
AGENDA ITEM NO. 10

BRISTOL CITY COUNCIL

CABINET

25 MARCH 2010

Report of: Strategic Directors of Resources, City Development &
Neighbourhoods 

Title: West of England Delivery and Infrastructure Investment
Framework (Single Conversation)

Ward: Citywide

Officer Presenting Report: Will Godfrey, David Bishop & Graham Sims

Contact Telephone Number: 0117 9224420, 01173525939, 0117 9223290

RECOMMENDATION
It is recommended that Members:

1. Approve the West of England Delivery & Infrastructure Investment
Framework 2010/11 – 2019/20 (Appendix 1 & 1a)

2. Approve the 2010/11- 2012/13 Delivery & Infrastructure Investment
Plan concluded with the Homes & Communities Agency, particularly
those projects highlighted within Bristol. (also within appendices 1 &
1a)

3. Approve the use of council assets to deliver Bristol's element of the
Delivery & Infrastructure Investment Plan

Summary

● The West of England Delivery & Infrastructure Investment Framework
has been produced jointly by the West of England authorities and the
Homes and Communities Agency (HCA) to allocate £60m per year of
HCA investment towards delivering sustainable growth across the sub
region. Appendix 1 provides details of the Delivery & Infrastructure
Investment Framework and initial five year plan. Pages 36-41 of
appendix 1a provides further information as to how this funding has
been allocated, subject to project specific appraisal.

● Bristol will focus delivery on the creation of sustainable communities in
three priority places; South Bristol, Lockleaze and the Central Area,
but will also focus specific investment around existing centres through
“suburban intensification” as well as the key themes of affordable and
supported housing.
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● Sustainable communities will be delivered in Bristol by providing a
balance of housing and employment opportunities and ensuring
residents have easy access to high quality open space and community
facilities. The City is committed to sustainable construction and a
place-shaping approach to enable renewal and regeneration, in line
with Bristol's Core Strategy and the emerging Bristol Development
Framework. 

● As a major land owner, the Council has an opportunity to lever in more
investment and maximise the potential of its substantial assets by
using a more flexible approach to asset management on key sites. A
fifteen year financial programme has been developed to ensure a new
approach to asset management can be afforded in the long term.

The significant issues in the report are:

● New investment for Bristol communities to deliver sustainable growth
in line with the Core Strategy and the emerging Bristol Development
Framework

● Sustainable growth to include the delivery of homes, jobs and high
quality environments 

● Approach to growth will be driven by the Bristol Development
Framework through a Place-Shaping agenda.

● Potential for the City Council to use its assets and resources to
maximise the potential for investment in these priorities

Policy

1. The West of England Delivery and Infrastructure Investment Plan and
Framework do not themselves make policy, but merely support existing
and emerging policies as set out in the Bristol Development Framework
and housing strategy.

2. See appendix 1 page 11 for policy implications for the West of England

Consultation

3. Internal
Leader and Executive members, Strategic Leadership Team,
Infrastructure and Development Board, Housing Delivery Programme
Board and Team have all been involved in the production of the
framework and plan
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4. External
The West of England Partnership has facilitated the production of the
Delivery & infrastructure Investment Framework and plan. The
partnership has engaged other WoE partners, the Homes and
Communities Agency, SWRDA, the Environment Agency,
GOSW,Highways Agency, Developers and Registered Social Landlords
in the production of these documents.

Context
See Appendix1

Proposal

5. Appendix 1 captures the approach taken by the West of England in
producing the Development & infrastructure Investment Framework and
plan. However, the specific implications for Bristol are as follows

Priority Places: 

6. Bristol has highlighted the City Centre, Lockleaze and South Bristol as
priority places where it wishes to promote infrastructure investment and
sustainable development. 

6.1. The City Centre: the key locations of Stokes Croft, Temple Meads
and St Phillips (north of the Feeder) and Dove Lane have been
identified as providing significant development opportunities, which
will be unlocked following master planning, land assembly, site
preparation and investment in jobs and homes

6.2. Lockleaze: the key locations of Bonnington Walk Allotments and
Playing fields, Lockleaze and Romney Avenue Schools, Walscourt
Farm and Gainsborough Square have been prioritised for
investment and development in order to deliver a more balanced
and sustainable community

6.3. South Bristol: the key locations of Knowle West, Kingswear and
Torpoint and Hengrove and Hartcliffe Campus have been
highlighted as priorities for focussed regeneration. This will primarily
involve master planning in the short term, in order to deliver the long
term growth of housing, new employment provision, high quality
open space and local community facilities accessible by sustainable
transport.  

Priority Themes

7. Bristol has adopted the West of England's subregional priorities of
Suburban Intensification, Gypsy and Travellers and Supporting People.
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This provides an opportunity for investment outside the priority locations
in affordable housing, very sheltered housing schemes and support for
vulnerable adults. In addition, this enables the provision of gypsy and
traveller sites in accordance with the Core Strategy and emerging Bristol
Development Framework.

