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Summary 

1. The purpose of this document is to identify the location and indicate the potential level of 
additional employment that could be generated in the Hengrove Park area of South Bristol, 
focusing on sites in the vicinity of the Hartcliffe Roundabout (the South Bristol end of the 
scheme). 

2. This document supports the Transport Economic Efficiency appraisal by identifying areas of 
potentially increased employment with the implementation of the South Bristol Link (SBL) 
together with indicative estimates of additional employment generated if the sites identified 
are developed/redeveloped and occupied. 

3. The need for economic and social regeneration in South Bristol is not in doubt and has been 
investigated and reported in a number of recent studies. For the purpose of this study the 
concerns are unemployment and worklessness - particularly in Filwood, Whitchurch Park and 
Hartcliffe wards in the Hengrove Park area of South Bristol. These wards plus Hengrove ward 
are the four wards expected to receive the greatest impact from the SBL.  

4. The current levels of unemployment (particularly male unemployment) in Filwood, 
Whitchurch Park and Hartcliffe are very high by city and regional standards. At the wider 
measure of Worklessness (includes all those receiving out of work benefits) a majority of 
LSOAs1 in Filwood, Whitchurch Park and Hartcliffe have Worklessness rates of 25% or more 
(compared with Bristol as a whole at 14%) and this Worklessness is extremely persistent 
having been a feature of these local areas for ten years or more. At a national level, these high 
unemployment areas in the three wards are within the worst 10% of LSOAs in the country. 

5. The Bristol City Council Economic Development Team has identified 11 sites in the 
Hengrove Park area and a further 3 sites in Novers Hill/Vale Lane, South Liberty Lane and 
elsewhere in Bedminster Ward that are suitable and available for development/redevelopment 
for employment use. These sites are expected to be the sites most benefitted by the SBL. 

6. The potential development/redevelopment sites are estimated to offer some 18.2 ha of 
developable land plus some 90,000 m2 of redevelopment/unoccupied space available for 
use/reuse in new office and light industrial uses. The total employment generated when these 
sites/buildings are developed/redeveloped and occupied is estimated to be some 5,600 FTE 
jobs. 

7. In preparing this report we have contacted and spoken with 13 commercial property agents 
active in the Bristol area, 6 developers/owners (2 with sites in the area), one ex-occupier and 
the managers of the Cater Business Park. We have spoken also with Bristol International 
Airport (BIA). 

8. The agents are unanimous that the SBL is a critical and crucial infrastructure investment 
absolutely necessary to increase private sector developer interest in South Bristol and 
contribute to its regeneration. 

                                                      
1 Lower Level Super Output Areas (LSOAs) are the local geographic areas with some 6,500 population used in reporting 
socio-economic deprivation (and other local community statistical indicators)  
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9. The present inaccessibility of South Bristol particularly from the city centre via the 
Winterstoke Road, Parson Street gyratory and Hartcliffe Way is considered to be the single 
greatest deterrent to firms locating in South Bristol. In the absence of commercial tenant 
interest there will be no developer interest. 

10. If the relative inaccessibility of South Bristol can be overcome many of the agents indicate 
reasonable to strong underlying demand for smaller sized light industrial units attractive to 
Small and Medium Enterprise (SME) employers attracted by the availability of labour in 
South Bristol. There will be demand also from smaller distributors and home delivery firms 
for which South Bristol will be an attractive location. 

11. A number of agents referred to recent high profile departures from South Bristol (Somerfield 
from both its Head Office on Whitchurch Lane and its warehouse on Cater Business Park, 
Matthew Clark also from Whitchurch Lane) and the extreme difficulty expected in trying to 
fill/relet at these locations. 

12. The six commercial developers expressed a similar view that the SBL is vitally important to 
generating developer interest in South Bristol. In addition, there need to be good sites 
available for commercial development. There is very little industrial space in central or east 
Bristol. For the regional market, South Bristol is an excellent location (with better 
accessibility). 

13. The new western access from the SBL into the South Liberty Lane industrial area will 
reinvigorate the area as a good location for regional distribution and light industrial uses. 

14. Bristol International Airport strongly supports the SBL as it will improve accessibility to the 
City Centre and to the M5 (via the A38 – A370 link), and to the Hengrove Park area of South 
Bristol. 

15. Improved accessibility to commercial locations in South Bristol is important to BIA as the 
airport site is very constrained and not able to accommodate the growing range of support 
services and airport related activities that are accompanying the airport’s growth in passenger 
volumes and aircraft movements. South Bristol will be the most convenient location for these 
support and other airport related activities when the SBL improves access to the Hengrove 
Park area. 

