the site, as
well as running along Stokes Croft and Ashley Road. They have
been located to line the public space, thus activating the
frontages where possible, to encourage activity and interest.

As explained in the Management Delivery Plan, the non-residential
floorspace has been designed to be flexible and adaptable, in order to
accommodate a number of different uses. The units can be fitted out
to suit the required specifications of the future tenants.
It will be important to achieve the right mix of uses so that they
respond to local demand and complement the existing uses within the
area. The correct mix will be achieved through working with an
appointed Management Company, and working closely with the local
community and groups such as CAG. In line with the Carriageworks
Community Vision, it has been agreed that independent businesses
will be targeted for the non-residential units, so that they complement
the uniqueness and vibrant character of Stokes Croft. Following
feedback we have received from the community, the incorporation of
large retail chains or supermarkets has been ruled out, as it is
understood that they would not be appropriate for the area.
The diagram on the adjacent page shows the intended zoning of
different uses, subject to demand from potential occupiers. The
following mix of uses will be targeted:
•

Retail (20%)

•

Food and Drink (25%)

•

Community / Business / Education (25%)

•

Studios / Workshops (30%)

Further information regarding the mix, use and management of the
ground floor non-residential spaces can be found in the Management
Delivery Plan document, submitted in support of this addendum
planning submission .
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Design response
Ground floor uses diagram

Key:
Retail

Food and Drink

Community / Education

Studios / Workshops

Residential
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4.6

Ashley Road revised proposal

A number of changes have been made to the building along Ashley
Road following two main concerns that were raised at the committee
meeting. The concerns were:
•
•

The relationship to 108 Stokes Croft.
The scale of the building when looking along Ashley Road.

The changes that have been made are as follows:
•
•

Removal of the top floor, which reduces the building from five
storeys to four storeys.
The building has been pulled away from 108 Stokes Croft,
creating a new public through route into The Carriageworks Public
Space. Commercial units line this route with access onto it, to
create an active space. The commercial units in 108 Stokes Croft
will also have the potential to open out into this public space. The
route is also designed to be large enough for 6m vans to pass
through, so they can access the market space beyond.

Key
Outline of existing buildings on the site
Outline of committee scheme

AFTER

BEFORE
Scale of the development on Ashley Road - committee scheme
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Scale of the development on Ashley Road - revised proposal

•
•

•

•

•

•

The part of the building closest to 108 Stokes Croft has been
reduced to one storey, so there is less impact on daylight for 108
Stokes Croft.
Greenery has been inserted onto the South-West facing brick
wall, which is opposite 108 Stokes Croft.
Metal signage has been incorporated across the new public
through route to create a prominent entrance to The
Carriageworks Public Space.
The north-east face of the Ashley Road apartment building has
been angled to create a wider pavement along Ashley Road. This
also reveals the flank of 108 Stokes Croft from the east to
increase its prominence.
More windows have been applied to the north-east elevation of
the Ashley Road building, to create greater articulation of the
building when viewed along Ashley Road.
The detailed design on the Ashley Road elevation has been
amended to create a stronger emphasis on the ground floor
commercial units.
A bin store for 108 Stokes Croft commercial units has been
incorporated into the ground floor of the Ashley Road building.

Design response

•

BEFORE
Scale of the development on Ashley Road - committee scheme

AFTER
Scale of the development on Ashley Road - revised proposal
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Ashley Road revised proposal (cont.)
As outlined on the previous pages, a number of changes have been
made to the proposals along Ashley Road in order to address
concerns that were raised at the planning committee.
Pulling away the Ashley Road building away from 108 Stokes Croft
has allowed space for a new public through route into the
Carriageworks Public Space. The newly proposed curve on the
north-east corner of Ashley Road and proposed metal signage will
lead people into the space, making this a prominent route which has
commercial space lining it. The Ashley Road building and 108 Stokes
Croft will both have the potential to open up onto the public route,
which incorporates the existing businesses in 108 Stokes Croft into
the scheme.
The reduction in size of the Ashley Road building, and angling the
frontage away from the road will reduce the visible impact when
looking along Ashley Road. This also increases the prominence of
108 Stokes Croft, by revealing its flank elevation.

