
CABINET – 29 May 2013  EXECUTIVE SUMMARY OF AGENDA ITEM 7 
 
Report title: Bristol Arena- Project Development Costs 
Wards affected: Lawrence Hill, Windmill Hill 
Strategic Director: Rick Palmer 
Report Author: Stuart Woods 
 
RECOMMENDATION for the Mayor’s approval: 
 

1. That a budget of £250k is spent on project development costs for the 
development of an Arena in the Temple Quarter Enterprise Zone. This 
will finance the production of the business case and enable the project 
team to prepare for operator procurement this autumn. 

 
2. The procurement of and entering into contracts for the provision of 

project development costs in respect of the project totalling £1.8m, 
with the caveat that expenditure above £250k is conditional upon 
securing the funding for building the Arena. 

 
Key background / detail: 
a. Purpose of report: This report is to update the Mayor and Cabinet on progress on 
the Arena project, and also to seek approval to be spent on project development costs 
of £250k to enable the Council to develop the project. 
 
b. Key details:  
 
1. A feasibility report has been completed, which supports the case for an Arena 

to be located in the City on the former diesel depot site. The feasibility study 
now needs developing into an Outline Business Case to take the project 
forward. The £250k will enable the project team be assembled and to prepare 
the business case and the operator procurement documentation. 

 
2. When the business case is complete, the Council will have more certainty on 

how the capital cost of funding the building (estimated at £80m) is going to be 
met. There will be another Cabinet paper in the autumn, prior to beginning the 
operator procurement, which will seek permission to proceed with the 
procurement and a decision on the funding of the capital project. 

 
3. The Major Projects team is currently appointing Financial, Cost and Legal 

advisors for this phase of the project.  Going forward further internal and 
external recruitment will be needed. 

 
4. Officers are exploring ways to finance the capital cost of the project, currently 

via City Deal or a bid to the Regional Growth Fund Round 4. Decisions on both 
these are expected in the summer. 

 
5.  The programme approach is based on operator procurement this autumn, 

followed by a design competition to appoint a multidisciplinary design team and 
then contractor procurement.  The Arena is programmed to open in December 
2016. 



AGENDA ITEM 7 
   

BRISTOL CITY COUNCIL 
CABINET - 29 MAY 2013 

 
REPORT TITLE: BRISTOL ARENA PROJECT DEVELOPMENT COSTS   
 
Ward(s) affected by this report: Citywide 
 
Strategic Director:  Rick Palmer 
 
Report author:  Stuart Woods, Senior Project Manager 
 
Contact telephone no. 01179 224 355 
& E-mail address:  stuart.woods@bristol.gov.uk 
    
Purpose of the report: 
 
This report is to update the Mayor and Cabinet on progress on the Arena project, and also 
to seek approval for £250,000 to be spent on project development costs to enable the 
Council to develop the project.  
 
RECOMMENDATION for the Mayor’s approval: 
 

1. That a budget of £250k is spent on project development costs for the 
development of an Arena in the Temple Quarter Enterprise Zone. This will 
finance the production of the business case and enable the project team to 
prepare for operator procurement this autumn. 

 
2. The procurement of and entering into contracts for the provision of project 

development costs in respect of the project totalling £1.8m, with the caveat 
that expenditure above £250k is conditional upon securing the funding for 
building the Arena. 

 
The proposal: 

 
1. The £250k will enable the project team to prepare the business case and the 

necessary documentation to commence operator procurement in the autumn. 
This sum is part of a total of £1.8m required for project development costs and 
this figure is included within the overall funding requirements identified in this 
report. 

 
2. A further Cabinet report will be brought forward in the autumn when the overall 

funding for the project is secured  
 
Progress to date 
 
3. Bristol remains the only core city without an Arena.  A site has been identified 

within the Temple Quarter Enterprise Zone (TQEZ) known as the Diesel Depot 
site.  The Arena is a key catalyst to the development of the TQEZ in terms of 
spatial planning, create jobs and generating economic growth. 
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4. The experience of other cities in the UK in the procurement of Arenas is that they 

require a significant public subsidy at the outset to enable the facility to be built, 
as shown at Liverpool and more recently Leeds. It is widely accepted however, 
that there are considerable economic and social benefits generated by such 
facilities in terms of attracting spending to the city and raising its profile. These 
economic benefits will be seen in the city and sub-region. The lack of an arena 
leaves the city without the necessary sized venue that all other major cities have 
to nurture local talent and evolve it into national talent.   

 
5. An initial Stage 1 Feasibility Study for an Arena, to be located on the former diesel 

depot site, was completed in September 2012. During its preparation the 
consultants interviewed stakeholders and carried out soft market testing with 
potential operators.  The study concludes that Bristol is well placed to be able to 
accommodate and sustain an Arena. There is a good catchment area and the 
demographics of the city support an Arena and little competition within the 
catchment area. 

 
6. Officers met with a number of operators during October 2012. Overall 

engagement was positive. Key feedback from the operators was that they felt that 
Bristol was a city they could invest in terms of catchment and demographics. 
Bidder interest in the project was confirmed, with annual rental stream estimates 
broadly reflecting the assumptions made in the feasibility report. 

