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2016 has been 
characterised 
as a year that no 
one could have 
predicted. So 
where does the 
Bristol property 
market stand 
after a year of 
surprises? 
By outgoing President John Benson.

2016 HAS PROVED another year when Bristol 
pulled itself further away from the low point of 
the recession: demand for all types of business 
space was well above five year averages, there 
was a significant level of activity amongst 
investors and continued growth in house prices 
and rents.

This year’s end assessment is  a much 
rosier evaluation than seemed possible half 
way through the year. The property sector, 
famously, does not appreciate the unexpected. 
So, the “Brexit” decision coming out of left field 
undoubtedly sent tremors through the market 
– particularly amongst institutional investors.

Bristol – home to a diverse population, 
many global businesses, two outward-looking 
and business-focused universities, and with 
a track record as an international trading city 
– had potentially a lot to lose by the decision… 
but also the history, character and agility to 
capitalise from it.

GO-AHEAD DECISIONS
The City and Region are benefiting from a 
number of important decisions. The Hinkley 
Point go-ahead provided a catalyst for growth 
in the city’s burgeoning energy sector. The 
University of Bristol announced the creation of 
a massive new, £300 million campus in Temple 
Quarter. Plans for nearby Redcliffe Quarter 
were approved. 

HMRC’s decision to move its regional 
activities to Bristol not only led to the biggest 
office and investment deals of the year, but 
also holds out the hope that more Government 
departments will be concentrating their 
activities here in the next few years. Our two 
major shopping centres feel sufficiently bullish 
to be pressing on with planning for major 
expansions. The biggest speculative industrial 
scheme for some time was announced at Filton 
alongside major occupier commitments at 
Severnside.

We are still attracting over 3,000 skilled 
people each year from London alone, drawn 
here by the quality of life and thriving economy. 
All of which have gone to reinforce Bristol’s 
reputation as the UK’s most successful and  

liveable city outside of London. 
We need to work hard to continue to justify 

and promote this position.
Four other decisions affecting Bristol also 

went into the mix… some more expected than 
others.

Bristol has a new Elected Mayor, one who 
has set a high priority on delivering more 
housing, but who may find it challenging to 
maintain the profile the City enjoyed under 
his predecessor; the full benefits of rail 
electrification will not now be felt because of 
the Government’s disappointing decision not 
to complete the last few miles into Bristol 
and further delaying much needed major 
investment into Temple Meads; the long-
awaited Arena has also been put back for at 
least several more years; most positively, 
the decision was made to go ahead with a 
devolution package encompassing three of the 
four local authority areas.

DEVOLUTION OPPORTUNITY
Devolution, potentially, holds out the prospect 
for more “joined up thinking” under a Metro 
Mayor when it comes to strategic planning, and 
delivering the major infrastructure elements 
the sub-region needs to achieve sustainable 
growth. Moreover, there is the real prospect - 
as demonstrated elsewhere in the UK - that the 
initial tranche of Government support will be 
followed by further  ...../cont p2   
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Taking stock after  
a year of surprises

RESI STEADIES
The market remains 
firm, withstanding 
Brexit and BTL change
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top property people set 
out their vision

RETAIL AMBITION
Bristol’s two main 
shopping centres both 
have expansion in mind
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Offices: secondary market sparkles
SEVERAL VERY LARGE DEALS  helped take 
up figures in Bristol back to heights not 
seen for some time, and, with just 48,000 
sq ft of new Grade A space now available 
in the city, pressure on second hand space 
continues to significantly narrow the rental 
gap between the two.

The top mark for Grade A remains 
around £28.50, with some single floors 
of refurbished space reaching £27 per sq 
ft. Total city centre take up in 2016 was 
782,000 sq ft (well ahead of the 533,000 
five year average) while out of town totalled 
308,000 sq ft (compared to a five year 
average of 290,000 sq ft).

Although the market went through a 
quiet period before and after Brexit, longer 
term decisions by occupiers prompted the 
two biggest deals of the year: HMRC taking 
107,000 sq ft at 3, Glass Wharf, Temple 
Quay at £28 per sq ft, and EDF committing 
to 80,000 sq ft at Bridgewater House, 
Finzel’s Reach, in the wake of the £24.5 
billion Hinkley Point go-ahead.

A large part of EDF’s space has initially 
been taken up by project suppliers, but 
longer term it is expected that their 
supply chain will look for independent 
space locally. Arup are believed to be in 
advanced talks on 40,000 sq ft Complex 
Developments’ Redcliff Wharf, and a deal 
here could set a new headline rent for the 
city of £30 per sq ft. 