AFTER

BEFORE
Scale of the development viewed from Picton Street - committee scheme
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Scale of the development viewed from Picton Street - revised proposal

Design response
BEFORE

AFTER
Set back of building on Ashley Road - revised proposal

Set back of building on Ashley Road - committee scheme

BEFORE
Scale of the development on Ashley Road - committee scheme

AFTER
Scale of the development on Ashley Road - revised proposal
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4.7

Bin storage strategy

Since the planning committee, we have improved the site-wide
strategy for bin storage, by increasing the number of bin stores both
for residential and non-residential uses. This is so that the bin stores
are more localised, and users of the site will not be required to travel
such large distances to deposit their waste. On refuse collection
days, the bins will be moved to a waste presentation area by the
appointed management company.

Block A1
A summary of the revised proposal for bin storage is as follows:
Residential
• Bin store in Block A1 - 4 x 1,100 litre bins
• Bin store in Block A2 - 3 x 1,100 litre bins, 3 x 660 litre bins,
3 x 360 litre bins
• Bin store in Block B - 4 x 1,100 litre bins, 1 x 660 litre bins
• Bin store in Block C - 6 x 1,100 litre bins, 5 x 660 litre bins
• Private bin stores for each house in Block E x 3
• Private bin stores for each house in Block F x 5

Block F

Non-residential
• Bin store in Block A1 - 4 x 1,100 litre bins
• Bin store in Block A1 (for 108 Stokes Croft) - 4 x 1,100 litre bins
• Bin store in Block C - 4 x 1,100 litre bins, 2 x 660 litre bins

Block B
Block A2
Block E

Block C

Block D

BEFORE
Bin storage strategy - committee scheme

AFTER
Bin storage strategy - revised proposal

Key:
Residential bin store
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Non-residential bin store

Cycle parking strategy

Design response

4.8

Following comments that were made at the planning committee,
particularly regarding the quantum and position of cycle parking for
visitors, we have updated the cycle parking strategy.
We are providing a total of 178 spaces for the residents across three
secure bike stores, and we are providing 6 spaces within a secure
bike store in Block C for the non-residential uses.

Block A1

The number of visitor spaces has now increased substantially from 12
spaces (at planning committee) to 32 spaces (new proposals).
This means that we are now providing a total of 216 cycle spaces,
exceeding BCC cycle parking standards which only require 167 cycle
spaces.
Residential
• Bike store in Block A2 - 40 spaces
• Bike store in Block B - 24 spaces
• Bike store adjoining Block D - 114 spaces

Block F

Non-residential
• Bike store in Block C - 6 spaces
Visitors
• Bike stands within public space - 32 spaces

Block B
Block A2
Block E

Block C

Block D

BEFORE
Cycle parking strategy - committee scheme

AFTER
Cycle parking strategy - revised proposal

Key:
Residential bike store

Non-residential bike store

Visitor cycle spaces
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Transport and access strategy

For more information regarding the transport and access strategy,
please refer to the Addendum Transport Statement submitted in
support of this application.
A summary of the main changes to the transport and access strategy
since the planning committee scheme is as follows:
•

Improved permeability for visitors and residents wishing to access
the site through the removal of all access gates

•

Improved configuration of the accessible car parking spaces and
servicing bay to allow for easier access

•

The removal of the dedicated Car Club space, in order to provide
a financial contribution to the existing car Club scheme, which we
have been advised would be more beneficial.

•

Increase of visitor cycle parking spaces from 12 to 32, providing a
total of 216 cycle parking spaces across the entire scheme. This
greatly exceeds the Bristol City Council cycle parking standards

•

Improved waste strategy through the provision of localised bin
stores for the residents wherever possible. On refuse collection
days, the bins will be moved to a waste presentation area by an
appointed management company.