 
Commercial issues 
 
7. The feasibility study is based on an operator rental approach, whereby operators 

are prepared to take operational risk by signing up to 25-year rental streams for a 
fixed amount, which guarantee a level of income to the council. The Operator will 
take the risk with regard to the level of income the Arena will generate. Other 
operator models exist including a management contract with an operator or arms-
length management by the Council, to be investigated in the business case. 

 
8. Car Parking- Safe and convenient car parking that is attractively priced is key to 

the customer experience of the Arena, and an income stream.  Early modelling 
has indicated how many spaces would be required, and how much of these 
spaces would provide direct income to the Council. The broad assumption is that 
car park income raised during the day within the Zone could pay for the new car 
parking facilities, and the evening income from those facilities would provide an 
income stream to reduce the overall shortfall for the Arena development. 

 
9. Size and Configuration- There are a number of drivers, which dictate the size and 

configuration of an Arena.  One of the key tasks ahead is to confirm the size and 
configuration of the facility so that the design can progress and the business plan 
can be developed to the next stage. The needs of the operators are key to this 
work.  Currently the consultants have advised working to a 12,000 capacity 
model.  

 
Outline Business Case and Operator Procurement 

 
10. The next stage of developing the business case is to develop the following 

aspects of the project: 
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• Size and configuration of the Arena 
• Establishing a financial model for the project 
• Further operator engagement 
• Testing of delivery programme and procurement route 
• Work on the viability of conference/exhibitions options 
• Completion of the car parking strategy 

 
11. The Project Team now needs to expand both internally and externally. Financial 

Advisors have been recruited to develop the Outline Business Case.   The 
Council needs independent cost advice from a cost consultant, and these 
consultants will perform the role of cost consultant/Quantity Surveyors and 
Employers Agent.  They will be representing the Council throughout the project 
and through to settlement of the Final Account.  One of their first tasks will be to 
provide capital cost input into the Business Case. Legal advisors are also being 
appointed to prepare the Operator procurement documentation. 

 
12. The Arena project team will also need to recruit other specialist advisors to the 

project, and they include CDM Coordinator, Insurance specialists, Property and 
Planning experts, and other possible appointments not yet fully worked up. There 
will also be internal staff costs.  

 
Design Competition 
 
13. When the preferred Operator has been selected early in 2014, the Council will 

then begin a design competition to appoint a multi-disciplinary design team to 
design the building.  The Operator will be able to input into the design brief for the 
competition, and also develop the design with the successful team. 

 
Programme 
 
14. The indicative programme for the project is based on the operator rental model as 

proposed in the business case. The key milestones are set out below;  
 

• May 2013-August 2013- develop Business Case 
• September 2013-April 2014- procure operator 
• February 2014- June 2014- procure design team via a design competition 
• June 2014-July 2015- design development, submit and obtain planning 
• Sept 2014- February 2015- procure building contractor 
• July 2015- December 2016- construction and fit out 
• December 2016- facility opens 
 

Consultation and scrutiny input: 
 
No input from scrutiny is anticipated. 
 
a. Internal consultation: 
  
During the feasibility study a number of individuals were contacted for their views on the 
project:  
 
Colleen Bevan Service Manager, Environment and Leisure 
Peter Holt  Director of Communications and Marketing 
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Alistair Cox  Service Manager, City Transport 
Richard Holden Strategic Planning 
Richard Matthews Strategic Planning 
Hywel Evans  Technical Investment Manager 
Alun Owen  Service Director, Major Projects 
Jack Allan  Economic Development 
Cllr Simon Cook Executive Member for Capital Projects 
Stephen Hilton Programme Leader, Connecting Bristol 
 
b. External consultation: 
  
During the feasibility study a number of external parties were contacted for their views on 
the project: 
 
James Durie  Director, Bristol Chamber of Commerce 
Andrew Kelly  Director, Bristol Cultural Development Partnership 
Paul Appleby  Chairman, Bristol Media 
Matt Booth  Chairman, Bristol Music Foundation 
John Hallett  Managing Director, Destination Bristol 
Peter Holloway Area Manager, Homes and Communities Agency 
Music Promoters (Confidential)  
Arena Operators (Confidential) 
Kirsten Durie  Property, Network Rail 
 
Other options considered: 
 
The choice is to develop the business case and prepare to procure an operator, or not. 
The Arena development is being taken forward as it is a high political priority for the city. 
The business case is needed to take the project forward. 
 
There is a “do-nothing” scenario whereby the business case is not taken forward and no 
work is done to procure an operator. The Council could go to procurement without a 
business case but this is not recommended. The Council cannot begin operator 
procurement without the necessary contractual documentation.  
 
Risk management / assessment:  
 
The risks associated with the implementation of development costs for the Arena: 

INHERENT 
RISK 
(Before controls)

CURRENT  
RISK 
(After controls) 

No.  
RISK 
 
Threat to achievement of the key 
objectives of the report Impact Probability 

 
RISK CONTROL MEASURES 
Mitigation (ie controls) and Evaluation 
(ie effectiveness of mitigation). 

