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Ward(s) affected by this report: Filwood
Strategic Director:

Graham Sims – Strategic Director, Neighbourhoods and
City Development

Report author:

Andrew Tyas - Project Manager, Major Projects

Contact telephone no.
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011 922 4019
andrew.tyas@bristol.gov.uk

Report signed off by
executive member:

Cllr Anthony Negus

Purpose of the report:
For Cabinet to mandate a series of initiatives aimed at delivering the following community
vision:
"The Broadway will fulfil its role as the busy, fun and welcoming heart of Filwood. It will be
a place for the wider community to visit and for local people to be proud of."

RECOMMENDATION for Cabinet approval:
1. To endorse the Filwood Broadway Development Framework.
2. Confirm a project budget of £1.4M.
3. Ring-fence Capital receipts from land disposals within the Development Framework
area to assist with its implementation.
4. Authorise the Strategic Director - Corporate Services to prepare development briefs
for priority change projects 1 and 3; that accord with the principles of the Filwood
Broadway Framework and seek development partners via a competitive tender
process in consultation the Knowle West Board, Filwood Broadway Steering Group
and the Executive Member.
5. Authorise the Strategic Director - Corporate Services to enter into a conditional
development agreement with the preferred developers for sites 1 and 3 in
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consultation with the Executive Member.
6. Authorise the Strategic Director for Neighbourhoods and City Development to
prepare a business case for priority project 4 in partnership with local stakeholders
and report back to Cabinet in due course.
The proposal:
7. Bristol's Core Planning Strategy identifies the opportunity for major regeneration in
South Bristol focused on Knowle West and Hengrove Park, The 'Knowle West
Regeneration Framework' (KWRF) is being developed with local people to facilitate
regeneration and growth within the Knowle West area. It will be presented to
Cabinet for approval later in the year.
8. The South Bristol Retail & Centres Study of 2010 reported that within Knowle West,
there is an acknowledgement that the scale and type of existing retail/centre
provision is poor. There is a long-standing universal acknowledgement that Filwood
Broadway, which has been the only defined centre within Knowle West, is a failing
centre and cannot provide for the day to day needs of the local population. This is
an acute issue that forces the local population to travel greater distances for retail
and other services. It concluded that the provision of a new centre to replace
Filwood Broadway (either on-site or elsewhere in KW) would provide a very
accessible location for existing residents of KW plus the future increases in
population, which are planned as part of the KWRF. It recommended that any
new/redeveloped centre should be anchored by a new food store, which is able to
serve the day-to-day convenience shopping needs of the local population. The food
store should be supported by a realistic range of other retail and service uses, plus
other main town centre uses such as library and health facilities, in order to create a
critical mass.
9. An agreed objective of the KWRF is to provide a revitalised, viable, and successful
centre with a wide range of services for local residents with a new food store being
a top priority. Work on developing KWRF resulted in two options for the new centre
being considered and consulted on: Filwood Broadway and the area known as
Jarmans in the centre of the estate. Consultation resulted in local people being very
clear in their preference to retain Filwood Broadway as the centre. These findings
are supported by a major food store operator who responded positively to a market
testing exercise.
10. A combination of early and overwhelming community consensus and commercial
interest led the Knowle West Project Board to recommend that improvements to the
Broadway be progressed as soon as possible and in advance of finalising KWRF.
In response the project team, local residents and stakeholders have completed
work on the Filwood Broadway Framework to guide future investment, attached as
appendix 1 to the report.
11. The Framework identifies six priority change projects as means of delivering the
vision as follows:
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Priority
Project
1
2
3
4
5
6

Description
A mixed use development comprising new food store, retail units and
residential above
Reconfiguration of the Public Realm
Residential Development
Redevelopment / refurbishment of existing Community Centre possibly
incorporating a wider range community uses / services
Residential development possibly incorporating future expansion of
adjoining school
Reinvigorate existing shop units