The HMRC deal is particularly 
significant as it represents the first big shift 
of government manpower from throughout 
the South West into a new regional 
hub - a move expected to be followed by 
other departments, led by the DWP. That 
department’s predicted requirement is 
around 50,000 sq ft, with up to three or four 
times that needed in total as government 
offices scattered throughout the region 

rationalise their requirements.
With Grade A space down to its lowest 

levels for around 20 years, Cubex Land 
/ Palmer Capital’s Aurora speculative 
scheme has been the first one out of the 
blocks: 95,000 sq ft of BCO Cat A space at a 
prime location on the Floating Harbour.

IN THE PIPELINE
Three other large schemes are at various 
stages in the pipeline: Assembly, Anvil and 
Aspire, with investors keen to see pre-lets 
before making a full commitment to deliver. 

The decision not to extend electrification 
of the London line through to Bristol was 
met with disappointment, as this had been 
seen as a potential stimulus to London 
occupiers looking to shift back office 
functions; but with the details still hazy, the 
total impact is still to be determined. 

North Bristol, however, should reap 
the full benefit of being just one hour from 
central London – and Ashfield Land has 
gained consent for a 163,000 sq ft office 
building called “The Approach”, adjacent to 
Bristol Parkway.

COMING UP FOR 2017…
The professional sector continues to be a 
reliable occupier in the city, and Bristol is 
now the number one UK regional city for 
law firms, according to a recent survey, with 
nearly 875,000 sq ft of office space, ahead 
of Birmingham and Manchester.

A welter of smaller deals has kept 
agents busy during the year, with the TMT 
sector in particular driving demand for 
space – often in less conventional locations. 
Bristol is now believed to host the highest 
number of people employed in digital tech 
outside of Shoreditch.

Exposed surfaces and quirky lobbies 
are helping average buildings let for 
anything up to a 20% premium. Some of the 
proposed new space, such as the Assembly 
building, are likely to go down a similar 
route, with trendily designed refurbished 
offices, including Brunswick Square, above, 
also proving popular.

The balance of occupiers in Bristol is 
now looking to be a healthy diverse mix, 
with vibrant law, accountancy, energy and 
creative sectors all competing for space.

Overseas buyers 
buoy investments
AFTER A VERY STRONG 2015 
and early 2016 of investment in 
commercial property in Bristol, 
demand eased after the first 
quarter of the year, not helped by 
uncertainties over Brexit and the 
economy, and a lack of opportunities 
being available.

One notable shift in the market 
dynamic was that, after a number of 
big institutional deals in 2015, more 
opportunist overseas and private 
investors invested here in the second 
half of 2016, some taking advantage 
of the uncertainty and change in 
currency values.

Among the bigger deals for 
2016 was Bridgewater House, 
largely occupied by EDF, acquired 
by a private investor for £56m 
- representing a yield of 5.35%. 
Towards the end of 2016, Legal & 
General acquired 3, Glass Wharf, 
pictured below, let on a 25-year 
lease to HMRC, for an undisclosed 
sum believed to reflect a yield of 
c4% - and a sign of the strength in 
the market for annuity stock.

Other significant transactions 
include Number 1, The Square at 
Temple Quay sold to the Canal & 
Rivers Trust on a yield of 6.3%.  

2, College Square was sold for  
£22 million at c5%.

The appetite for good 
refurbished office stock is strong, 
mirroring the narrowing gap in 
rents between second hand and 
new space. Bristol also continues 
to perform strongly against other 
regional centres.

The industrial investment market 
was relatively quiet in 2016, largely 
constrained by a lack of available 
opportunities, but the private 
residential rental sector market is 
emerging as a popular investment 
vehicle in the city. Cubex’s scheme 
at Finzels Reach was forward sold to 
Grainger plc for £45 million.

2017 is being viewed with 
cautious optimism, with both 
the industrial and office markets 
expecting rent rises during the year 
to take account of the shortage of 
stock in the market, and relatively 
little speculative new space coming 
on stream to absorb demand.

Activity in the “Alternatives” 
sectors remains strong with good 
demand for the long dated income 
streams associated with Students, 
Hotels and Healthcare amongst 
others.

President’s year end assessment cont/ p1
 funding if we can demonstrate a good return on that investment.