16. In addition to attracting BIA support services and airport-related activities, improved 
accessibility between BIA and the Hengrove Park area will also increase the accessibility of 
on-airport employment to Hengrove Park area residents. On-airport employment is expected 
to grow substantially to 2030 (and is likely to continue to grow beyond 2030) providing 
increasing job opportunities to local residents including those in South Bristol. 
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1 Introduction 

1.1 Introduction 

The South Bristol Link (SBL) will provide a new road and bus rapid transit link between South Bristol 
(the Hartcliffe Roundabout) and the A38 and A370 to the west and north west. The SBL will help 
limit the severe congestion on the Winterstoke Road, Parson Street gyratory and Hartcliffe Way as 
well as providing a completely new and direct link to the A38 and A370. The keyplan below shows 
the route of the scheme. The scheme comprises a new single carriageway road, a bus rapid transit 
route and a cycle and pedestrian corridor. The alignment follows a route long reserved in local plans 
for transport infrastructure improvement. 
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1.2 Assessment of Wider Economic Impacts 

1.3 National Guidance 

The detailed guidance for undertaking assessments of wider economic impact is set out in the 
WebTAG suite of Transport Appraisal Guidance in TAG Units 2.8 and 3.5.8, 3.5.10 and 3.5.14C2. In 
seeking to demonstrate the existence of wider economic impacts associated with a transport scheme, 
scheme promoters are expected to follow the methodology suggested and prepare an appropriate and 
compliant report.  

Of particular significance to the South Bristol Link (SBL) are the statements in WebTAG 2.8 relating 
to wider economic impacts on Regeneration Areas (RA).  In particular, section 4.2 states that the 
assessments are: 
 

“not concerned with the economic impact at a national level, but only 
within the RA and the surrounding region. In particular, it is not necessary 
to demonstrate whether any new jobs generated by a transport scheme 
would otherwise have gone somewhere else in the country.”  

 
Indeed, the emphasis of the Guidance states that: 
 

“ this focus on economic activity (as measured through employment levels) 
is deliberate: the guidance is concerned with the economic impact of 
transport.” 

 
Economic literature is clear that roads can be a facilitator of growth but not (necessarily) generators of 
growth in themselves. As stated in WebTAG guidance: 
 

“at best a transport Scheme can only provide opportunities for new 
economic activity that others may then choose to exploit or not.  There is 
no guarantee attached to the outcomes.” 

1.3.1 Eddington 

The Eddington Transport Study3 clearly identified that there can be a number of benefits on the local 
and national economies associated with particular transport projects that are not always fully captured 
in scheme appraisals. In particular, Eddington demonstrated that wider economic benefits (WEBs) 
could be of significance to transport project appraisal. 

In respect of relieving local bottlenecks the Eddington report is very supportive as indicated by the 
reference in the Executive Summary of the report to the potential for delivering benefits to local areas: 

“The economic case for targeted new infrastructure is strong and offers very high returns – the best 
schemes offer returns in the region of £5-10 for each pound invested. Government should therefore 
continue to deliver, together with the private sector, sustained transport investment. There are good 
returns across the priority areas, but smaller projects which unblock pinch-points, variable 
infrastructure schemes to support public transport in urban areas and international gateway surface 

                                                      
2 Available at http://www.dft.gov.uk/webtag/documents/index.php, TAG unit 3.5.14C is for consultation at present  
3 The Eddington Transport Study, Sir Rod Eddington, HMSO, December 2006 
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access projects are likely to offer the very highest returns, sometimes higher than £10 for every pound 
spent.” 

The South Bristol Link clearly falls into this category of schemes unblocking local pinch-points. 

1.3.2 Regeneration and Transport 

 
A transport scheme can help make sustainable improvements in the economic performance of English 
regions and, over the longer term, reduce the persistent gap in growth rates between regions; these are 
the aims of the Government’s Public Service Agreement. Regeneration Areas (RAs) are identified by 
their characteristic failure to function as well as other areas, and as such are foci for improvement. 
 
Current guidance (see WebTAG Unit 2.8 above) applies only to identifiable RAs, on the grounds that 
reductions in unemployment would be given priority in RAs. The measure of contribution to 
regeneration objectives is the change in the number of RA residents in employment, although the 
change in the number of jobs in the RA could also be usefully considered. It is not necessary to 
demonstrate whether any new jobs generated by a transport scheme would otherwise have gone 
elsewhere. 
 

1.3.3 Latest Draft Guidance and Wider Impacts 

In the latest (October 2009) Transport Analysis Guidance, DfT has revised the scope and nature of 
appraisal of Wider Economic Benefits, in the process renaming them as ‘Wider Impacts and 
Regeneration’ and bringing them into the new DaSTS4 goal-oriented AST in line with the fifth sub-
objective to the Economy objective, namely: 
 

“to provide beneficial wider impacts through productivity and wider 
welfare gains and to support the regeneration of an area.” 

 
SACTRA had previously noted5 that there could be two circumstances where cost/benefit analysis 
might not give an accurate or full estimate of the costs and benefits of a scheme: 
 

1. Wider Impacts (WIs) may result from direct user impacts being amplified through the 
economy. As mentioned above, the Eddington Transport Study estimated that these impacts 
may be significant and should therefore be part of the overall cost/benefit assessment. Such 
impacts would include productivity and welfare changes associated with the impact of 
transport on employment density6 and labour supply; and 

 
2. Benefits might not be evenly distributed across the population, and some people might gain 

while others might lose. Benefits such as increased employment might be gained in some 
areas whilst an equivalent reduction might occur elsewhere. This is especially relevant in areas 
classed as RAs, where policy objectives exist to increase local economic activity and 
employment. 