13. This report seeks a mandate to progress all the projects as follows
14. Project 1 - Prepare a development brief that adopts Framework principles and
undertake a competitive tender process seeking to secure a development partner
and food store operator. Preferred developer to enter into a conditional contract for
the acquisition of a building agreement and long lease of the site. This is
conditional upon a development scheme being drawn up that is compliant with the
development brief and has secured planning consent. The Council has three
tenants trading from shop units, one of whom manages the flats above. In order to
undertake either comprehensive refurbishment or redevelopment the developer will
require vacant possession of the whole block. The tenants are aware of this and
the likely timing. Discussions are now taking place to establish their future needs
with the objective of trying to maintain their presence within the Broadway. The
Knowle West Project Board support this initiative but have asked that the project is
not delayed as a result. The Council is currently in negotiation with a number of
adjoining landowners / occupiers to secure a small amount of additional land that
will substantially improve access to the rear of the site. If this is successful the
boundary of the project will be amended accordingly.
15. Project 2 – Council to prepare a preliminary design and cost plan for public realm
improvements. If the capital receipt generated by the project 1 tender is sufficient;
progress the design, seek planning consent and tender construction works.
Construction contract to be awarded when project 1 contract achieves unconditional
status and a capital receipt is secured. Works to be completed before the food store
opens.
16. Project 3 - Prepare a development brief that adopts Framework principles and
undertake a competitive tender process seeking to secure a development partner
on a conditional contract. Tender to take place once there is greater certainty about
the delivery of projects 1and 2
17. Project 4 – The existing community centre is leased to Community in Partnership
until 2015 and supported by a £60Kpa Council grant. The prospect of substantial
new investment elsewhere in the Broadway presents an opportunity to secure the
long-term potential of the site, to provide a range of community facilities, services
and social enterprise opportunities. The proposal in the short term is to work with
local stakeholders to prepare a business / investment plan for the project, identify
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funding options and report back to Cabinet in due course.
18. Project 5 - Progress on this project is currently complicated by the opportunity to
relocate the library as part of project 4 and the possible expansion of Christ the King
School linked to KWRF. Until these issues are resolved the site cannot be
redeveloped for the intended residential use.
19. Project 6 – The Barnstable Court retail units are managed / controlled by Places
for People. They have been consulted on the Framework and support its
recommendations. The Council will continue to work closely with Places for People
to try and ensure that that Filwood Broadway provides a diverse and attractive retail
offer.
20. A budget has been prepared; indicating that that the estimated cost of progressing
and implementing priority projects 1, 2, 3 and 4 is £1.4M, see exempt Appendix 2. It
is proposed that costs be funded via capital receipts that will be generated through
the sale of Council Land that will form part of priority projects 1 and 3. Risks
associated with this approach are highlighted in the risk assessment below. The
appendix is not published as it contains commercially sensitive information.

Consultation and scrutiny input:
a.

Internal consultation:

This proposal is supported by the Knowle West Project Board (including 6 local Ward
Councillors and the Homes & Communities Agency (HCA)), who are leading on the
development and implementation of the Knowle West Regeneration Framework.
b.

External consultation:

Consultation undertaken for the Knowle West Regeneration Framework in October
/November 2010 (338 respondents) identified: “Get a new supermarket and shopping
centre” was the joint-top priority to the consultation. Overall there was strong support for a
new supermarket and shopping centre to serve Knowle West (70%), and a strong
preference for it to be located at Filwood Broadway (65%). A further door-to-door sample
survey (210 respondents) conducted by Involving Residents In Solutions (I.R.I.S) in
October 2010 supports these findings.
Bristol City Council’s City Design Group has involved residents, the Police, Neighbourhood
representatives, local businesses and other stakeholders throughout the production of the
Filwood Broadway Framework.

This has included:
− A walkabout and ideas session
− A community exhibition attended by 350 residents
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− The involvement of resident representatives in meetings with developers and
transport officers
− The refinement of the final draft through a number of feedback sessions.
−

The Framework has been endorsed by Community in Partnership and Filwood,
Knowle and Windmill Hill Neighbourhood Partnership.

c.
Scrutiny:
Scrutiny Commission input has not been sought on this proposal to dispose of sites and
allocate resources.
Other options considered:
Consultations with local residents in October/November 2010 showed little appetite to
establish a new local centre and supermarket at nearby alternative 'Jarmans' location
(junction of Broadbury Rd and Daventry Rd).
Risk management / assessment:

The risks associated with the implementation of the Filwood Broadway Enhancement decision :
No.

