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Introduction
The Carriageworks and Westmoreland House have been
derelict for 25 years. Many people have only known the
buildings as a burden that are ‘too hard to tackle’ . As such
they contribute to the image of a whole city quarter. Despite
their presence, however, recent years have seen a turnaround
in the fortunes of Stokes Croft with many new businesses
emerging, bringing a life and vitality to the streets. It was
therefore to be expected that thoughts would turn, albeit
not for the first time, to the future of the Carriageworks and
Westmoreland House and how to ensure that they make a
positive contribution to the local area.
This Community Vision is the work of the residents, businesses
and organisations of Stokes Croft and the surrounding
communities of St Pauls, Montpelier, Kingsdown and Cotham.
Our work has been supported by Bristol City Council.
The Vision deals with big ideas and principles rather than fine
details. It aims to be ambitious but at the same time seeks
to build consensus in our communities and retain what we
believe is overall viability. It sets out how we would like to
see the buildings and the surrounding land used, and the
contribution we would like them to make to the ongoing
success of our communities.
As we wrote this vision, 95% of people said that they want to
see the dereliction of this site addressed. We will work with
any organisation that shares our vision for the future.
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The Site
The Carriageworks, Westmoreland House and the surrounding
land are owned by the Comer Homes Group, a London based
property developer which bought the site in the 1980s.
The Carriageworks was designed by EW Godwin, an important
Victorian Architect. It is a Grade II* listed building in poor
condition and is in English Heritage’s top ten buildings most
“at risk” in the South West. The neighbouring Westmoreland
House is a six storey 1960s concrete frame office building, last
occupied in 1986 by the Football Pools. At the rear is 4 Ashley
Road, a derelict but Grade II listed house, and a site currently
occupied temporarily by a small group of people. The whole
site measures 0.5 hectares (the same size as 1.6 football pitches).
1. Café Kino
3. Kuumba
5. Post Office