                                                      
4 Delivering a Sustainable Transport System, Department for Transport, November 2008 
5 Standing Advisory Committee on Trunk Road Assessment, Transport and the Economy (DETR, 1999). 
6 Also referred to as agglomeration 
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1.4 Purpose of this document 

The purpose of this document is to identify the location and indicate the potential level of additional 
employment that could be generated in the Hengrove Park area of South Bristol, focusing on sites in 
the vicinity of the Hartcliffe Roundabout (the South Bristol end of the scheme). 

1.5 Relationship to the Transport Economic Efficien cy appraisal 

This document supports the TEE appraisal by identifying areas of potentially increased employment 
with the implementation of the SBL together with indicative estimates of additional employment 
generated if the sites identified are developed/redeveloped and occupied.  
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2 Socio-economic baseline for South Bristol/Hengrov e Park sub 
area 

2.1 Introduction 

This section of the report sets out the socio-economic baseline of the five wards in South Bristol 
expected to receive the greatest impact of the South Bristol Link (SBL), these being the four wards 
around the Hartcliffe Roundabout plus (to a lesser extent) Bishopsworth. The four wards expected to 
receive the maximum impact are Filwood, Hengrove, Whitchurch Park and Hartcliffe. Bishopsworth 
is on the route of the SBL but with the exception of the Vale Lane industrial area along Hartcliffe Way 
(see below) the ward is overwhelmingly residential (particularly along the route of the SBL) so any 
positive impact will be received indirectly (eg improved accessibility to and availability of 
employment opportunities in neighbouring wards with increased employment), rather than directly 
through additional employment opportunities created in the ward. 

The relief of traffic congestion along Winterstoke Road, Parson Street gyratory and Hartcliffe Way is 
expected to have a beneficial impact in Bedminster and, to a lesser extent, in Southville wards but the 
scale of the effect is expected to be much less than in the four wards surrounding the Hartcliffe 
Roundabout. 

The location of the SBL in relation to the wards under discussion is shown on the figure overleaf. The 
Hartcliffe Roundabout is shown at the centre of the figure.  

 



South Bristol Link  Mott MacDonald 
Economic development impact  Bristol City Council 
 

2-1 
/01 /S-2-1 of 12-1 of 1 
S:\TranPlan\Studies&Projects\South Bristol Link\MSBC_documents\appendices\APPEN_39 final.doc/DFW/MS 
 
 

 



South Bristol Link  Mott MacDonald 
Economic development impact  Bristol City Council 
 

2-1 
/01 /S-2-1 of 22-1 of 2 
S:\TranPlan\Studies&Projects\South Bristol Link\MSBC_documents\appendices\APPEN_39 final.doc/DFW/MS 
 
 

2.2 Local population and employment indicators 2001 , JSA unemployment rates 
2009 

Population and employment data for Filwood, Hengrove, Whitchurch Park, Hartcliffe and 
Bishopsworth wards are shown in Table 2.1 below. At ward level population and employment data are 
taken from the 2001 Census, Job Seeker Allowance (JSA) Claimant statistics are available on a much 
more current basis. Over the period 2001 – 2008 local ward populations of the 5 wards shown are 
estimated to have increased around 2.5% over the 7 year period7 suggesting little change over the 
period. Unfortunately there is no more recent information at ward level for the numbers of 
economically active or in employment. 

Table 2.1: Population and employment data (years as  stated) 

Local 
Authority 
Ward 

Population 
2001  

Working 
age 

pop'n 
2001  

Econ 
active 
2001  

In 
emp't 
2001  

Econ 
activity 
rates 
(%) 

2001 

In 
emp't/wkg 
age (%) 

2001 

JSA     
Dec 
2009 

all 
(%) 

JSA     
Dec 
2009 
males 
(%) 

JSA     
Dec 
2009 

females 
(%) 

JSA    
Dec 
2009 

(number) 

Filwood 11,640 6,710 4,284 3,935 65.1 59.8 6.0 9.2 3.7 435 

Hengrove 11,340 6,800 5,525 5,338 81.4 78.7 3.2 4.5 1.7 225 
Whitchurch 
Park 11,060 6,560 4,925 4,627 75.2 70.6 5.3 7.7 2.9 360 

Hartcliffe 11,230 6,330 4,669 4,383 74.0 69.5 5.4 7.9 2.8 368 

Bishopsworth 11,350 6,380 4,892 4,643 77.0 73.0 4.3 6.4 2.0 294 
Total for 5 
wards 56,475 32,578 24,295 22,926      1,682 

Source: Nomis at https://www.nomisweb.co.uk/default.asp, except Population and Working Age Population 2001 

BCC revised estimates   

The key indicators that these basic population and employment statistics show are the relatively low 
economic activity rates and percentages of those in employment of those of working age in Filwood, 
Whitchurch Park and Hartcliffe in 2001 (highlighted in Table 2.1 above). For JSA Claimants more 
recent current data are available (December 2009) and these statistics show very high levels of male 
unemployment ranging 7.7 – 9.2% in these three wards (see highlighted entries). By comparison 
December 2009 male unemployment in the South West Region generally was 4.0% and in Bristol as a 
whole it was 5.2% (this figure includes the effect of very high unemployment in the three wards in 
question, excluding these wards from the Bristol figure would reduce it).  