Potential Investment

8. The West of England Delivery & Infrastructure Investment Plan has been
developed with guidance from the HCA who have advised that their
annual allocation to the West of England is anticipated to total
approximately £60m. The HCA has agreed that WoE can over-
programme by 10-15% to allow for slippage. The Delivery &
Infrastructure Investment Plan has allocated the following funding to
Bristol:

2010-11 2011-12 2012-13 2013-14 2014-15 Total HCA
£12m £23m £29m £39m £41m £144m

Note that for 2010-12 these figures are additional to approximately £25m
of funding which is already committed. The investment within the tables
is also subject to project specific appraisals by the HCA and available
funding. A further breakdown of this investment is available on p.36 of
appendix 1b

9. The council has evaluated alternative approaches to its assets in the
priority locations and will support the delivery of the above objectives
through the phased disposal of land in order to kick start sustainable
development in the short term, while capturing development value in the
long term. The financial assessment below sets out the proposal
approach taken by the City Council. It should be noted that this
approach is evolving, and will require regular reviewing and updating.

Project Governance

10. There are a number of existing project and programme boards that
currently oversee the delivery of the above priorities. These will need to
be reviewed and resources allocated accordingly in order to ensure
sustainable communities outcomes are met and investment is delivered.
The Infrastructure and Development Board will give this consideration in
due course.

Other Options Considered

11. The only other option available is to not make council assets available
within the approach outlined above. Given the City council is the majority
land holder in most of the locations specified, this option was discounted
because this would significantly reduce the investment available from the
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HCA.

Risk Assessment

12. Assets within the Delivery & Infrastructure Investment Framework will be
managed within a portfolio and as a single entity. Given the uncertainty
of property markets the council will take a managed approach to risks.
Land values, disposal approaches and site specific costs will be subject
to regular sensitivity and risk assessments in order to manage risk. 

13. Risk assessments will be carried out prior to assets being committed in
order to identify and manage the risk of one or more sites no longer
being included within the portfolio.

14.  There are also additional organisational, project and reputational risks
and opportunities still to be understood. Given the strategic level of the
work at this stage these have not been formalised. Further work will
allow these to be more clearly defined and mitigated in due course.

Equalities Impact Assessment
11.  It is considered that the impact of these proposals will assist in achieving
more diverse and equitable communities within Bristol with the aim of leading
to a greater proportion of the population living in improved environments.

Consultation has been of a general nature and not specific to identifying
possible equality / community cohesion issues however this project links into
other major key projects which are either in the process of or will need to
complete an Equalities Impact Assessment. 

Environmental checklist - see appendix 2

Legal and Resource Implications

Legal
There are no specific legal implications that arise as a result of 
this report. The West of England Delivery and Infrastructure 
Framework supports the Council's emerging core strategies and 
Development Framework and will need to be kept up to date with 
any relevant modifications that are made as the core strategies  
and Development Framework pass through due statutory process
towards adoption.

Any projects and proposals that come forward as a result of the 
Delivery and Infrastructure Framework will be the subject of 
further detailed consideration and scrutiny by the appropriate 
council bodies at the time those projects / proposals are prepared
for implementation.
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Legal Implications advice given by: Joanne Mansfield - 
Principle  Solicitor

Financial

(a) Revenue
Project development costs have been contained within existing budgets.
Individual projects will have project managers funded either from the
HCA allocation, or from existing resources. 

(b) Capital
A financial model has been produced for a number of council owned
potential development sites across Bristol in order to give an indication
of potential costs and income. The model is indicative only at this stage
and variations in the costs, income or timing of these have a significant
impact on the financial implications.  If this approach is approved, further
work will need to be undertaken to refine the model. 
If approved, and confirmation of funding received from the HCA a
detailed business case must be submitted for each site, or group of
sites. This must be approved by Cabinet prior to expenditure being
committed.  The business case would include:

•        Estimated total cost (Capital and Revenue), including
assumptions and timing of costs.Impact on the existing Capital
Programme. 

•     Proposals for funding the costs identified. 

•     Estimated income, including source, timing, method of claiming
income, and any restraints / limitations on the use of this income. 

•     Proposals for alternative funding if the assumed income is no
longer available or there is a shortfall in the funding. 

•     Consequences of delay to the project, ensuring an appropriate
level of contingency is included. 

•     If proposal is based on a group of sites provide details of the cost
consequences of one or more sites no longer being included. 

Project Manager / Director to work within the agreed Budget approved by
Cabinet. 
Requests for spend in excess of Budget to go through Cabinet, via a
revised business case, setting out clearly the reasons for the increase.  

Land
No additional resources have been planned for.
Peter Robinson: Service Director, Finance
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Personnel
Not Applicable

Appendices:

Appendix 1: West of England Delivery and Infrastructure Investment
Framework.