•

The provision of access for small delivery vehicles (6m vans) into
the Carriageworks Public Space from Ashley Road. This will be
when required, dependant upon the use of the public space, e.g.
market days. Swept path analysis has been prepared to
demonstrate this (see Appendix, Addendum Transport Statement)

4.10

Design response

4.9

Energy and sustainability strategy

For more information regarding the energy and sustainability strategy,
please refer to the Addendum Transport Statement submitted in
support of this application.
A summary of the main changes to the energy and sustainability is as
follows:
•

Increase in photovoltaic area from 168 sqm to 214 sqm. (PVs
have not been installed on the Grade II* listed Carriageworks
because of its heritage status).

•

Reduction in carbon emissions, showing a 4% improvement since
the planning committee scheme, representing an annual saving of
approximately 127 tonnes of CO2.

•

We have prioritised energy efficiency measures and sustainable
design features to reduce the building’s demand for heating, hot
water generation, comfort cooling and electricity usage.
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Summary and conclusion

Since the planning committee in April, we have undergone a
comprehensive process of consultation with key
stakeholders and local residents, whose opinions and concerns have
strongly informed the amendments to our proposals. We have made a
number of changes to reduce any negative impact of the development
upon the local area, and feel that our designs have evolved to ensure
that the development makes a vibrant and active contribution to
Stokes Croft.
Below, we have summarised how the amendments to the proposals
have responded to the ten points raised at the planning committee
(our responses are in blue):

•

Other issues:
•

Contributions towards the improvement of the Ashley Road/A38
Junction - Please refer to the Addendum Planning Statement for
details.

•

On site renewable technologies (5%) – explore the possibility of
using other technologies - Hoare Lea have carried out an
appraisal of the suitability of alternative technologies. Please refer
to the Energy Strategy Addendum for further details.

•

Additional information on the use of the ground floor units
including revisions to relevant planning conditions, in particular
Condition 27 - Fifth Capital London has produced a Delivery
Management Plan, which provides additional information on the
use of the ground floor non-residential spaces. The report sets
out the measures which will be put in place to ensure that the
spaces are properly managed and maintained. It is envisaged
that the document will be an obligation within the associated
Section 106 agreement with any planning permission granted for
the development.

•

Consideration to a reduction on timescale for implementation of
any permission including a revised condition 1 - Please refer to
the Addendum Planning Statement for details.

•

Affordable Housing – consider if the mix within the 8 units can be
changed - Please refer to the Addendum Viability Statement for
details.

Design issues:
•

The quantity and position of visitors cycle parking - We have
increased the number of visitor cycle parking spaces from 12 to
32 (an increase of 20 spaces). These have all been located within
the Carriageworks Public Space, to ensure that they are easily
accessible for visitors to the development and the general public.

•

Relationship with 108 Stokes Croft - Through continued
discussions with the owner of 108 Stokes Croft, we have vastly
improved the relationship with this neighbouring building. By
relocating the public through route between 108 Stokes Croft and
the Ashley Road apartment block, the proposals have been pulled
away from 108 Stokes Croft, thus improving its outlook, privacy,
daylight and sunlight, and allowing for the potential of the ground
floor units to open up at the rear onto the public route.

•

The scale of development on Ashley Road, the lack of set back
and the width of the pavement - We have reviewed the design of
the Ashley Road building to address the comments raised, and to
improve the views from street level. The block has now
significantly reduced in height by removing one storey and
dropping the parapet heights. In addition, we have improved the
elevational treatment by relating to the ground floor units of 108
Stokes Croft, and by inserting windows on the north-east
elevation to break up the brick facade. The building has also been
set back and angled to increase the width of the pavement along
Ashley Road, and to expose the flank elevation of 108 Stokes
Croft.

•

Engagement with community groups including the Carriageworks
Action Group - Since the planning committee, a strong effort has
been made to consult with key stakeholders and community
members, including residents from neighbouring properties
including Hepburn Road and 108 Stokes Croft. In addition, we
have held numerous meetings with the Carriageworks Action
Group Liaison Group, and presented the updated scheme at a
public meeting hosted by CAG.

Design response

4.11

Additional information on the proposed gates, including
consideration of their removal from the scheme - We have
removed all gates from the proposals, increasing the permeability
of the site and encouraging a greater flow of pedestrian
movement through the site. We are aware that a robust and
pro-active management strategy will need to be in place to help to
prevent any possible antisocial behaviour within the development.
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