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SITE 3: (View from North) Cycle route under railway bridge

DEVELOPMENT FRAMEWORK

SITE 1

Block Plan: View from West (Vista)

Block Plan: View from South (Vista)

SITE 3

Architect’s impression: View from East (gcp)

THERE ARE FIVE KEY SITES:

SITE 1: 388 - 424 Stapleton Road

SITE 2: 369 - 443 Stapleton Road

SITE 3: Land adjacent to the old railway bridge
SITE 4: Land below the M32

SITE 5: Stapleton Road railway station

The sites inter-relate to each other and cannot be dealt with in complete
isolation. Nevertheless, they do each offer distinct opportunities and
challenges.

Discussions with landowners, community groups and ward councilors indicate
that support exists for a comprehensive redevelopment of some of the sites
while other individual properties and areas need to be renovated or managed
more effectively. However, in order to physically change the urban fabric
through redevelopment and deliver long lasting change, land has to be
packaged in a way that attracts developers, there has to be a scheme with
land uses and design that are acceptable to the planners, and the scheme
must be commercially viable both to develop and operate.

SITE 1: 388 - 424 STAPLETON ROAD AND LAND TO THE REAR

This is the anchor site that will define the future of Stapleton Road North.
Failure to address the issues presented by this site will greatly undermine
action elsewhere.

CURRENT FORM: Two storey Victorian properties that have been in a varied
state of repair for many years. Some are derelict. Properties to the rear are
generally in poor condition.

SITE AREA: 0.52 hectares (1.3 acres)

OWNERSHIP: There are five principal landowners one of whom owns a
significant number of the properties. Some properties are vacant.

OPPORTUNITIES: Preliminary discussions have taken place with most of the
landowners who all seem in favour of a comprehensive scheme, although
some are concerned about timing. Without agreement between all the
landowners, the opportunities are limited. If the properties can be brought
into one scheme then there are wider opportunities for development.
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DEVELOPMENT FRAMEWORK

‘Colliers have demonstrated that the site could
accommodate 2300 sq m of A1/A2/A3 ground

floor uses with 4600 sq m of residential
accommodation (40-50 flats)’

Planning permission was granted in August 2007 for
conversion of 414-418 Stapleton Road from one to two A1
shop units, construction of a third storey and conversion of
the first and second floors into six flats (ref: 07/00474/F). The
owners, while supportive of comprehensive redevelopment in
the area, are currently stating their intention to proceed alone.

PROPOSALS: The Stapleton Road North Desktop Study (gep)
made proposals for the site while Colliers CRE have consulted
with the four key landowners in Stapleton Road North and (as
of November 2007) report a willingness to engage in dialogue
focusing on redevelopment of the area.

Colliers have demonstrated that the site could accommodate
2300 sq m of A1/A2/A3 ground floor uses with 4600 sq m of
residential accommodation (40-50 flats) over. Servicing
would be from the rear.

The retail development would be anchored on a food retailer
in a single largest unit of ¢.950 sq m which would provide a
focus for the shopping frontage and reduce the leakage of
convenience shopping to the Eastville Centre. Interest has
been shown by local independent shops as well as local
restaurant chains and one national multiple.

The residential development will need to develop a careful
strategy to deal with the impact of the M32 which is elevated
to the rear of the site. This could require screening of the
motorway, something that may be more viable as and when it
is detrunked. Colliers note interest from both niche
housebuilders and housing associations but add that the credit
crunch is having an impact on their ability to develop sites.

Colliers therefore conclude that there is a gap funding
requirement between the current scheme value of £1.2m, the
residual land value of £1.8m and any viable land bid including
CPO of up to £3m that may be paid for a scheme with these
benefits. See the Colliers CRE April 2008 update on CD for a
full analysis.

SITE 2: 369 - 443 STAPLETON ROAD

This site is directly opposite Site 1 but has a lower need for
intervention.
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SITE 1

Architect’s impression: View from North East (gcp)

CURRENT FORM: Mostly two storey Victorian terraced
properties with retail on ground floor and residential or
storage over. Mostly in fair to good state of repair.

OWNERSHIP: Multiple. Many properties tenanted. Some
properties are vacant.

OPPORTUNITIES: Most of the need is for visual
improvements to the street frontage.