2. Salvation Army
4. Hamilton House

In 1989 planning permission was granted for a development of
63 flats, offices and underground parking but building works
never started. In 2006 the Council and local communities
agreed a policy for St Pauls (SPD10) that included guidelines
for a variety of uses on the site including residential, business
and leisure facilities. The owners submitted a new planning
application for 153 flats, 5 shops and 112 parking spaces but in
2010 the Secretary of State refused permission at appeal.
In 2011 a further planning application was submitted by
the owners for the development of 183 flats, shops and
underground parking on the site. During the writing of this
Vision the application was being considered by the City Council.
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Methodology
In early 2011 local residents started discussions with Bristol City
Council to ensure that the dereliction of the Westmoreland House
and Carriageworks site would be addressed. It was decided to
prepare a Community Vision for the site as a way of expressing the
ambitions of the local neighbourhood. This would then be used to
find a suitable developer.
A Stakeholder Group made up of local residents, organisations and
businesses was established to oversee the process with a smaller
Contact Group being responsible for more detailed involvement. In
August, using funding from the Homes and Communities Agency,
2md Regeneration Ltd was appointed to lead the process of
consulting on and writing the Vision. Throughout, volunteers from
the local community formed an essential part of the process.
There were two phases to the consultation. Phase 1 of the
consultation was launched on 16th September:
• A press call resulted in coverage in local newspapers, radio and
television.
• A Leaflet and questionnaire was delivered to approximately
7000 local households.
• A project website was established at carriageworks.org.uk with
an online questionnaire
• A rickshaw provided by Pedal Walla was used to advertise the
consultation and attract people at events.
• Social networking using Facebook and Twitter promoted the
consultation.
• Regular emails were sent out to a mailing list that grew to 650
addresses.
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• Drop-ins staffed by volunteers and 2md Regeneration were held
on 29 September and 4, 6, 12 and 14 October.
• Street surveys were carried out on 17 September and 14
October.
• Voxpops were recorded in the final week of consultation and
published on the website.
• Many local businesses, especially retail, were directly
approached for their response to the survey.
Phase 1 of the consultation ran for four weeks and ended on
15 October. In all there were 1436 responses to the survey plus
additional emails. The responses were analysed with the raw data
made available on the Carriageworks website.
A workshop for the Contact Group and additional people from
the Stakeholder Group was held on 4 November with the aim
of starting to develop the final vision. This included a tutorial
delivered by the University of the West of England on how to assess
the viability of a property development. The workshop found
consensus in ideas for how the site should be developed.
Phase 2 of the consultation was launched on 1 December and
followed unanimous approval of a Vision Discussion Paper by the
Stakeholders Group on 22 November. Drop-ins were held on the
weekend of 3-4 December at which participants were asked to
vote on 8 draft vision statements that condensed the aspirations
stated in the first round of consultation. Phase 2 of the consultation
ended on 7 December.
The Community Vision was then amended and this final version
approved by the Stakeholder Group on 15 December.
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The Consultation Findings
Phase 1
The questionnaire to establish people’s thoughts about the future
of the Carriageworks attracted 1436 responses. People also
contributed their views via email, drop-ins, community meetings
and other engagements.
The Results
55% of responses came from the area immediately surrounding
the site and 39% came from other parts of Bristol. Respondents
represented a cross section of users of the area with 59% passing
through, 54% living locally, 45% spending leisure time in the area,
44% shopping locally and 19% working in the area.
Respondents were asked what mixture of uses they would like to
see built on the site. 75% said community facilities, 66% said arts
facilities, 53% said residential, 50% said shops, 49% said leisure, and
38% said business units.
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The questionnaire also asked who should ideally lead any
redevelopment of the site. 51% of respondents said a community
organisation with the right skills, 33% said it doesn’t matter so long
as they get on with it, 8% said a private developer, and 3% said the
existing owner.
Many people contributed additional comments all of which can be
found in the Technical Appendix.
Commentary
The Phase 1 responses show the desire for the site to benefit the
local community not only through the activities on the site but also
through the development process. The popularity of arts facilities
reflects recent trends, and other uses including residential, retail,
and leisure attract support as well. A mixed development is clearly
the preferred approach. The additional comments show that space
for local businesses is supported, but large office blocks are not.
One contentious area that emerged is car parking. Many people are
concerned about traffic and pollution levels and therefore want to
see site parking very restricted, especially given the site’s proximity
to public transport routes. However, others are concerned that
a lack of site parking would exacerbate existing problems on
surrounding streets. Traders also want to see parking provision for
shoppers increased.
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Phase 2
300 people took part in the second phase of consultation, 90% of
whom participated in the drop-ins.
The Results
Overwhelming support was given for the Vision. 97% of people
support the overall vision statement. 95% of people support our
wide interpretation of the activities that comprise ‘community
facilities’. 78% support the creation of a route through the site. 95%
support active uses on the ground floor. 77% support mostly mixed
residential on the upper floors. 97% support the design approach.
And 93% of people support our delivery approach.
The only contentious area remains car parking. 33% of people said
that there should be “just adequate” provision and 30% said there
should be “as little as possible”. Meanwhile 28% said there should be
a greater “sufficient” level of car parking and 6% said there should
be as much as possible. So two thirds of people are in favour of
limiting parking, but it is an issue that attracts great passion and is
likely to remain a topic of heated debate as the project progresses.
Commentary
Clearly there is support for the draft vision statements, which in
themselves reflect the preferences and comments received in Phase
1. People have expressed views on the details of any development
and these will help inform the debate as the project progresses.
For the moment though the support received gives enormous
confidence to the final Community Vision. It also endorses the
guidance for the development of the site contained in the City
Council’s planning guidance document SPD10.
Full details and results from the consultation are available in the
Technical Appendix.

8

The Overall Vision
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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.

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

Through Route
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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 e.g. residents living nearby, neighbouring businesses etc.

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

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

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

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

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

What happens next?
In the Spring 2012, Bristol City Council will prepare a ‘development
brief’ for the site, drawing on this Community Vision. Later in 2012
the development brief will be used to invite interest from a wide
range of developers so that one can be selected who will best
respond to the Vision.
The selection process will involve representatives of the Action
Group and the City Council.
The selected developer will take the scheme forward in partnership
with the Council and the local community. This will include
purchase of the site if necessary using compulsory purchase powers.
It is recognised that any redevelopment of the site is likely to take
some years.
The current ownership
The site is currently owned by Comer Homes. In 2011 they
submitted a planning application to build 183 flats on the site
together with shops and parking; a scheme which has significant
differences to our Vision. If their application is successful they could
progress with the development. Nevertheless we hope that they
will amend their scheme and work with the community to help
deliver our Vision.
Stay in touch!
Ongoing updates together with information from the consultation
process can be found on our website, www.carriageworks.org.
uk, where you can also leave comments and sign up to our email
newsletter.
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