Appendix 1a: West of England Delivery and Infrastructure Investment
Framework appendices A-0

Appendix 2: West of England Delivery & Infrastructure Investment
Framework Eco Impact assessment

LOCAL GOVERNMENT (ACCESS TO INFORMATION) ACT 1985
Background Papers:

* Note, Appendices held within appendix 1a are exempt - Not for publication
by virtue of Paragraph 3 of Part 1 of Schedule 12(A) to the Local Government
Act 1972 as amended by the Local Government (Access to Information)
(Variation) Order 2006
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                                                                                    AGENDA ITEM  
West of England, Council Cabinets 
March 2010 

 
WEST OF ENGLAND 2010/11-2014/15 DELIVERY & INFRASTRUCTURE 
INVESTMENT PLAN WITH THE HOMES & COMMUNITIES AGENCY, FOR 
LOCATIONS LIKELY TO REQUIRE PUBLIC INVESTMENT. 
 
 
RECOMMENDATION 
 
 
That the Board endorse the Plan (at Appendices D & E) prior to its consideration by 
Council Cabinets. 
 
 
PURPOSE OF THE PLAN 
 
1. The Delivery & Infrastructure Investment Plan was first proposed in the MAA to: 
 

• Support the delivery of the local authorities Core Strategies. 
 

• Contribute to the implementation of economic, social and environmental 
infrastructure, to deliver growth in homes, jobs and mixed and sustainable 
communities. 

 
• Contribute to working with the development industry, both to assist market 

recovery and to provide confidence to investors in the sub-region. 
 

• Provide a well-evidenced plan for the sequencing and phasing of 
development in the sub-region, including engagement of the development 
industry and discouragement of inappropriate development. 

 
2. Work is continuing with the authorities and GOSW to ensure the Plan has status as 

a “material consideration” in planning decisions including appeals, to support spatial 
planning policy in the emerging and final core strategies. 

 
3. The 2010/11-2014/15 Delivery & Infrastructure Investment Plan appended to this 

report has been developed through the Single Conversation, with the Homes & 
Communities Agency, the South West Regional Development Agency and other 
bodies, and has focussed on the delivery of: 

• Sustainable places in priority areas: mixed and sustainable communities 
 

• Economic prosperity and opportunity: employment sites to attract business 
investment 

 
• Housing for everyone: market, affordable, supported and social housing. 
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THE SINGLE CONVERSATION: PLANNING INFRASTRUCTURE DELIVERY 
 
4. Based on the Councils’ emerging Core Strategies, which underpin their Local 

Development Frameworks, council and partnership officers have identified and 
assessed a long-list of priority developments likely to require public investment in 
infrastructure in the period 2010/11 – 2014/15. At a ‘plan’ level (many of the 
developments are not yet fully-developed projects) officers have estimated the public  
infrastructure funding gap, based on assessments of the viability of developments as 
the economy moves from recession into recovery. 

 
5. This assessment of the infrastructure requirements of priority developments likely to 

require public investment has been reviewed and further prioritised through the 
Single Conversation. The Conversation is a delivery model devised by HCA to 
integrate the work of public sector bodies and agencies in supporting the 
development set out in the Council’s emerging Core Strategies. 

 
6. In a wider context the Conversation includes the local authorities, the public assets 

they have to contribute and its co-financers of development; this means the HCA 
and RDA but potentially also agencies with regulatory as well as investment 
functions such as the Environment Agency and the Highways Agency. 

 
7. The expected cuts in public expenditure are a serious threat to the delivery of the 

infrastructure required to support existing and future growth in communities. 
 
8. The Conversation therefore also has still to consider other sources of finance such 

as: cash-flow support through the Regional Infrastructure Fund; the potential 
opportunity to retain business rates in a particular development area to support 
public infrastructure gap; and in the longer term, the proposed Community 
Infrastructure Levy. 

 
9. In addition the Conversation will also need to further engage the infrastructure 

providers (utility companies, the Health Service and the police) to ensure timely 
provision, as well as developers and agents to inform them of the emerging plans 
and to seek their views on the changing viability of development and other issues to 
be taken into account in planning delivery. 

 
10. The Regional Funding Allocation for Transport Investment from DfT remains key to 

dealing with the existing investment deficit and to making provision for the projected 
high levels of growth in homes and jobs. This investment is essential to securing 
effective access for communities, to providing attractive investment opportunities for 
business and to supporting the growth and productivity of the sub-regional economy. 
The sub-region is promoting continued support for its £45Om RFA2 Transport Major 
Schemes Programme in view of the high levels of growth planned and the economic 
contribution of the sub-region to UK PLC. The Single Conversation has reinforced 
the need for infrastructure prioritisation for the development of jobs, homes and 
communities, including transport, to be fully aligned. 
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11. In early discussions with the HCA and RDA it was agreed that co-ordinated 
investment in homes, jobs and community facilities in Priority Places would in 
combination demonstrate significant additional output and outcomes. Further 
investment would also be allocated to continuing needs based investment in 
affordable and supported housing in Rural & Market Towns and in Localised 
Suburban intensification. 