2.3 2004 and 2007 deprivation indicators 

Figures overleaf show (in order of presentation) 

· The Indices of Multiple Deprivation (IMD) deciles for Lower Layer Super Output Areas 
(LSOA) in South Bristol Regeneration Area electoral wards for 2004 and 2007; and 

· The Employment domain deciles for the same wards in 2004 and 2007. 

                                                      
7 Source ONS Experimental Statistics, Bristol City Council 
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The Index of Multiple Deprivation (All Elements) is the weighted average of each of the seven 
domains of deprivation (income; employment; health and disability; education, skills and training; 
barriers to housing and services; living environment; and crime). It provides an authoritative measure 
of the overall level of deprivation in a local area. 

As can be seen from the IMD All Elements maps 2004 and 2007 for South Bristol, Filwood, 
Whitchurch Park and Hartcliffe contain significant numbers of local areas (LSOAs) within the worst 
10% of LSOAs in England8. Comparing the 2004 and 2007 maps the situation in South Bristol has 
worsened slightly over the period (there are more darker areas indicating a worsening of relative levels 
of IMD). 

The Employment domain maps 2004 and 2007 show similar concentrations of employment 
deprivation in Filwood, Whitchurch Park and Hartcliffe, with the situation quite definitely worsening 
between 2004 and 2007. 

 

                                                      
8 Indices of deprivation are calculated slightly differently for Wales and Scotland (by WAG and the Scottish Parliament 
respectively) so the English LSOAs can be compared and ranked only against other LSOAs in England 



South Bristol Link  Mott MacDonald 
Economic development impact  Bristol City Council 
 

2-1 
/01 /S-2-1 of 12-1 of 1 
S:\TranPlan\Studies&Projects\South Bristol Link\MSBC_documents\appendices\APPEN_39 final.doc/DFW/MS 
 
 



South Bristol Link  Mott MacDonald 
Economic development impact  Bristol City Council 
 

2-1 
/01 /S-2-1 of 32-1 of 3 
S:\TranPlan\Studies&Projects\South Bristol Link\MSBC_documents\appendices\APPEN_39 final.doc/DFW/MS 
 
 

 



South Bristol Link  Mott MacDonald 
Economic development impact  Bristol City Council 
 

2-2 
/01 /S-2-2 of 32-2 of 3 
S:\TranPlan\Studies&Projects\South Bristol Link\MSBC_documents\appendices\APPEN_39 final.doc/DFW/MS 
 
 



South Bristol Link  Mott MacDonald 
Economic development impact  Bristol City Council 
 

2-3 
/01 /S-2-3 of 32-3 of 3 
S:\TranPlan\Studies&Projects\South Bristol Link\MSBC_documents\appendices\APPEN_39 final.doc/DFW/MS 
 
 



South Bristol Link  Mott MacDonald 
Economic development impact  Bristol City Council 
 

2-1 
/01 /S-2-1 of 12-1 of 1 
S:\TranPlan\Studies&Projects\South Bristol Link\MSBC_documents\appendices\APPEN_39 final.doc/DFW/MS 
 
 

2.4 Worklessness Rate May 2009 and persistence 

The disadvantaged employment situation in the Filwood, Whitchurch Park and Hartcliffe wards is 
confirmed by a figure (see overleaf) showing the Worklessness Rate in South Bristol LSOAs as at 
May 2009. The Worklessness Rate is the proportion of the working age population (WAP) claiming 
out of work benefits. For Bristol as a whole the city wide Worklessness/WAP rate was 13.9%. In the 
LSOAs highlighted on the figure Worklessness/WAPs range from over 25% (approximately double 
the citywide average) to over 40% ie 3 times the citywide figure. As can be seen worklessness in May 
2009 was most severe in one LSOA in south west Whitchurch Park, with one other LSOA in 
Whitchurch Park and two LSOAs in Filwood falling into the next highest segment (35 – 40% 
Worklessness/WAP). 

The final figure shows the persistence of high levels of worklessness in the badly affected LSOAs of 
Filwood, Whitchurch Park and Hartcliffe over the past ten years (and probably longer if the data were 
available before 1999). As can be seen most of the areas affected have suffered very high levels of 
worklessness for 95% or more of the time over these past ten years and it constitutes a very serious 
and persistent problem in these most disadvantaged and deprived areas of the wards in question. 