PROPOSALS: Improvements to street frontages,
improvements to parking provision and management,
improvements to waste collection facilities and management,
improvements to street cleansing

SITE 3: LAND ADJACENT TO OLD RAILWAY BRIDGE

The railway bridge, while not without some virtue, is in a state
of advanced disrepair and is a blot on the landscape. The open
space below could be more attractive and better used.

CURRENT FORM: The older of the bridges, to the north and of
an iron construction, is unused by Network Rail and is in a poor
state of repair, although not necessarily dangerous. Beneath the
bridge is an area of open space, with brick arches under the
operational bridge. The Frome cycleway passes through the
area and under the bridges. The open space is not maintained
as a park and consequently has no public facilities although
some improved management has recently taken place.

The neighbouring building, formally HSS Tool Hire, has been
acquired by Newport based EuroFoods, an international food
wholesaler, and is trading as Masala Bazaar. The acquisition
and conversion of this building by a business new to Bristol
clearly demonstrates the potential of the area. The
neighbouring Coach House is also being improved.

OWNERSHIP: Open space owned by Bristol City Council and
the Railway bridges are owned by Network Rail.

OPPORTUNITIES: Improvements to the quality and
management of the open space. Removal or renovation of the
iron bridge. Potential for active uses in the arches and or
market use. The green space around the railway bridge is

shown in the Local Plan as open space, a wildlife network site, a greenway and
a flood risk area. As such it is given some protection from development.

PROPOSALS: The Stapleton Road Masterplan Desktop Study proposed
improvements to the public realm and market uses.

SITE 4: LAND BELOW M32

OWNERSHIP: This empty and barren area forms a huge barrier between
Easton and Eastville. Given the size of the site, it is also a wasted asset.

CURRENT FORM: Expansive area of concrete underneath the motorway.
Provides a link to Eastville Centre and to houses in Napier Road.

SITE AREA: 1.5 hectares (3.7 acres)

OWNERSHIP: Enquiries of the Highways Agency about future use and
development of the land revealed Bristol City Council to be the owner. Despite
their interest in the motorway above, the Agency says all enquiries must be
directed to the Council. Part is used as secure parking by Pharmacy Plus.

OPPORTUNITIES: As much of the site lies directly below the M32 the
Highways Agency may need maintenance access to the supporting pillars.
However, elsewhere (e.g. Westway in London) land below flyovers has been
developed for a range of leisure and business uses. There is potential here for
mixed development that breaks up the concrete landscape, brings active uses
into the area and helps integrate it into the surrounding community.

PROPOSALS: The Stapleton Road Masterplan Desktop Study proposed 1100
sq m of business units in this area plus a 45 space short-stay car park. Further
improvements would be painting of the concrete surfaces and potentially
youth activities such as skateboard parks or in the interim, an open market.

SITE 5: STAPLETON ROAD RAILWAY STATION

Many thousands of people travel past Stapleton Road railway station every
day and it is used by local residents to reach Temple Meads and other parts of
Bristol. But it is run down and does present Easton in a positive light.

CURRENT FORM: Operational railway station and disused sidings. Part of the
unused land is being let for three years to Bristol Permaculture Group for
market gardening. The station is accessed by a road from Stapleton Road
North, steps and pathway from the west side of the railway bridge, and also
steps and pathway to St Marks Road.

OWNERSHIP: Network Rail with station leased to First Group

OPPORTUNITIES: Continued use by the permaculture garden. Improvements
to access road and pathway. Cafe. Car parking. Visual improvements to the
railway station.

PROPOSALS: The Stapleton Road Masterplan Desktop Study proposed the
permaculture gardens which are now being implemented.

SITE 4

Existing land under M32: View from South

‘Many thousands of
people travel past
Stapleton Road railway
station every day and it is
used by local residents to
reach Temple Meads and
other parts of Bristol.

SITE 5

Stapleton Road Railway Station: View from South
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PRINCIPLES FOR DEVELOPMENT
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SUSTAINABILITY

The sustainability of any new building and
regeneration scheme is essential in order to
reduce the carbon and environmental impact.
In Stapleton Road North, environmental quality
is extremely low and yet the level of
environmental awareness and expectation in
some parts of the community is high. This
presents a dual challenge that demands a
response if community support for any scheme
is to be ensured. It also creates an opportunity
for the subsequent branding and marketing of
the new developments, possibly in the form of
an urban village.