RISK

INHERENT RISK

RISK CONTROL MEASURES

CURRENT
RISK

Mitigation (ie controls) and Evaluation
(ie effectiveness of mitigation).

(After controls)

RISK OWNER

(Before controls)
Threat to achievement of the key
objectives of the report
Impact

1

2

3

4

Lack of developer interest

Probability

Impact

Probability

Medium Informal market testing has identified
High Medium A Tyas
interest from a developer and food store
operator. Marketing will be carried out
via a specialist property agent.
Delays in achieving land
Mediu
High Discussions and negotiations with
Mediu Medium A.Tyas
assembly, necessary for project 1 m
owners and occupiers are now
m
underway with a view to reaching early
resolution. Failure to achieve
agreement with one or more owners /
occupiers may result in the project
being brought forward in stages and / or
some of the development aspirations
not being met. The essential
requirement of delivering a new food
store is not considered to be at risk.
Capital receipts form land
High
Medium Informal market testing, valuation and Mediu Medium A Tyas
disposals insufficient to fund
cost planning suggests that the capital m
project 2 and cover development
receipt derived from projects 1 and 3
costs.
will be sufficient to fund project 2 and
cover development costs, see appendix
2. Additional ring fenced receipts from
the disposal of Filwood Park will be
available to fund any shortfall subject to
the planned development receiving
planning consent and there not being a
successful TVG challenge. The
implementation of project 2 is
conditional upon anticipated capital
receipts being secure which will limit the
Council’ s “at risk” expenditure to
project development cost of circa
£350K, see appendix 2.
Failure to secure planning
Mediu Medium Schemes that are compliant with the
Low
Low A.Tyas
High
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5

6

consent.

m

A challenge to the Councils
procurement process will delay
delivery of the framework and
could result in substantial costs
Full OJEU procurement could
result in developers failing to
respond due to high bid costs

High

High

principles of the Filwood Broadway
Framework are likely to receive
widespread support.
Medium Undertake conditional land sales via an High
OJEU procurement process.

Medium Ensure that OJEU procurement is
tailored to reduce the risk of market
failure.

High

Low

A Tyas

Low

A Tyas

The risks associated with not implementing the Filwood Broadway Enhancement decision:
No.

RISK

INHERENT RISK

RISK CONTROL MEASURES

(Before controls)
Threat to achievement of the key
objectives of the report

2
3

RISK OWNER

(After controls)
Mitigation (ie controls) and Evaluation
(ie effectiveness of mitigation).

Impact

1

CURRENT RISK

Probability

Further decline of Filwood
High
High
Broadway, resulting in loss of
amenity and value to local
residents
Jobs losses rather than
Mediu High
employment creation
m
Failure to provide a vibrant and
High
High
attractive district centre may result
in reduced private sector
investment elsewhere,necessary
to deliver the wider objectives of
the Knowle West Regeneration
Framework .

Impact

Probability

None

High

None

Mediu High
m
High
High

None

High

Knowle West
Project Board

Council
Knowle West
Project Board

Public sector equality duties:
Both the Knowle West Regeneration and Filwood Broadway Frameworks have been
subject to extensive public consultation. Monitoring indicates engagement with equalities
groups and there is no evidence to indicate that the proposals at are not meeting their
aspirations at this stage.
Further work with all stakeholders is required as part of the process of developing detailed
proposals for each of the projects. It will identify both positive impacts, and potentially
negative impacts that may need to be addressed both during construction and in the
design and operation of new facilities.
New development will be required to comply with the Council’s current Environmental
Access Standards. Disabled people, including Bristol Physical Access Chain will be
consulted as the scheme develops.
Eco impact assessment
The positive impacts of this project include a reduced need for travel, including by car and
taxi, for local residents to access retail and other provision. The refurbishment and or
replacement of some of the exiting buildings will improve their energy efficiency. Negative
impacts include those from any demolition and construction phases that will consume nonrenewable resources. The new buildings will create an ongoing energy demand.
Mitigation of these negative impacts will be achieved by:
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•