2.5 Conclusion 

The need for economic and social regeneration in South Bristol is not in doubt and has been 
investigated and reported in a number of recent studies. For the purpose of this study the concerns are 
unemployment and worklessness - particularly in Filwood, Whitchurch Park and Hartcliffe. 

As is demonstrated above, the current levels of unemployment (particularly male unemployment) in 
Filwood, Whitchurch Park and Hartcliffe are very high by city and regional standards. At the wider 
measure of Worklessness (includes all those receiving out of work benefits) a majority of LSOAs in 
Filwood, Whitchurch Park and Hartcliffe have Worklessness rates of 25% or more (compared with 
Bristol as a whole at 14%) and this Worklessness is extremely persistent having been a feature of these 
local areas for ten years or more. At a national level, these high unemployment areas in the three 
wards are within the worst 10% of LSOAs in the country. 
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3 Employment potential of sites expected to be affe cted by the 
South Bristol Link 

3.1 Introduction 

Consultants, working with the Bristol City Council Economic Development Team, have identified 11 
sites in the Hengrove Park area and a further 3 sites in Novers Hill/Vale Lane, South Liberty Lane and 
elsewhere in Bedminster Ward that are suitable and available for development/redevelopment for 
employment use. These sites are expected to be the sites most benefitted by the proposed South Bristol 
Link (SBL). 

These sites are discussed below indicating their location (where confidentiality permits), approximate 
size, expected use(s) and an indicative estimate of employment generated after development and 
occupation. The employment estimates are based on employment densities suggested in the ODPM 
Employment Land Reviews: Guidance Note December 2004.    

3.2 Employment sites in Hengrove Park area 

The satellite map overleaf shows the site locations referred in the text below. The figure identifies all 
potential development/redevelopment/intensification sites in South Bristol identified by Consultants 
and the BCC Economic Development Team, as part of an initial analysis by the latter into potential 
development sites.  This work is ongoing. For this report we have included only those in the vicinity of 
the Hartcliffe Roundabout and those on Hartcliffe Way, South Liberty Lane and elsewhere in 
Bedminster Ward expected to benefit from the SBL. The South Bristol Skills Academy, South Bristol 
Community Hospital and the New Hengrove Leisure Centre respectively are proceeding as part of an 
overall package of regeneration measures the City has planned for South Bristol and are not dependent 
on the implementation of the South Bristol Link. They are not therefore included in the list of sites 
with employment potential related to the implementation of the SBL. 

3.2.1 Hangar Site, Hengrove Way (site 1) 

An approximately 2.3 ha site, forming part of a larger development opportunity, immediately to the 
east of the existing commercial development on Hengrove Way (Roman Farm Road) may be suitable 
for B1c and B2 uses. When developed and occupied this site is estimated to accommodate 220 FTE 
jobs. 

3.2.2 Imperial Park (site 2) 

An approximately 4.8 ha site to the south of the existing retail park at Imperial Park. The site is south 
of Wills Way and is suitable for B1c and B2 uses. When developed and occupied this site is estimated 
to accommodate 860 FTE jobs. 
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3.2.3 Osprey Court extension (site 11) 

An approximately 0.5 ha infill site at Osprey Court. The site is suitable for B1 use. When developed 
and occupied this site is estimated to accommodate 140 FTE jobs. 
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3.2.4 Hartcliffe Campus (site 3) 

An approximately 0.8 ha in fill site immediately to the south of Hartcliffe Campus. The site is on 
Hawkfield Road and is suitable for B1c and B2 uses. When developed and occupied this site is 
estimated to accommodate 80 FTE jobs. 

3.2.5 Western Drive Industrial Estate (site 4) 

An approximately 1.5 ha site to the south east and adjoining the existing Western Drive industrial 
estate. The site is suitable for B1c and B2 uses. When developed and occupied this site is estimated to 
accommodate 140 FTE jobs. 

3.2.6 Site fronting Whitchurch Lane (site 9) 

A site offering around 27,540 m2 of Gross Floor Area (GFA) suitable for B1 use. When developed 
and occupied this site is estimated to accommodate 1,300 FTE jobs. 

3.2.7 Plots 3 – 5 Hengrove Phase 1 (site 10) 

A site offering around 27,000 m2 of Gross Floor Area (GFA) suitable for B1 use. When developed 
and occupied this site is estimated to accommodate 950 FTE jobs. 

3.2.8 Ex Somerfield Head Office (site 14) 

An existing part-vacant office building offering around 15,800 m2 of Gross Floor Area (GFA) suitable 
for B1 use. When developed and occupied this site is estimated to accommodate 750 FTE jobs. 

3.2.9 Site adjacent Constellation site (site 5) 

An approximately 2.0 ha vacant site adjacent to the Constellation site on Whitchurch Lane suitable for 
B1c and B2 uses. When developed and occupied this site is estimated to accommodate 190 FTE jobs. 

3.2.10 Hinton Garage site (site 6) 

An approximately 0.6 ha site adjacent site 5 above on Whitchurch Lane. This site is currently in use 
and is not included as a potential generator of new employment.  