The design of new development and the
regeneration of the surrounding area should:

m Address areas of dereliction and poor quality
buildings;

m Enhance the access routes to surrounding
areas;

m Make the most of the accessible location in
order to reduce car use;

m Provide new and improved green space,
landscaping and biodiversity;

m Reduce traffic noise and air pollution,
especially from the M32;

m Be energy efficient and cheap to run as a
result of passive and technical solutions,
insulation, and on-site renewables;

m Be flexible and adaptable to changing needs
of occupiers and users;

m Provide public facilities of benefit to the
surrounding area (including public space and
short-stay car parking for business uses);

m Promote a safe environment that deters
crime and genuinely anti-social behaviour;

m Promote the heritage of the area and
enhance the historical environment.

The construction process should:

m Limit the disruption for neighbouring traders
and residents;

m Use locally sourced labour and materials,
wherever possible and environmentally logical;
= Minimise waste.

End uses should:

m Represent a diversity of uses and users;

m Meet local needs in terms of: residential
accommodation, retail and other services for
the community, open space, business premises;
m Be well managed and presented in order to
dispel the past image of the area;

m Contribute to a safe environment through
lighting and management;

m Contribute to a vibrant street life;

m Require low levels of energy to operate;

m Be able to reduce waste and emissions by
virtue of building design and management.

HERITAGE

Pointers to the heritage of Stapleton Road are
important. Historic buildings are an essential
element of the cultural fabric of the area and
should be retained and promoted.

Key buildings in the area with historical and
architectural merit are:

380 Stapleton Road - The Coach House

438 Stapleton Road - The Black Swan; Grade Il
listed.

The setting of these buildings should be
enhanced and, where appropriate, measures
taken to improve the state of repair.

‘Pointers to the heritage of Stapleton Road are
important. Historic buildings are an essential element
of the cultural fabric of the area and should be

retained and promoted.’

Black Swan: Stapleton Road

MARKET VIABILITY

No amount of vision, enthusiasm and support will be
sufficient if the proposals are economically unsupported. The
development phase must be profitable for the developer as
must the operational phase for the owners and occupiers.

Stapleton Road North is an area long blighted by market
failure. Hence it should come as no surprise that at Site 1,
where the site is complex and the properties require
comprehensive redevelopment including potential CPO, gap
funding of around £2m is required. Full details are in the
Colliers CRE analysis on CD, although the study cannot answer
the question of which public investment body will most likely
commit to the opportunity here.

Market testing by Colliers CRE initially focused on national
multiples and established only limited interest. This will have,
to some extent, been due to the market profiling employed by
the multiples that will not reveal the opportunities in the area.

Local businesses obviously know this, and the investment by
EuroFoods, the interest shown by Teoh'’s, the determination of
existing businesses and the success of traders on St Mark’s
Road are all testament to the returns that are available for
those who invest. Nevertheless, the downturn in key sectors of
the economy and the 2008 credit crunch have had a severe
impact on development viability and this will have a particular
impact on marginal sites, such as at Site 1, Stapleton Road
North.

INVESTORS

At Site 1, gap funding committed here will attract the right
developer. Once completed, the scheme may be kept by the
developer as an investment, or sold as an investment, or sold
as individual units to the occupiers. Either way, a strong
commitment to the ongoing management of the scheme will
be vital, and in this regard a developer with a commitment to
ongoing management may provide the best option.

St Marks Road

PHASING

With a number of unique sites, parcelling of the opportunities
is recommended. This will also help ensure that a mixed form
of development is secured thereby helping to retain the
essence of the area. However, some key infrastructure
investment may be needed at an early stage in order to
release higher values later on in the scheme. The careful
phasing of development will help ensure that sites come
forward for marketing and development at the appropriate
stage and that the overall cashflow can be sustained.
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NEXT STEPS
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Key to this Masterplan is the process of delivery.
Considerable work investigating the barriers to
improvement of the area has been undertaken
and this informs the next steps set out below.
There are four essential steps that must
be taken.