 
PROPOSALS 
 
Development and Initial Prioritisation of the Delivery&Infrastructure Investment Plan 
 
12. Initially council officers identified a long list of such draft priorities for development 

likely to require public investment over the period 2010/11 – 2019/20. The objective 
was to prepare proposals that are firm for Years 1-3 and soft for Years 4&5 and 
included investment to support: 

 
• Priority Places: land assembly and acquisition; site preparation, planning and 

remediation; capacity building, studies and master planning; site specific 
infrastructure such as roads and bridges; community infrastructure; flood 
alleviation and mitigation; employment space, especially subsidised and 
incubator provision in mixed-use developments; Priority Place based 
affordable & supported housing  

 
• Affordable & Supported Housing in Rural & Market Towns and Localised 

Suburban Intensification: largely meeting the needs and re-balancing smaller 
communities.  

 
13. Council officers provided information on which infrastructure investment at each 

Priority Place was assessed for strategic fit and deliverability. This process required 
council officers to be increasingly specific about the nature, scope, timing and 
outputs of developments, and the infrastructure needs likely to require public 
investment. Such work remains at ‘plan’ level, since not all the developments are 
fully-fledged projects. 

 
14. At this stage too, council officers had to make working assumptions about the 

viability of development at Priority Places. In assessing value for money 
assumptions have been made when appraising the proposed level of public 
investment in infrastructure against the strategic benefits and direct outputs that 
result. Viability and value for money assumptions will be tested further when 
investment is appraised as detailed submissions are made to co-financers such as 
the HCA and RDA. 

 
15. At this earlier stage it was impractical to assess, in the same way as for Priority 

Places, the strategic fit of Affordable & Supported Housing in Rural & Market Towns 
and Localised Suburban Intensification. Council officers put forward proposals that 
could be delivered in the timescales specified and contributed to meeting targets in 
their Local Area Agreement.  
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LEVELS OF INVESTMENT 2010/11 – 2014/15 
 
16. In finalising priorities for 2010/11 the following factors had to be taken into account: 

 
• The use by HCA for 2010/11 only of a ‘bids’ system inherited from the 

Housing Corporation, one of its predecessor bodies. This involved 
submissions for investment from the councils, Housing Associations and 
developers, to assist prioritisation of investment in 2010/11, largely through 
the National Affordable Housing Programme (NAHP).  From 2011/12 local 
priorities will be identified through the Delivery & Investment Plan based on 
local authority Core Strategies 

 
• Commitments already made for the period 2010/11 – 2011/12 include final 

payments based on the HCA’s substantial investment in 2009/10 to assist 
recovery in the housing market and other continuing committed development. 
Overall these factors reduce the investment available for 2010/11 through 
NAHP committed expenditure and the ‘Kickstart’ Scheme to recover the 
development of market homes. 

 
17. Over the period 2010/11-2014/15 the HCA agreed to a measure of over-

programming to acknowledge the risk of slippage on account of the challenge of 
delivery and the outcome of future detailed value for money assessments.  This is 
reflected in the Plan chart and spreadsheet (Appendices D and E).  With over- 
programming, on a core annual HCA investment of c. £60m p.a., the Appendices in 
Years 1-3 provide on average for infrastructure investment projects of c.£73m p.a. 

 
18. In the case of the RDA, estimated investment in the West of England over the period 

2010/11 – 2011/12 is as follows: 
- 2010/11 £14.3m (all committed) 
- 2011/12 £15m (£5m committed) 

No RDA commitments are included in the Plan.  Further discussions about future 
investment, especially in sites and premises for employment, are required both 
amongst the councils and their economic partners, including with the new RDA 
Executive and Area Directors for the sub-region. 
 

19. Work remains to be done on other potential sources of investment. As well as the 
use of public assets these may include:  

 
• The Regional Infrastructure Fund (RIF), which provides cash flow support 

where a detailed business plan demonstrates the development, can repay 
the loan required to close the infrastructure funding gap, either through future 
s106 receipts or the project business plan. The RDA is considering a private 
sector backed RIF to augment the publicly funded scheme. 

 
• Exploring any scope for aligning any Environment Agency or Highways 

Agency investment to give support to eligible investment required as part of 
developing Priority Places. 
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• Monitoring any further national developments in the retention of business 

rates in an area for an agreed period to meet public infrastructure funding 
gaps. An application has been made for Accelerated Development Zone 
status in response to a call for proposals from government. 

 
• Further examining scope for the application of Community Infrastructure Levy 

if as planned by government the scheme becomes available in April.  
 
FURTHER PRIORITISATION OF PRIORITY PLACES  
 
20. The strategic fit and deliverability assessments identified a number of premium 

priority places.  Further prioritisation then took place to determine the highest priority 
locations for inclusion in the Delivery & Infrastructure Investment Plan for 2010/11- 
2014/15. This further work identified the following Priority Places. 
 