Despite the new norm of uncertainty, Bristol’s “glass” appears 
to be at least half full at the moment. Housing, transport and 
education as always remain the key themes alongside maintaining 
the city’s visibility and voice in central government - vitally 
important when priorities outside the South East appear to favour 
the Midlands and further North. 

The BPAA, alongside others, have raised concerns on the draft 
Joint Spatial Plan for the city region. Concerns about a shortage 
of housing allocation are well rehearsed, but employment land 
is often overlooked… and in our opinion the proposals are not  
allocating enough land for the full range of employment uses in the 
right places over the next 20 years. 

Working with Business West we have now made our views 
on this Plan very plain. Unless the expert market knowledge of 

the property sector is used to inform this Plan, it could lead to 
inward investors being deterred from locating here and successful 
businesses having their expansion plans stymied – leading to 
economic growth being significantly restricted in the years ahead.

Over the last few years, the BPAA has forged strong 
relationships with local planners – and we will be striving during 
2017 to get across the message to them that planned, sustainable 
growth is in the interests of everyone in our city and essential if we 
are to continue to build on the many successes the City Region has 
achieved to date. The BPAA and its members will be playing a key 
role in those discussions – arguing the case for the right quality of 
development in the right places, ensuring that the work/live/play 
balance is maintained. Get it right, and we have the sound platform 
of a strong, knowledge-based mixed economy on which to build. 

2017 looks like being an exciting year for the city.

Bite sized 
Bristol
Paul Smith,  
Bristol City  
Council Cabinet  
Member for Homes

HOUSING HAS 
always been a 
passion of mine, 
personal as well as 
professional, and this 
together with my love 
of Bristol, makes this 

an ideal brief for me. It has tended to be a Cinderella 
subject, both nationally and locally for 20 or 30 
years. Not enough houses have been built in that 
time and we’re really feeling the effect of that now.

Other cities have seen housing figures rise in 
the last few years… but not Bristol. We’ve had other 
priorities – notably around The Arena and Metro 
Bus. We’ve now made it a top priority to make a 
step change in new housing provision. We’re putting 
together a new delivery team – recruiting new 
people… planners, architects, legal experts and 
researchers... to increase capacity and to deliver the 
homes we need.

There’s more land in Bristol than people might 
think: areas of dereliction or low density, and empty 
sites. We also see the potential of some current 
business space – offices, industrial and retail - 
while still retaining the balance of having enough 
places for people to work. But the key is increased 
densification, and there’s huge potential for 
increased densities at schemes such as Hengrove 
Park - enabling local facilities and businesses to 
thrive, while still retaining public spaces.

We really welcome the new PRS schemes being 
funded by institutions. Buy-to-let has proved too 
unstable in terms of price inflation and for tenants. 
PRS offers long-term stability in rents and leases. 

Any developers coming into Bristol need to 
realise we want more affordable housing not for 
ideological reasons, but because at any one time we 
have 500 people in temporary accommodation. Over 
half of those are families in work. We need a stable, 
affordable city where parents can bring up their 
children with some sense of security.

Sometimes it feels as though developers are 
reaching straight for their pocket and pulling out 
their viability assessment. I would rather they talked 
to us to see if there are ways in which we can get 
money into their schemes to help them with the 
delivery of affordable housing.

Instead of there being a sense of conflict, we can 
work together - sitting down together and planning 
it through - to maximise the amount of affordable 
housing that can be delivered by a project. That way, 
developers won’t have to spend a lot of time doing 
all this viability work… and we won’t have to spend a 
lot of time countering it.

2016 has been a year of shocks, but in my job 
you have to be an optimist - to believe that you can 
effect positive change through local politics… and 
turn challenges into opportunities.
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Several significant new 
developments are in the pipeline 
for Bristol, in addition to the 
major expansion plans for 
Broadmead and Cribbs Causeway 
detailed in the retail summary.

VILLAGE LIFE KICKS OFF IN 
REDCLIFFE
Plans to develop a “Redcliffe Village” 
(pictured right) have been waiting in 
the wings for a number of years, and 
several owners have come and gone 
along the way. But all that is changing 
- fast.

Contractors have been appointed 
for Phase One of Redcliff Quarter, 
which received planning consent in 
April 2015, for a scheme comprising 
128 residential units for private rent 
and three retail units. 

And now Change Real Estate 
have had their plans for Phase Two 
accepted by the City Council – including a proposal for an 82.6m 
tall, 22-storey landmark tower, following Mayor Marvin Rees’ 
decision to scrap height limits in parts of the city. The building 
would be the centrepiece of an ambitious mixed-use development 
and will include a restaurant at ground floor and mezzanine level 
with apartments above. 