Impact Probability 

RISK OWNER 

1 There is a risk that the Council 
proceeds with the work and then 
decides not to take the project 
forward, thus incurring abortive 
costs 

Med Low Phase 1 business case has produced 
a strong case for a Bristol Arena 

Med Low Project Board 

2 Risk of overspend during the 
business case phase 

Low Low Review spend at regular intervals Low Low Project Manager 
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The risks associated with not implementing the development costs for the Arena:  
INHERENT 
RISK 
(Before controls)

CURRENT 
RISK 
(After controls) 

No. RISK 
 
 
Threat to achievement of the key 
objectives of the report Impact Probability 

RISK CONTROL MEASURES 
 
 
Mitigation (ie controls) and Evaluation 
(ie effectiveness of mitigation) Impact Probability 

RISK OWNER 

1 Without the business case the 
commercial structure of the 
project is not sufficiently 
developed 

High High No mitigation measures- business 
case required to go out to 
procurement 

High High Project Board 

2 Unable to progress operator 
procurement as documentation is 
not prepared 

High High No mitigation measures- operator 
documentation required to go out to 
procurement 

High High Project Board 

 
Public sector equality duties:  
 
As this proposal is asking for Cabinet approval to progress the Business Case for this 
project and therefore is not at the stage of looking at the actual development of the arena it 
is difficult to fully understand all of the equalities implications that will need to be taken into 
consideration. However, if approval is given with regard to developing the Business Case 
then it will be imperative that previous best practice involving design / construction are 
embedded in the process from the very beginning and progressed further so that it will 
improve the offer to equalities communities. The process needs to be transparent and 
have the full involvement of Equalities Stakeholders throughout the planning, construction 
and implementation stages of the project so that the decision making processes are robust 
and comply not only with current national legislation but also includes local guidance such 
as the Environmental Access Standard.   
 
Advice given by: Jane Hamill, Equalities Advisor 
Date:        03:05:13 
 
Eco impact assessment 
 
This proposal concerns project initiation and development, rather than design or 
construction. It is considered that no significant environmental impacts arise at this stage. 
Environmental impacts related to procurement, design and construction will be considered 
in future Cabinet reports, and through the council procurement process. 
 
Advice given by: Steve Ransom, Environmental Performance Programme 
Coordinator 
Date:        01:05:13 
 
Resource and legal implications: 
 
Finance 
 
The Arena is estimated to be an £80m project and the Council is currently exploring how to 
fund it. Amongst the options being considered are to prudentially borrow against the 
retained business rate growth as part of the City Deal and a bid of £45m to the Regional 
Growth Fund Round 4, which would take the form of a grant. If successful, this would 
reduce the pressure on City Deal funding which would no longer be needed to fund the 
Arena. A decision on this grant is expected in the summer. 
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a. Financial (revenue) implications: 
 
Assuming that City Deal Funds are available, there would be no recurring annual revenue 
implications for the Council Should borrowing be required, however, there are a number of 
potential funding scenarios and some may have a revenue impact in the short to medium 
term. The Council may have to fund the cost of borrowing funds in the construction period, 
prior to the receipt of operator fees and other income. The £250k project development 
costs will be funded from a one-off allocation from reserves 
 
b. Financial (capital) implications: 
 
There are no current capital implications. . 
 
Advice given by  Mike Allen/ Finance Business Partner 
Date   01.05.13 
 
c. Legal implications: 
 
The procurement of the construction of the Arena, the operator to operate the Arena, the 
design team and the various other consultants will in most instances be subject to the 
Public Contracts Regulations 2006 (as amended).  Provided these regulations are 
complied with, the risk this generates is low.   
 
Advice given by  Sinead Willis / Solicitor, Legal Services 
Date   01.05.13 
 
d. Land / property implications: 
 
The Homes and Communities Agency will fund the road bridge from Cattlemarket Road 
and supply a fully serviced site in terms of utilities. The current assumption is that the HCA 
will provide the site to the Council at a nominal sum. The Council will take on the role of 
developer for the diesel depot site.   
 
Advice given by  Alun Owen, Service Director Major Projects 
Date   02.05.13 
 
e. Human resources implications: 
 
There are implications for the recruitment of new staff with the skills and abilities that the 
project will need. The Board will need to commit to a number of external consultant 
positions that are required within the Development Budget.  
 
There are no reductions, restructuring and/or redundancy implications. The Arena is 
expected to create opportunities for new jobs in Bristol. This in turn provides an 
opportunity to champion an inclusive workplace that embraces diversity, values difference 
and supports the full participation of all employees and the local community. Further work 
on strategic HR planning will be actioned and monitored on a regular basis throughout the 
project. Operational decisions may impact on practices such as, job design and training.  
Bristol City Council’s HR policies and procedures will be followed throughout the project, 
which includes Trade Union consultation.  
 
Advice given by: Sandra Farquharson 
Date   01.05.13 
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