1. SECURE POLITICAL SUPPORT

Advancing the comprehensive improvement
and regeneration of Stapleton Road North will
require the commitment of many people and
agencies, not least Bristol City Council, in order
to secure the necessary financial and staff
resources. A political strategy is therefore vital
to persuade the City Council of the importance
of the scheme and to give it the necessary
priority.

2. ADOPT PLANNING POLICY

Clear and unequivocal Planning support for
comprehensive redevelopment and change is
essential if developers are to be persuaded that
their investment will be safe.

The policy context, which supports the
principles of the proposed development, is
described above together with details of
planning permissions already granted. The
process of preparing and adopting the new
Local Development Framework (LDF) is
underway. If progress is to be made at
Stapleton Road North it is important that the
opportunities are identified in the LDF and site
allocation(s) is recommended (see the ‘Next
Steps’ report).

The use of Supplementary Planning Documents
(SPD) for sites such as Stapleton Road North is
promoted by PPS12 and would give clarity to
developers, and should be supported by policies
in the emerging LDF. This Masterplan and its
supporting documents provide the information
needed to rapidly prepare a SPD for the area.

3. SECURE LAND ASSEMBLY
Across the five sites there are a large number of
landowners. Some of the key sites have fewer

owners some of whom are already engaged in
the regeneration process. Strenuous attempts
must be made to bring all landowners to the
table and to reach a water-tight agreement on
the parcelling of land in order to achieve the
strategic aims for the area.

If all attempts to persuade the landowners to
voluntarily parcel their landholdings fail then
the local authority has the power to resort to
compulsory purchase. Indeed, to avoid delays, a
prudent authority would initiate the CPO
process as a fall-back position while
negotiations are ongoing.

A key part of any CPO strategy is the presence
of a viable scheme which has a reasonable
prospect of going ahead, and is unlikely to be
blocked by any legal, financial or physical
impediments.  Planning permission for the
development must have been granted (or no
obvious reason exist as to why it would be
upheld) and a development partner must have
been identified.

The timescale and human resources needed to
undertake compulsory purchase must not be
underestimated. It needs commitment from
planners, surveyors, lawyers and accountants
within the local authority as well as the
developer. The minimum timescale for
completion of a CPO is 18-24 months.

If granted, landowners are normally granted
compensation on the basis of existing use plus
disturbance. The cashflow to fund the CPO
must be in place.

4. IDENTIFY DEVELOPMENT PARTNER

There is a need to find developers and investors
who specialise in the unusual and more risky
schemes that mainstream companies shy away
from. Colliers CRE have already identified these
specialist developers and secured some interest
in Site 1, but they succeed through carefully
managing the exceptional risks to which they
are exposed. Nevertheless, fragmented land

SITE 5: Railway station: After voluntary and community sector investment 2008

ownership and vague planning objectives are two key risks
that will deter any developer, even the specialists. Conversely,
united support from local agencies, a commitment to packing
the land interests together and a clear path through planning
will help developers engage even if the market and end uses
are unusual and particularly creative development approaches
are needed.

With a number of different sites there is potential to recruit a
number of developers to the scheme. In some instances
however, such as a CPO, a developer must be identified at an
early stage. Similarly, particularly complex sites may need a
particular type of developer who can bring the right resources,
commitment and vision.

An appropriate developer is likely to be one who focuses upon
mixed use schemes in difficult market areas, and possibly with
a multicultural focus. Colliers CRE believe that appropriate
developers will come forward but only with a package of plans
outlining suitable development options for the site, including
the necessary gap funding. Clearly, the promotion of a
scheme will be easier if firm interest exists from potential
occupiers with good covenants.

CONCLUSION

This Masterplan has demonstrated the particular issues and
needs found at Stapleton Road North. At the same time, there
are unique opportunities to be had if key obstacles such as
multiple land ownerships can be overcome. A scheme of
future uses has been identified for the various sites and
although financial viability of the development cannot be
demonstrated in the current market, the support of key
agencies could enable significant improvements to be
delivered for this inner-city area.

SITE 5

Architect’s impression: View from South West (gcp)

‘Some of the key sites have
fewer owners some of
whom are already engaged
in the regeneration process.
Strenuous attempts must be
made to bring all
landowners to the table and
to reach a water-tight
agreement on the parcelling
of land.’
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