Change Real Estate say their iconic “slender” tower will 
reference the area’s industrial heritage in glass making, and 
will be the focal point of a vibrant 600,000 sq ft mixed use 
development over 3.3 acres. Plans include the first Radisson Red 
lifestyle hotel in England, a European-style food court, a roof-top 
restaurant, 15,000 sq ft of offices and 317 new homes. The £180 
million second phase is a joint venture between Change Real 
Estate, Cannon Family Office and ICG Longbow.

BEDMINSTER REGENERATION
Just over Redcliffe Bridge, East Street in Bedminster is set 
to receive a major boost as plans progress to redevelop St 
Catherine’s Place – including a 16-storey tower with 188 
flats. Developers Urbis has been pursuing its ambitions for 
several years for this part of a £135 million regeneration of the 
surrounding area.

The total plan would see up to 800 new homes, including over 
200 affordable homes and a new medical centre, being built in the 
area between Bedminster station and East Street and just a short 
walk from Temple Meads station.

This is also just a short distance from Bedminster Parade, 
where plans have been approved for a City & Country scheme 
which will see almost 250 flats created by converting offices at 
Regent House and Consort House.

Bedminster’s North Street has enjoyed a renaissance in 
recent years; now this part of the city, which adjoins the popular 
Southville area, looks set to follow.

FILTON TAKES FLIGHT
Meanwhile, planning work is progressing on what will effectively 
be a new urban district in North Bristol as YTL progresses 
proposals for the development of 300 acres on the former Filton 
airfield. 2,600+ homes are planned here, together with three new 

schools, community facilities and a retail centre.

TECHNOLOGY EXPANDS ITS FOOTPRINT
Following UWE’s decision to create a 44,000 sq ft innovation 
centre this year at their Frenchay Campus, the University of 
Bristol unveiled its plans to create a second campus in the heart 
of Temple Quarter Enterprise Zone, on the site of the derelict 
former sorting office. 

At £300 million, it will be one of the largest urban 
regeneration projects in the UK, giving this prime city centre site 
a new lease of life and radically improving one of the principal 
gateways into the city. Opening is planned for the start of the 
2021/22 academic year.

The new “Temple Quarter Campus” is a unique collaboration 
between the University and Bristol City Council, who have 
made the land available, as well as Government, industry and 
philanthropic partners and the local business community.

As well as housing the University’s new business school, it 
will act as a hub for research and development, particularly in 
digital innovation, and house businesses spinning out from R&D 
projects. There will also be a student residential village and an 
“Engine Shed 2” business incubator.

The site selection was spurred by the site’s access to Temple 
Meads, and enabled by the City Council acquiring and making 
available the long-derelict sorting office site. There are also 
discussions about creating a second station entrance on this side 
of Temple Meads.

UWE Bristol’s flagship Enterprise Zone, meanwhile, has been 
named “Future Works” and the first occupiers have already been 
signed up for the £16.5m project.

Construction has also started on a lab space and science 
incubator – called Unit DX - in St Philips. Backed by SETsquared, 
Unit DX will feature 10,000 sq ft of laboratory space and another 
5,000 sq ft of office facilities, as well as provide access to 
mentoring and business support.

In between Bristol and Bath, work to convert a landmark 
building on the former Cadbury’s factory site in Keynsham into 
modern workspace is underway. The 100,000 sq ft of employment 
space will be branded as “The Chocolate Factory” and targeted at 
the creative and tech sectors. 

BTL and Brexit steady residential
THE BRISTOL residential property 
market still continues to outperform 
other regional centres in terms of 
rises in both house prices and rental 
levels, driven by a rapidly growing 
population and a house building 
programme that lags behind demand.

In particular, Bristol is acting as a 
magnet for skilled people leaving London, 
as well as retaining many of its students; 
and one of the characteristics of the city 
in recent years has been the gradual 
gentrification of a number of areas in the 
city as buyers seek better value in locations 
close to the city centre and transport hubs. 

City centre agents report a very 
busy 2016, helped by more supply 
coming through as a result of Permitted 
Development Rights reinventing a number 
of out-dated office blocks – such as Number 
One, Bristol in Lewin’s Mead (formerly 
Greyfriars) - as well as a small number 
of high quality new developments and 
refurbishments of traditional buildings such 
as The Cheese Factory (formerly Huller 
House, Redcliff Street) and The General 
(formerly The General Hospital).