• ‘City Centre and Major Business Locations’ 

 
Bath City Centre – Bath City Riverside 
The development of this major Brownfield site provides an opportunity to extend 
Bath City Centre and minimise car dependency within the city.  Delivery of the 
expansion of the City Centre is essential in providing new housing both market and 
affordable, and promoting employment led growth in key sectors by delivering 
modern business, leisure and retail space together with new tourism facilities.  In 
order to bring forward development at Bath City Riverside investment needs to be 
made into a number of key infrastructure schemes including flood alleviation, land 
assembly, remediation and affordable housing.  This investment is fully aligned with 
the RFA 2 tranpsort investment and delivery of the Bath Transportation Package. 

 
Bristol Central Area – Temple Meads, North of Feeder Road, Stokes Croft and 
Dove Lane 
A key priority for the sub-region is the maintenance and enhancement of the City 
Centre; this is a reflection of its economic importance.  Development of the City 
Centre reflects sustainable development objectives; this includes capacity building for 
Temple Meads and North of Feeder Road, acquisition, demolition and refurbishment 
of Westmoreland House in Stokes Croft, affordable housing and improvement to the 
public realm at Dove Lane; and. 

 
 
Emersons Green/Staple Hill/Kingswood including priority areas 
The east fringe of Bristol includes a number of distinct communities within which 
there are pockets of relative deprivation and which has been designated a Priority 
Neighbourhood; employment opportunities within the east fringe are severely 
restricted and the quality of the urban environment is poor. In recognition of its 
importance to the economic success of the area, capacity building is needed to 
ensure that proposed public support for the Science Park is maintained. HCA 
investment will also be required to ensure the delivery of affordable housing at 
Emersons Green East, a large mixed-use development allocated in the South 
Gloucestershire Local Plan, and other medium-sized developments in the priority 
area. 
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Filton/Patchway/Cribbs 
Filton and neighbouring Patchway have been identified as Priority Neighbourhoods 
that need additional support in order to improve quality of life for local residents. 
Residential developments at Filton Northfield and Cribbs Causeway will help meet 
the pressing housing needs in the Bristol North Fringe and provide appropriate 
community facilities. Development at Filton Northfield has commenced; new 
dwellings will be delivered over the next 12 months. However, HCA and RIF 
funding is essential to delivering development on this strategic site. At Cribbs 
Causeway an urban design framework and masterplanning are required to guide 
the development of new communities.  

 
Top of M32 – incorporating Wallscourt Farm (S.Glos part) 
Significant major new housing development in the area from Lockleaze to Bristol 
Parkway railway station will build upon the locational strengths of the area and 
address the significant imbalance between jobs and homes. Three strategic 
housing developments will be progressed at Wallscourt Farm, Harry Stoke and 
East of Coldharbour Lane. Delivering this development requires public support for 
capacity building through an urban design framework and the provision of 
affordable homes.  
 

• ‘Support for Regeneration’ 
 

South Bristol – Hengrove Park / Hartcliffe Campus 
Hengrove Park and the Hartcliffe Campus offer the potential to create a counterpoint 
to the North Fringe.  With ambitions for investment in social, physical and 
environmental infrastructure and better access to jobs and services, to reduce 
disadvantage, develop more mixed and sustainable communities and attract 
increased business investment and more local employment.  To release remaining 
development opportunities in the area investment is required in master planning, site 
assembly, site preparation, highways and utilities, community facilities and public 
transport.  

 
South Bristol – Knowle West  - Kingswear, Torpoint, Filwood, Inns Court 
The Knowle West Regeneration Framework is currently being developed and sets 
out the strategic plan for change in the area, including opportunities for new homes, 
jobs, transport infrastructure, and improved open space and relatively poor access to 
jobs and local services.  At Kingswear and Torpoint proposals are being prepared to 
revitalise the neighbourhood; prioritised by the council as an exemplar project setting 
the standards for future development in South Bristol. 
 
North Bristol- Lockleaze (Wallscourt Farm) (Bristol) 
Lockleaze is an isolated low-density former council housing estate in the North of 
Bristol, where residents currently experience significant disadvantages.  The City 
Council is seeking to regenerate the area by investing in housing renewal, improving 
local facilities and amenities, and improving access to employment opportunities. 
Delivering this development requires public support for the provision of affordable 
homes, public realm improvements and improved access. 
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Weston Town Centre 
Weston Town Centre is a key priority in the Partnership Vision 2026. The town 
centre has suffered from underinvestment over several years resulting in a poor 
retail offer and areas of Central and South Wards which feature in the top 5% most 
deprived nationally. Several key development sites have been identified as early 
priorities for securing town centre extensions that will provide a wider range of 
business units and enhance the existing retail offer. In order to bring forward 
development at the key sites (Town Centre, Dolphin Square, Southward, Victoria 
Square) investment will be required to deliver supporting infrastructure, allow site 
preparation and ensure delivery of affordable housing. 