3.2.11 Constellation site (site 8) 

An existing vacant warehouse with offices (in use). The warehouse is estimated to be some 21,600 
m2. When re-occupied at B2 use is expected to accommodate around 500 FTE jobs. 
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3.3 Other Employment sites 

3.3.1 Novers Hill/Vale Lane industrial area (site 7 ) 

There are estimated to be some 3.7 ha of additional land available for development for employment 
use in the Novers Hill/Vale Lane industrial area suitable for B1c and B2 uses. When developed and 
occupied this additional development is estimated to accommodate 350 FTE jobs. 

3.3.2 South Liberty Lane (site 13) 

There are estimated to be some 2.0 ha of additional land available for development for employment 
use in the South Liberty Lane industrial area suitable for B1c and B2 uses. When developed and 
occupied this additional development is estimated to accommodate 190 FTE jobs. 

3.3.3 Additional site in Bedminster Ward (not marke d on map) 

An additional site in  Bedminster Ward (6,000 m2 GFA) may be suitable for redevelopment for B1 
use. When redeveloped and occupied this additional development is estimated to accommodate 280 
FTE jobs. 

3.4 Summary tabulation 

The potential development/redevelopment sites and their estimated employment generations are 
summarised in Table 3.1 below. 

Table 3.1:  South Bristol Link potential developmen t/redevelopment sites and 
estimated employment 

Site Site area (ha) Gross Floor Area (m2) Estimated employment 
(FTE) 

Hangar Site 2.3 0 220 

Imperial Park  4.8 0 460 

Osprey Court 0.5 0 140 

Hartcliffe Campus 0.8 0 80 

Western Drive Ind Estate 1.5 0 140 

Site Fr Whitchurch Lane 0 27,500 1,300 

Plots 3 – 5 Hengrove Way 0 20,000 950 

Ex-Somerfield HO 0 15,800 750 

Site adjacent Constellation 2 0 190 

Hinton Garage site 0.6 0 0 

Constellation Site 0 21,600 500 

 0 0 0 

Subtotal Hengrove Area 0 0 4,730 

 0 0  

Novers Lane/Vale Lane 3.7 0 350 

South Liberty Lane 2 0 190 
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Add’nl site Bedm’r Ward 0 6,000 280 

 0 0  

Total potential employment 18.2 90,900 5,550 

Source: see text 

 

As indicated in the summary table above, the development/redevelopment and take up of the 11 sites 
in the Hengrove Area has the potential to generate around 4,700 FTE jobs with an additional 800 
FTE jobs generated at the three other industrial areas expected to be benefitted by the SBL, some 
5,600 FTE in total. 

3.5 Employment land in Avonmouth and Filton (in con trast) 

The difference in developer interest between South Bristol and North Bristol/South Gloucestershire 
can be illustrated by reproducing Table 3 of the Knight Frank Research Bristol Market Activity Report 
Summer 20089. In addition to some 315,000 m2 of industrial space taken up in 2007 (generating 6,000 
– 7,000 FTE jobs depending uses), Knight Frank Research report new developments in the pipeline on 
7 sites as shown in Table 3.2 below. The applications shown in Table 3.2 are for phases of 
development on much larger sites in total, eg Cabot Park is 150 ha in total, G Park is 58 ha in total and 
Access 18 is 85 ha in total. At full development the three sites alone will be generating at least 25,000 
FTE jobs10.  

Table 3.2: Key pipeline development North Bristol/S outh Gloucestershire 

Name Location Developer Status GFA (m2) Site (ha) Use class  

Cabot Park Avonmouth Burford 
Group Full consent 6,400  B8 

G Park Western 
Approach 

Gazeley Outline consent 31,600  B8 

Airbus site Filton Airbus UK Outline consent 24,150  B2 

RD Park Avonmouth Goodman Outline consent  6.5 B8 

Northfield Filton Goodman Outline consent  8.9 B1/B8 

Access 18 Avonmouth St Modwen Outline consent  14.2 B8 
ProLogis 
Park Filton ProLogis Outline consent  32.4 Mixed use 

inc B8/B1 
Total    62,150 62  

Source: Knight Frank Bristol market activity report Summer 2008 

The GFA estimates and the site areas in hectares are as shown by Knight Frank Research11. Using the 
ODPM employment densities mentioned above suggest that the developments listed in Table 3.2 when 
built out and occupied will be generating around 6,500 FTE jobs. 

                                                      
9 See http://resources.knightfrank.com/GetResearchResource.ashx?id=11342 
10 Estimated at 42% footprint, single storey and employment density of 50m2/job (ie as B8 use). 
11 Knight Frank Research show square feet and acres, these have been converted to m2 and hectares for consistency with 
other parts of this document 
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Regarding the demand for smaller units Knight Frank Research states12 “While the market for big-box 
distribution facilities has been addressed, the same cannot be said for new small to medium-size units 
under 40,000 sq ft (3,600 m2), of which just one remains available. Current unsatisfied demand is 
estimated at 3.2m sq ft (300,000 m2) and is particularly evident among more medium-size operators 
for units of 10,000 to 40,000 sq ft (900 – 3,600 m2). St. Modwen Developments and Terramond have 
been particularly successful addressing this market, developing space at Access 18 and Poplar Park 
respectively, while Chancerygate has acquired sites in central Bristol and Yate to address unsatisfied 
demand in the small freehold market.” 