While around 1,500 units were added to 
the city’s stock this year, this still lags well 
behind the 2,500 being built at the peak of 
the boom; and while Bristol’s new Mayor 
has pledged to bring this up to 2,000 a year 
by 2010, it will still be falling behind the 
number needed.

The City Council insists that there are 
plenty of development sites with consent 
in place, but house builders are finding it 
problematic to ramp up supply, not least 
because of skills and materials shortages.

Increasingly, the balance is shifting 
within the city from homes being sold 
towards those being let in the private rental 

market, reflecting not just the positive 
requirement from many more mobile 
professionals for the flexibility that renting 
offers, but also the challenges faced by first 
time buyers getting into the market. This is 
a trend being observed in most parts of the 
country. “Build to rent” schemes are also 
about to play a growing role in the city’s 
housing market with several coming on 
stream in 2017.

BTL SPEEDS, THEN SLOWS
In their attempt to control the buy-to-
let market, generate taxes, or both, the 
Government introduced an additional 3% 
stamp duty levy on ownership of second 
properties: this was announced in the 
autumn 2015 Budget and came into effect 
on 1st April 2016. 

Immediately it was announced, 
agents recorded an increase in interest 
in anything suitable for the rental market 
as prospective buyers sought to complete 
purchases before the additional tax became 
payable. For the most part, the investors 
were cash rich and searching for a better 
return on their savings than banks have 
offered in recent years. With property 
values still increasing at that point, capital 
growth was also a factor.

In the stampede to buy, agents 
witnessed a sharp spike in achievable 
prices for one and two bedroom flats, with 
(arguably) investors paying over the odds 
just to avoid the stamp duty charge. This in 
turn led to larger than normal numbers of 
first time sellers filtering up through the 
marketplace at a time of year when stock 
levels are usually quite low. 

These buyers, perhaps slightly more 
awash with cash than they envisaged, 
competed for a limited number of onward 
purchases, and the end result was an 
increase in prices throughout the rest of 

the market with family homes in particular 
being in demand. 

Those investors who wanted to buy 
had largely done so by April, leading to 
a slight price correction.  Brexit then led 
to homebuyers and sellers sitting on 
their hands, and the traditional summer 
slowdown then failed to recover fully in the 
autumn. 

As at the beginning of 2017, activity 
levels - particularly in the family house 
market - are low: properties to sell are 
scarce and so are buyers. The American 
elections have thrown another curve ball 
into the equation.

In some respects this time of reflection 
was needed in the market. Bristol has 
been at the top of the tree in terms of 
price increases outside London for the 
past couple of years. Arguably, this is not 
sustainable, and it does not benefit the 
city or the market for homes to become 
unaffordable. 

SUBURBS HOT UP
Properties are currently selling if sensibly 
priced, but they are not selling overnight 
with offers over the guide price in the 
numbers they had been. 

That said, in many of the suburban 
areas of Bristol where prices are around 
the £300,000 level, it remains very busy 
because here the purchase price is largely 
dictated by salary and the multiples that can 
be borrowed. In the more affluent areas, 
bonuses, commissions and dividends come 
into play and those people are perhaps 
more inclined to act cautiously in the near 
future as they assess the economic impact 
on their earnings or businesses.

The first part of 2017 is expected to 
remain steady while the potential impact of 
Brexit begins to be better understood. 

New developments raise bar
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DESPITE ONGOING economic concerns and 
political uncertainty, consumer spending 
remained robust in 2016, and this helped maintain 
occupancy rates in our main retail centres and 
keep rents in (slightly) positive territory.

2017 began with major expansion plans in the wings 
for both of the city’s major shopping centres. The Mall 
at Cribbs Causeway (pictured right) is seeking to almost 
double its current footprint with an additional £300 
million wing which would include a new anchor store as 
well as more shops and restaurants, a hotel, events plaza 
and multi-storey car park. 

The project, expected to create an additional 3,000 
jobs, was approved by South Gloucestershire Council in 
November 2016 and is currently awaiting Government 
approval.

Not to be outdone, plans have also been submitted by 
the Bristol Alliance to significantly beef up Broadmead, 
with 1.1 million sq m of new retail and leisure space 
and up to 150 apartments. Critically, the redevelopment 
would bring parts of Broadmead developed in the 1950s up to date 
in terms of the size, flexibility and configuration of retail units. The 
Bristol Alliance is a 50:50 joint venture between Hammerson and 
AXA Real Estate Investors.