 
Weston Urban Extension – Weston Airfield, Locking Parklands 
The urban extension is essential for meeting the development targets for Weston-
super-Mare, with the ambition to deliver employment led development, 
accompanied by a number of market and affordable homes.  The large expanse of 
previously developed land constitutes Weston Airfield and Locking Parklands; 
infrastructure improvements at Weston Airfield will improve access to employment 
opportunities from Weston-super-Mare, whereas kickstart funding at Locking 
Parklands will encourage the development of a sustainable community. 
 
• ‘Improving local communities’ 

 
Somer Valley 
Acknowledgement of the need to enhance the ‘self-containment’, secure economic 
re-investment and arrest further increase of travel to Bath and the wider area. 
 
Keynsham 
There are proposals for the development of outworn town centre sites, allocated 
residential land and for the regeneration of Cadbury’s following the expected 
closure. Delivering these proposals will secure economic re-structuring, significant 
contributions to development targets and improved self-containment. Public 
investment will be required in support of planning, access improvements and 
development of brownfield sites. 
 
Yate/Sodbury 
Opportunities for housing and employment growth have been identified at Yate and 
Chipping Sodbury to achieve greater self-containment of the market towns and 
increase their strength and vitality as service centres. Building out existing housing 
commitments and planning a new urban extension will enable the development of a 
more sustainable community. HCA funding will be required for an urban design 
framework to guide the delivery of mixed and sustainable communities at the urban 
extension, with a significant proportion of affordable housing. 
 
Thornbury 
Scope for further modest development is being investigated, Securing further 
development would facilitate the safeguarding and enhancement of local services. 
HCA funding would support planning studies and master planning. 
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21.  The prioritisation of investment within these Priority Places focussed on: 
 

• Further examination of the deliverability, risks and sequencing, primarily 
within Years 1- 3, of the distinct investment streams within each location 

 
• Balancing continuity for the developer against the need for flexibility to 

ensure the best strategic fit for investment  
 
• Individual and collective impact of these investment streams on strategic 

objectives, leverage, the pace & scope of development, total outputs and 
value for money 

 
• Avoiding any investment where rising development viability means a market 

solution is foreseeable 
 
• Overall ensuring the sub-regional offer based on public investment in 

infrastructure is providing attractive choices to the public to encourage the 
recovery of the housing market 

 
Making provision for Affordable & Supported Homes in Rural & Market Towns and 
Localised Suburban Intensification 
 
22. Whilst recognising the strategic importance of Priority Places the prioritisation 

process had to strike a balance with the high level of need for both affordable and 
supported homes across the wider community. Factors that were considered 
included the: 

• Level of need, taking into account the most recent Strategic Housing Market 
Assessment  

• Local Area Agreement targets which have to be met. 
• Most appropriate distribution of such homes between Priority Places and 

other locations 
• Opportunity cost in the Priority Places 
• Confirmation of their deliverability  
• Changes circumstances 

 
23. This thematic investment provides for existing or new requirements outside of the 

Priority Places. 
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APPENDICES  
 

Draft Strategic Case for Investment  
(Abstract: Exempt Appendix A.  Full version: Exempt Appendix B.) 
 
 
24. The Draft Strategic Case addresses: 
 

• Sub-regional context, objectives and requirements 
 

• Challenges and Opportunities 
- Delivering growth 
- Scale of affordable housing need 
- Regeneration 
- Mixed, sustainable communities 
- Infrastructure provision and the viability of development sites 
- Realising the priorities of the spatial strategy 
 

• Approach to Priority Places and Sub-regional Priority Themes 
 

• Summary of Priority Places and Sub-regional Themes 
 
Map of Priority Places requiring public investment (Exempt Appendix C)  
 
25. This map shows the location of Priority Places in relation to planned investment in 

Major Transport Schemes up to 2019/20. 
 

26. Whilst further discussion of Avonmouth Severnside is envisaged, no public 
investment is currently proposed in the period up to 2014/15. A recent submission to 
government responded to a request for expressions of interest in establishing an 
Accelerated Development Zone. This would enable business rate in an agreed zone 
to be retained for an agreed period, as a means of financing infrastructure. 
 

27. Recent decisions affecting Keynsham may require some flexibility in the current 
allocation of investment. 

 
 
The Plan: Chart of Infrastructure Investment 2010/11–2014/15 
(Exempt Appendix D) 
 
28. This depicts investment by location and type for the period 2010/11-2014/15 

alongside outputs from investment in Priority Places by 2019/20. 
 