The underlying demand for smaller industrial units is discussed in Chapter 4 below which reports on 
the views of the commercial property sector in general. 

 

                                                      
12 See page 6 of Knight Frank report  
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4 Commercial property agents and developers respons es 

4.1 Introduction 

In preparing this document we have contacted and spoken with 13 commercial property agents active 
in the Bristol area, 6 developers/owners (2 with sites in the area), one ex-occupier and the managers of 
the Cater Business Park. We have spoken also with Bristol International Airport (BIA). 

This section reports on these interviews and summarises respondents’ views about the importance of 
the South Bristol Link (SBL) to private sector interest in South Bristol for the development of 
employment sites and the facilitation of new employment opportunities.  

4.2 Commercial property agents 

Telephone interviews were conducted with 13 commercial property agents covering a mix of local 
Bristol based firms and the Bristol offices of national firms13. The firms contacted were Alder King, 
BNP Paribas14, CB Richard Ellis, Colliers CRE, DTZ, Edward Symmons, GVA Grimley, Hartnell 
Taylor Cook, Hootons, King Sturge, Knight Frank, Savills and Williams Gunter Hardwick. The 
individuals interviewed included the current chairmen of both of the Bristol Property Agents 
Association and the Bristol/SW Branch of the Industrial Agents Society.  

The agents are unanimous that the SBL is a critical and crucial infrastructure investment absolutely 
necessary to increase private sector developer interest in South Bristol and contribute to its 
regeneration. 

The present inaccessibility of South Bristol particularly from the city centre via the Winterstoke Road, 
Parson Street gyratory and Hartcliffe Way is considered to be the single greatest deterrent to firms 
locating in South Bristol. In the absence of commercial tenant interest there will be no developer 
interest. 

One of the respondents is currently marketing a unit on Western Drive (off Hengrove Way) but with 
little success blamed largely on the inaccessibility. 

If the relative inaccessibility of South Bristol could be overcome many of the agents indicated 
reasonable/strong underlying demand for smaller sized light industrial units attractive to SME 
employers attracted by the availability of labour in South Bristol. There will be demand also from 
smaller distributors and home delivery firms for which South Bristol will be an attractive location. 

A number of agents referred to recent high profile departures from South Bristol (Somerfield from 
both its Head Office on Whitchurch Lane and its warehouse on Cater Business Park, Matthew Clark 
also from Whitchurch Lane) and the extreme difficulty expected in trying to fill/relet at these 
locations. 

                                                      
13 The initial intention was to hold a workshop with commercial property agents but this proved impossible to arrange so 
telephone interviews were substituted. 
14 BNP Paribas are also site owners in South Bristol. 
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The recent developments at Emersons Green were cited as an illustration of road stimulated 
development. The Emerson Park East development ensued because of the development of the eastern 
ring road. 

4.3 Commercial property developers/owners 

4.3.1 Cater Business Park 

Of the 28 blocks at Cater Business Park15 three are vacant and available for letting. Of these, two are 
mid sized units (500 m2, 1,400 m2) but the other is the largest on the park (5,160 m2). Cater Business 
Park has recently been awarded Business Improvement District status following the ending of the 
previous Single Regeneration Budget project. 

Cater Business Park occupancy levels are falling and units are proving difficult to let, particularly the 
larger units. South Bristol has a severe disadvantage compared with North Bristol in attracting 
incoming and relocating businesses. 

4.3.2 BNP Paribas 

BNP Paribas owns and operates Kenn Court on Roman Farm Road off Hengrove Way, 15 small 
nursery units (4,060 m2 in total) and a similar development in Duckmoor Road. These units are all 
occupied. 

In this respondent’s view there is good demand for smaller units and South Bristol is (in principle) a 
good location provided its transport accessibility can be improved. 

4.3.3 SEGRO 

SEGRO owns and lets 35,000 m2 of B2/B8 space in South Liberty Lane. Two of its biggest occupiers 
are moving out. One occupier (5,000 m2) is consolidating on its site at Ashton and the other (2,000 
m2) is relocating to North Bristol. 

SEGRO has around 3,000 m2 of redundant buildings at South Liberty Lane that will probably be 
demolished as they are not profitable to redevelop. Rentals in South Bristol are around £20/m2 less 
than in North Bristol and, in addition, in South Bristol commercial lets require tenant incentives. 

The South Bristol Link will greatly improve access to the South Liberty Lane industrial area and will 
improve its attraction as a location to occupiers and developers. Given the relatively small scale of the 
development and its space constraints it is likely to be more attractive to local and regional developers. 