Is there room for both offers, bearing in mind the impact that 
The Mall had on Broadmead following its 1998 opening? 

Agents maintain that the offers remain separate, with The Mall 
increasingly fulfilling a “town centre” role and serving the major 
growth in local residential housing. The area around Broadmead 
also continues to see significant growth in student and privately 
rented accommodation, primarily through the change of use of out 
dated offices. Enhancing the leisure offer will enable Broadmead 
to become far more of a 24 hour location. 

The restaurant sector in Bristol continues to grow and 
diversify, reflecting the city’s increasingly cosmopolitan profile 
and demonstrating the growing appetite for international cuisine 
amongst the rising number of people living alone, often in HMOs, 
with time pressures.

Wapping Wharf, meanwhile, is now home to “Cargo” - below 
- Bristol’s first-ever “retail yard”, made of converted shipping 
containers. Set to span two container parks, it will create a new 
quarter for the city, with independent shops, restaurants and 
cafes - many enjoying views out onto the waterfront and outside 
terraces.

There have been relatively few failures in the retail sector 
in the last 12 months – BHS and Austin Reed being the highest 

profile exceptions, the latter continuing to trade online. BHS was 
a classic example of a retailer failing to keep up with a moving 
market, while those operators doing best continue to be those 
combining clicks with bricks, with a strong virtual as well as 
physical presence.

CONVENIENCE GROWTH SLOWS
The growth in high street convenience stores has slowed 
considerably, with larger operators such as M&S Simply Food, Co-
Op Food, Sainsbury’s and Southern Co-Operative concentrating 
on quality locations rather than engaging in a space race. While 
the large four supermarket operators have clawed sales back 
into positive territory, they are still being outperformed by Aldi 
and Lidl, who continue to roll out additional openings in selected 
locations across the UK.

Far and away the largest leisure plans for the city remain 
those for the long-awaited Bristol Arena. Just as 2017 began, 
Bristol City Council announced that it had parted company with 
its main building contractor, Bouygues UK, to build the £92m, 
12,000-capacity arena, saying that “an agreement on price cannot 
be reached”. 

However Bristol Mayor maintains that the project is still going 
ahead after a recent project review and should be open by autumn 
2020, with work expected to start on site by spring 2018. Bristol 
remains the largest UK city without a major entertainment venue.  
 Image of Cargo: Jon Craig

TWO OF THE PEOPLE whose decisions 
impact most on Bristol property’s 
sector are Barra MacRuairi, Bristol’s 
Strategic Director for Place, and 
Zoe Willcox, the Service Director for 
Planning. Where do they stand on 
some of the key issues?

Q: Bristol continues to face a massive 
shortage in housing. What is the Council 
doing to address this problem?

ZW: A huge amount of work is going into 
housing and we are making a substantial 
capital investment: it’s the Mayor’s number 
one priority, and the numbers in his 
manifesto are what we are working towards: 
2,000 a year by 2020 with 800 of those 
affordable. It’s never enough, but it’s a major 
shift in terms of where we are at present – 
around 1,300 units a year.  

Q: What can Bristol do to shift the dynamic 
that you haven’t been doing before?

BM: Supply isn’t just a Bristol problem. 
Neither is affordability. And you cannot shift 
a national problem from a city - especially 
when you have a Government intervention 
counter to where we have been. In early 
‘00s, we had billions of pounds of investment 
supporting local authorities to enable 
housing to occur. 

That money’s not there now and 
it’s falling upon councils, who are more 
constrained, to preference their capital 
programmes to deliver housing. This means 
that other preferences are affected, because 
the glass doesn’t get any bigger.

We have to ensure that the market 
delivers those 2,000 units through the 
planning system, primarily. And when we 
intervene, we will intervene though a whole 
range of measures – be that grant, land, 
enabling and so on. 

ZW: At the top of the boom we were 
delivering well over 2,000 units – so it is 
do-able. But the whole market has to gear 
up – and that can take time. We don’t have 

a lack of interest from the builders: there’s 
high demand and potentially high rewards. 
But the challenges are complex.

We already have consents or sites 
allocated for 20,000 units within Bristol. Over 
and above that, we reckon there’s capacity 
for another 12,000 – including industrial 
land that’s no longer needed, plus some 
city centre office sites. Plus we can uplift 
numbers on some of the sites we have 
already allocated. The challenge is bringing 
them through at the pace we need to  
move at.