 
The Plan: Spreadsheet of  Infrastructure Investment by project, concluded with the 
Homes & Communities Agency (Exempt Appendix E) 
 
29. This spreadsheet summarises the type and level of investment over the period 

2010/11-2014/15 in Priority Places and Affordable & Supported Housing.   
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Map of Location of Overall Homes & Jobs Trajectory (Exempt Appendix F) 
Table of Overall Homes & Jobs Trajectory 2006-2026 (Exempt Appendix G) 

 
30. These Appendices identify the total growth in jobs and homes in the period up to 

2026 envisaged by emerging Core Strategies, including those requiring public 
investment summarised at Appendix E.  

 
Schematic Map of Transport investment proposed as part of RFA2 Major Schemes. 
(Appendix H) 
 
Responses from the: 
Environment Agency Appendix I 
Highways Agency Appendices J, K,L 
Housing Associations Appendix M 
Development Industry Appendix N 
Joint Scrutiny Committee Appendix O 
 
31. Further Action has/is being taken in response to these views.  Further engagement 

is planned in all cases. 
 

Summary of actions beyond the March Council Cabinets 
 
32. During and/or beyond the approval of the Plan the following actions are envisaged. 

• Conclude discussions on the support required to enable the provision of 
pitches for Gypsies and Travellers. 

• Early formal agreements with HCA on the investments set out in the 2010/11 
Plan, subject to formal appraisal and final assessments of viability. 

• Further operational planning to ensure the delivery of the investments 
envisaged for 2011/12 to 2014/15, in line with emerging Core Strategies. 

• Concluding formal arrangements for recognition of the Sub-regional Delivery 
& Infrastructure Investment Plan as a “material consideration” in planning 
decisions including appeals. 

• Continue negotiations with the RDA and strengthen the sub-region’s 
approach to increasing economic growth and competitiveness, and to agree 
future investment.   

• Take further action to exploit other potential sources of investment, especially 
the Regional Infrastructure Fund (RIF). 

• Continue negotiations with the Environment Agency and Highways Agency 
and open discussions with infrastructure providers including the Regional 
Health Authority and Public Utilities. 

• Further engagement of Development Industry and Housing Associations as 
delivery partners. 

• Strengthening of sub-regional operational planning and programme 
management arrangements.  

• Use the Plan and the Strategic Case in RFA2 Transport negotiations, in 
responding to consultations on the forthcoming Comprehensive Spending 
Review, and in lobbying Government. 
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POLICY IMPLICATIONS 
 
33. The Plan supports the Council’s emerging Core Strategies and will be modified to 

reflect any modifications included in the approved Strategies. 
 
34. The prioritisation of investment has involved relevant officers of the four Councils 

and the Partnership Office and has taken into account the views expressed by 
Partner organisations during the Single Conversation. 

 
35. The homes and jobs outputs are below the original Draft RSS and the Government’s 

Proposed Changes to RSS. The Proposed Changes are currently the subject of a 
Sustainability Assessment required by Government; based on recent advice from 
GOSW this assessment is planned for completion by March 2010, and Government 
may decide on further public consultation. 

 
FINANCIAL IMPLICATIONS  
 
36. The formal agreements to secure HCA investment will in appropriate cases require 

the Councils to include the value of appropriate public assets used to secure 
development. 

 
Author: Terry Wagstaff, Chief Executive, West of England Partnership 

  Telephone 0117 922 2639; Email: terry.wagstaff@westofengland.org
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Appendix 2: West of England Delivery & Infrastructure Investment Framework Eco
Impact assessment

Eco Impact Checklist
Title of report: Bristol element of the West of England Infrastructure Investment
Framework
Report author: Dan Offord
Anticipated date of key decision: 25th March 2010
Summary of proposals:
Cabinet are being asked to endorse a plan of investment in infrastructure in order to
deliver the City's planned growth, as highlighted within the emerging Bristol Development
Framework. 

The plan will focus investment on creating better places, focussing particularly on
sustainability, quality urban design, affordable housing and renewing existing
communities by initiating approximately 10,000 dwellings and 7,000 jobs. 

The approach will cover the next 10 years, with particular focus on 2010-13

Mitigation measures are built into the process as follows:
● Each project will be assessed by the HCA project appraisal process and by BCC

on a scheme by scheme basis against the following sustainable criteria and the
emerging BDF policies.

● Consistent specifications will be applied, to be at least equivalent to HCA
standards relating to:
- Code for Sustainable Homes ratings - Level 4 (2010-13), Level 5 (2013-2015)
and Level 6 (2016 onwards).

- Building for Life ratings
- Lifetime Homes
- space standards

● All non residential development will be required to achieve BREEAM Excellent as
a minimum.

● All development will be required to achieve Excellent as a minimum in the
BREEAM Sustainable Communities Scheme 

In addition, each project will be presented with site specific opportunities to improve their
environmental performance (for eg. sites' orientation, potential for allotments), that fall
outside the standard assessment process. These opportunities will be assessed through
robust project governance processes.
Will the
proposal impact
on...

Yes/
No

+ive
or 
-ive

If yes...
Briefly describe
impact

Briefly describe Mitigation measures

Emission of
Climate
Changing
Gases?