Meeting planning policy guidance BCS13-16 as laid down in Bristol City Council's
Core Strategy 2011. In order to demonstrate compliance with the core strategy a
Sustainability Statement, which will include an Energy and SUDS's strategy will
submitted with the planning application;

•

In order to comply with BCS14 the development will incorporate on-site renewable
energy sources in order to achieve a 20% reduction in CO2 emissions arising from
residual energy demand;

•

The development will replace or refurbish 1930's buildings. Replacement buildings
will be built to higher environmental standards including improved energy efficiency
standards. The new development will be constructed to BREEAM “Excellent”
standard. The new residential element of the project will be built to Code for
Sustainable Homes Level 4. The BREEAM and Code for Sustainable Homes
standard include requirements for the sustainability of materials used;

•

The Filwood Broadway Framework driven design will ensure good visual standards
for the new development.

This project will create a new energy demand through the construction of new buildings but
these will be built to a higher environmental standard than those currently on the site. The
new development should reduce the requirement for local residents to travel to other parts
of Bristol to access shops and services. Overall the environmental impacts of this proposal
are considered to be neutral.
Advice given by
Date

Andrew Edwards / Environmental Advisor
08/02/2012

Resource and legal implications:
Finance

a. Financial (revenue) implications:
There are no revenue implications arising from this report

Advice given by Mike Harding, Finance Business Partner, Neighbourhoods & City
Development
Date
01/03/12

b. Financial (capital) implications:
The cost of implementing the proposed delivery strategy is £1.4m, which is to be financed
by anticipated capital receipts from the disposal of land within Knowle West Regeneration
Framework area including Filwood Broadway.
Advice given by Mike Harding, Finance Business Partner, Neighbourhoods & City
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Development
Date
01/03/12
c. Legal implications:
The Council will be selling the land in exchange for the capital receipt and the purchaser
providing certain works (the construction of a food store and new homes on various sites
within a set time frames). Further the value to purchasers will be over £4.3m. The Public
Contracts Regulations apply whenever the Council procures works with a value over
£4.3m. Accordingly, the sale of the land in exchange for the works and capital receipt
must be carried out in accordance with these Regulations (e.g. the opportunity must be
advertised in the Official Journal of the European Union, all bids must be evaluated fairly
and transparently etc). Provided this happens, this matter will be low risk from a
procurement perspective.
Advice given by
Date

Sinead Willis, Contracts Solicitor, Bristol City Council
19/1/2012

d. Land / property implications:
The land to be included within the development proposals is held freehold by the City
Council. Some areas are currently occupied by housing tenants or subject to business
leases. Whilst the majority of these are terminable at short notice, one of the occupants
affords the protection of the Landlord & Tenant Act 1954 part II and will only be terminable
compulsorily or by agreement with the occupier. There is a small area of third party land
that would be strategically advantageous to the scheme. Negotiations are taking place
pursuant to its acquisition. All occupied parts of the BCC freehold land can be delivered
with vacant possession subject to the service of appropriate notices to quit.
Advice given by
Date

Steve Matthews, Project Leader, Corporate Property
13/2/2012

e. Human resources implications:
There are no HR implications contained in this report
Advice given by
Date

Chris Dagger, Business Partner, Strategic HR
13/02/2012

Appendices:
Appendix 1 – The Filwood Broadway Development Framework
Appendix 2 – Project Budget (Not for publication by virtue of paragraph 3 of part 1 of
Schedule 12 (A) to the Local Government Act 1972 as amended by Section 1 of the Local
Authorities (Access to Information) Order 2006)
Access to information (background papers):
South Bristol Retail & Centres Study (GVA Grimley Ltd, May 2010):
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http://www.bristol.gov.uk/gsearch/south%20bristol%20retail
Bristol Development Framework Core Strategy (adopted June 2011):
http://www.bristol.gov.uk/page/planning-core-strategy
Knowle West Regeneration Framework - Summary Report on Public Consultation Events
(Urban Initiatives, November 2010)
Knowle West Regeneration Framework - Door-to-door Survey, October 2010 (Involving
Residents In Solutions (IRIS), October 2010)
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APPENDIX 1