Q: What are you doing to address the 
criticism that not enough employment land 
is allocated?

ZW: The city’s business centre is 
continuing to shift towards Victoria Street 
and Temple Quarter. The interesting 
issue coming forward is St Philips Marsh: 
some people have aspirations for housing 
there, but we see it as a very important 
employment area. 

The allocation of employment land, and 
protecting our predominantly employment 
areas, is still a priority for us – it’s not 
all about housing. And the work on the 
Enterprise Zone demonstrates that, creating 
the potential for 17,000 jobs. 

We believe there’s a fairly healthy 
balance within the city. Of course there are 
always going to be localised pressure points; 
but taking a more strategic view, we’re not 
that far out. We’re still seeing development 
of new employment sites at the same time 
as new housing sites. People may worry 
about the ‘60s offices being taken out of the 
system, but these had come to the end of 
their life. 

BM: The argument is made that 
employment land is focussed at Severnside, 
but if you look at the numbers, it’s clear 
that employment locally is actually very 
urban based. Our growth sectors – creative 
and digital – actually depend on relatively 
small spaces. And there’s the potential for 
taking more places like The Paintworks and 

The view from Bristol

redeveloping those.
Look at what the city has done with 

the Temple Circus site - taking out the 
roundabout, partnering with Skanska and 
bringing new sites into the equation – a 
great example of maximising the potential 
of pieces of urban land. There are lots of 
opportunities still within the city and Bristol 
thrives on not being dispersed.

Footfall, the ability to walk from one part 
to another, the density of occupation – that’s 
what makes Bristol. Shops, cafes, street life. 
We will not plan a city that is anything but 
liveable and rich. And we see density not as a 
problem… but as a real advantage.

And that can be a very different thing 
from “tall buildings”. The skyline needs 
to be considered as much as the street 
pattern. So it’s not always about coming in 
and building high. It’s about building quality, 
whether those buildings are big, small, wide 
or tall, you have to do them well. If we have 
an aspiration to be a quality city, we need to 
aspire to quality architecture.

The city is shifting its business footprint 
naturally towards the major transport hub 
– Bristol Temple Meads. When I looked at 
the site which we’ve made available for the 
University, I thought this would be a great 
opportunity for them – and the city. For me, 
it was putting the turbo on the engine of the 
Enterprise Zone.

If we take the issue of the Joint Spatial 
Plan (JSP) and the Joint Transport Study 
(JTS) as being the primary structural 
documentation for the good growth in the 
region, then devolution is in there to support 
that growth. Many in property may feel that 
we are not sufficiently pro-growth, and they 
have challenged that in the figures in the 
JSP, and that’s absolutely fine. 

But as far as the Government is 
concerned, we’ve set out a JSP and a JTS 
designed to achieve growth, and asked 
Government: “Will you support us?” Now we 
need to leverage that at every opportunity.

Q: Where do you want the property market 
to focus its attention in the year ahead?

BM: I want investors take a long-term 
view about the return on their capital 
investment, because Bristol is a very good 
bet long term. I want developers to be 
bridging their relationships to investors, to 
make them think as long term as possible 
too. And I want agents to understand that 
quality is the best way of progressing overall 
return on investment.

ZW: I would add that agents also need 
to appreciate the importance of affordability. 
The city can only be successful if it is 
affordable for a wide range of people. We’re 
not here just to make sure we help certain 
agents get a good income selling or letting 
top end flats.

BM: With the rail improvements to 
Birmingham, we’ll be competing with a city 
where there’s more room to grow. So a good 
return today may be a poor return later.

Bristol’s retail centres compete 
for expansion go-aheads
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Bite sized Bristol
Matt Griffith
Director of Policy at  
Business West

Bristol continues to grow – both 
in its population (we have already 
exceeded the forecast for 2028, 
made just 20 years ago) and the 
number of businesses operating 
here. And that’s enabling us to 
make a significant contribution to 
the UK’s GDP – a fact recognised 
by the devolution deal from the 
Government.

But we have major concerns about the allocations of land that local 
councils are making to meet that demand for growth if we are not to miss 
out on valuable inward investment. Together with the BPAA, we recently 
commissioned Wessex Economics  to make an independent assessment of 
the West of England Joint Spatial Plan (JSP) to 2036 – specifically looking at 
employment land requirements. 