                                                      
15 See http://www.caterbusinesspark.co.uk/ for details, information provided by Philip Pope BID chairman and Mike Knight 
BID manager 
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4.3.4 Chancerygate Business Centres 16 

Chancerygate specialises in small commercial/industrial units 200 – 500 m2. The company considered 
part of site 2 (Imperial Park) but withdrew because of site drainage problems and the downturn in the 
economy. In the company’s view Bristol is lacking in small commercial/industrial units, there is strong 
underlying demand and they are awaiting economic recovery to increase their activity in Bristol. The 
company owns an undeveloped site at Gatton Road (M32) and is likely to develop this site before 
looking to South Bristol. 

The SBL will definitely increase developer interest in South Bristol but there need to be good sites 
available. Imperial Park is a good location with a good local environment of new buildings. 
Chancerygate was attracted to the location and the surrounding developments. 

4.3.5 Terramond 

Terramond17 is a Bristol based developer with a regional portfolio of commercial and industrial 
developments. Its preferred size for industrial units is 2,000 – 40,000 m2. The company was very 
interested in the 8,000 m2 B2 development to the west of the Somerfield head office building south of 
Hartcliffe Roundabout but was outbid by the present owner occupier relocating its manufacturing 
business out of central Bristol. 

There is very little industrial space in central or east Bristol so, for the regional market, South Bristol 
is (in principle) an excellent location. The South Bristol Link is vitally important to generating 
developer interest in South Bristol. 

Terramond is definitely interested in South Bristol, its typical site sizes are 0.8 – 2 ha. 

4.3.6 Cubex 

Cubex18 is a Bristol based commercial developer. It has recently completed a 10 ha mixed business 
park outside Bath (see Bath Business Park on the firm’s website, link below) and sees the possibility 
for similar mixed commercial developments in South Bristol, provided accessibility to South Bristol is 
improved. South Bristol will be attractive also for regional distribution, and for small office park 
developments (these can be a small as 0.8 ha site area. 

At present no developer is prepared to build speculative schemes in South Bristol because of the poor 
accessibility. The SBL is an absolutely necessary investment to increase developer interest in the 
Hengrove area of South Bristol. The new western access from the SBL into the South Liberty Lane 
industrial area will reinvigorate the area as a good location for regional distribution and light industrial 
uses.  

                                                      
16 See http://www.chancerygate.com/  
17 See http://www.terramond.co.uk/  
18 See http://www.cubex-land.com/start.html 
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4.3.7 Deeley Freed 

Deeley Freed is a Bristol-based commercial developer.  In the company’s view the South Bristol Link 
will make an enormous difference to the way local and regional businesses perceive South Bristol and 
will increase greatly business interest in the area. Without lettings interest (from businesses) there is 
no point in developers acquiring and developing sites. The company will be interested in acquiring and 
developing sites when the SBL is a committed scheme. 

4.4 Occupiers 

4.4.1 Constellation 

Constellation Europe/Matthew Clark (wine and spirit importers and distributors, previously Harveys 
of Bristol) occupied a substantial site on Whitchurch Lane (site 8 on the site locations map) but has 
recently moved the warehouse and distribution operation to Avonmouth. Three reasons were given for 
the move: 

· The new site is bigger; 

· The new location is closer to the port; and 

· The new location has better access to the motorway network. 

4.5 Bristol International Airport 

Bristol International Airport strongly supports the SBL as it will improve accessibility to the City 
Centre and to the M5 (via the A38 – A370 link), and to the Hengrove area of South Bristol. 

Improved accessibility to commercial locations in South Bristol is important to BIA as the airport site 
is very constrained and not able to accommodate the growing range of support services and airport 
related activities that are accompanying the airport’s growth in passenger volumes and aircraft 
movements. South Bristol will be the most convenient location for these support and other airport 
related activities when the SBL improves access to the Hengrove area. 

BIA in 2009 handled some 6 million passengers19 and this is expected to grow to 10 million by 2019 
(possibly later in view of the economic downturn). Direct on-airport employment is estimated to be 
around 3,000 FTE growing to 4,000 FTE by 2015 and 6,000 FTE by 2030. As the airport grows the 
demand for off-airport support services and airport-related activities is likely to grow similarly and 
many of these are expected to locate in South Bristol. With continuing space constraints at BIA, as 
aviation activities grow a number of non-operational activities presently located on-airport are 
expected to relocate off-airport and South Bristol (with the SBL) will be the most convenient offsite 
location. 

                                                      
19 See http://www.bristolairport.co.uk/about-us/our-future/master-plan.aspx#Documents for the BIA Master Plan and 
supporting documents 
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In addition to attracting BIA support services and airport-related activities, improved accessibility 
between BIA and the Hengrove area will also increase the accessibility of on-airport employment to 
Hengrove area residents. As reported above, on-airport employment is expected to grow substantially 
to 2030 (and is likely to continue to grow beyond 2030) providing increasing job opportunities to local 
residents including those in South Bristol. 

BIA has offered to contribute to the cost of the SBL as a Section 106 contribution within its planning 
application to North Somerset District Council to increase the number of passengers. 

 