Yes - ve Emission of climate
changing gases
from energy and
materials used
during the
construction works.

See general mitigation measures
above

Eco Impact Assessments (EcoIA) will
consider the emissions of green
house gases and identify mitigation
requirements on a project by project



Additonal dwellings
and businesses will
increase the overall
carbon footprint of
the city

basis.

Bristol's
vulnerability to
the effects of
climate change?

Yes - ve Any new
developments may
be at risk of
flooding & extreme
weather and
should therefore
be resilient to such
events. 

See general mitigation measures
above.

EcoIAs of projects will understand the
effects of climate change before
development type is decided on.  For
example, the area around St Phillips
will require a master plan to assess
the constraints of flooding and any
alleviation/ attenuation that might be
required.

The South West Climate Change
Impact Partnership adaptation data
will be considered. 

Consumption of
non-renewable
resources?

Yes - ve

- ve

In the short-term,
there will be a
large requirement
for fossil fuels and
other non-
renewable
materials &
products during
construction
phase.

In the long term
there will be an
increase in the use
of fossil fuels for
heating and power
and travelling to
and from
developments.

See general mitigation measures
above.

EcoIAs will consider the consumption
of renewable resources and identify
mitigation requirements on a project
by project basis. 

Recent sustainable energy studies
undertaken by Bristol & BANES will
be considered and recommendations
taken forward, and where the
development is located in a Heat
Priority Area as identified in the
Bristol energy survey, district heating
will be considered.

At least 20%  renewable energy
commitment required, in part, as
outlined in the Regional Spatial
Strategy and BDF.

Production,
recycling or
disposal of waste

Yes - ve Waste will arise
from demolition &
construction  

See general mitigation measures
above.

EcoIA will consider Waste & recycling
impacts & identify mitigation
requirements on a project by project
basis.

The appearance
of the city?

Yes -/+
ve

New development
will alter the

EcoIAs will consider the visual impact
on the city & identify mitigation



appearance of the
city

requirements on a project by project
basis.

The suitability of the buildings’
appearance will be considered as
part of the planning applications.

Development through this plan will
reach Building for Life Silver
Standard, increasing to Gold
standard after 2016. 

Pollution to land,
water, or air?

Yes - ve

- ve

+ ve

The realisation of
the framework may
result in pollution
to land and water
during the
construction period

A growing city will
result in increased
car use and other
air pollution
factors.

Development will
mean
contaminated land
will be remediated
and therefore
reduce current
levels of pollution
to land and water

See general mitigation measures
above

EcoIAs will consider the impact on
pollution & identify mitigation
requirements on a project by project
basis. 

Development will focus around key
nodal points where sustainable
transport solutions are being
developed.  For example, BRT will be
a focal point for the delivery of a
number of developments.

Wildlife and
habitats?

Yes +/-
ve 

Creation of new
infrastructure /
developments may
impact on flora and
fauna

EcoIAs will consider the impact on
Flora & Fauna & identify mitigation
requirements on a project by project
basis.

BCC Natural Environment Team to
be consulted with as part of planning
process. 

Consulted with: 
Tanya Saker, Environment Adviser
Matt Sands, Environment Adviser
Celia Beeson, Climate Change and Built Environment Coordinator
Alex Minshull, Sustainable City Group Manager
Summary of impacts and Mitigation - to go into the main Cabinet/ Council Report
The investment and infrastructure plan proposes a substantial level of activity and this is
likely to consume a significant quantity of non-renewable resources & cause emissions of
climate changing gases from the physical construction works in the short term.



Each project will be assessed by the HCA project appraisal process and by BCC on a
scheme by scheme basis against the following sustainable criteria and the emerging BDF
policies
Mitigation measures are built into the process as follows:

● Each project will be assessed by the HCA project appraisal process and by BCC
on a scheme by scheme basis against the following sustainable criteria and the
emerging BDF policies.

● Consistent specifications will be applied, to be at least equivalent to HCA
standards relating to:
- Code for Sustainable Homes ratings - Level 4 (2010-13), Level 5 (2013-2015)
and Level 6 (2016 onwards).

- Building for Life ratings
- Lifetime Homes
- space standards

● All non residential development will be required to achieve BREEAM Excellent as
a minimum.

● All development will be required to achieve Excellent as a minimum in the
BREEAM Sustainable Communities Scheme 

In addition, each project will be presented with site specific opportunities to improve their
environmental performance (for eg. sites' orientation, potential for allotments), that fall
outside the standard assessment process. These opportunities will be assessed through
robust project governance processes.

The investment and infrastructure plan aims to ensure that the growth it unlocks delivers
high quality, sustainable development and communities to a level above and beyond
current planning requirements.  Therefore, while future development will result in the
increased consumption of non renewable resources, these will be less than they would be
without the plan.
Checklist completed by:
Name: Dan Offord
Dept.: City Development
Extension: X36554
Date: 16th February 2010
Verified by Sustainable City Group
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