That report shared our concerns, not just about the fairly rudimentary 
methodology by which estimates were made, but also the over-simplified 
assumptions about the amount of land required by businesses into the future 
– and specifically its location. 

LOCATING EMPLOYMENT LAND 
In particular, the over-dependence on Severnside and the new Enterprise 
Areas to locate employment opportunities fails to recognise that many sectors 
simply will not want to locate in these places – either because they will be 
unattractive or inaccessible to employees, or because they prefer to cluster 
with others from their sector, or close to research facilities.

People in the tech and creative sectors, for instance, often want to be 
close to where they live, and to hang out after work in civic spaces - not 
necessarily in business parks on the edge of a city or off a motorway junction.

City centre space is also being eroded by the loss of older offices to PDR. 
This has traditionally served as a source of cheap and cheerful space for 
small and growing businesses, and is not fully accounted for in the JSP.

Everyone acknowledges that Bristol has a housing problem, and while 
we welcome the City’s commitment to ramp up new builds, this will still fall 
short of what is required by the current population growth (12,000 a year) and 
the desire of those moving to Bristol from places like London for urban living. 
Affordability is becoming a big factor in the city’s economy and politics.

WINNING ACCOLADES
Moreover, if you do allocate greenfield sites, these need to be close to 
transport hubs. Some proposed large new developments, in places like 
Thornbury and Banwell, don’t necessarily have strong public transport links. 
Housing is often seen at council member level as a political threat, not a 
social priority. Under the current planning regime, foot dragging is more likely 
to lead to councils being bounced into the wrong developments in the wrong 
locations, rather than deliver the good growth we need.

A lack of suitable employment space, too little and overly expensive 
housing in the wrong places… these are not the right signals to send out if 
we want to compete with other regional centres like Birmingham, especially 
when HS2 kicks in.

That said, it’s not all bad! The city keeps winning accolades; it feels 
very buzzy; and, in many respects (such as on transport, devolution and the 
appointment of a Metro mayor) we are well on from where we thought we’d 
be a few years back. Our economy is diverse, Bristol’s schools have been 
improving greatly in recent years, and there is greater demographic flow 
within the city. All positives to build on.

So we’re doing well… but we could do so much better. 

Bite sized 
Bristol
Gavin Bridge
Director, Cubex 
Land Limited

Last year I gave Bristol 
a mark of eight out of 
ten for the way the city 
was moving. This year 
it’s a slightly lower 
rating: six. That’s based 
on my disappointment 

that we have yet to make progress on the rail gateway into the 
city. It remains an embarrassment when we bring potential 
investors into Bristol.

This time last year we were also getting a lot of traction 
nationally and internationally through the work of the Mayor. 
I hope the new Mayor can match the outgoing one in putting 
Bristol’s name on the map. 

But we are still very committed to the city, and work is now 
underway on our speculative office scheme, Aurora, and the new 
194-apartment PRS scheme at Finzels Reach. 

We see this an important additional offer to the large and 
growing number of mobile professionals looking to rent in an 
attractive city centre location, close to all the amenities. I think 
there could be a lot of appetite for this sort of product in Bristol, 
having been a success in London – certainly there is no shortage 
of investor interest.

Creating the new footbridge is part of our vision for a more 
connected Bristol – enabling people who live and work in the city 
to move between the office and retail centres more easily, as well 
as reach the transport hubs.

Aurora will bring 95,000 sq ft of Grade A space to the city 
– we felt that stock levels of prime space made the time right 
to commit to building without a pre-let in place. We have also 
committed to setting a new benchmark for sustainability in the 
city: we see this as critical for occupiers keen to keep down 
running costs and attract high calibre staff.

Who will be interested to move in there? There is plenty 
of speculation about Government departments rationalising 
their footprints and forming a regional cluster in Bristol: 
they are becoming more flexible, as well as more discerning, 
occupiers. And for a location like Bristol, which is a centre for the 
professionals, there may well be some positive outcomes from 
Brexit if businesses need more legal and financial advice.

Finding big occupiers is no longer the priority it was. We are 
finding that investors are becoming increasingly positive about 
multi-occupied buildings, recognising the upside of the better 
terms you can negotiate on shorter leases, and the potential for 
uplifts. 

Further afield in the Bristol area we are becoming 
increasingly involved with retirement accommodation – again 
we see this as a growth sector, with more choice required to 
stimulate demand amongst the growing older population.

For 2017 we would like to see Bristol moving forward with 
further regeneration in and around Temple Quarter - and the 
BPAA can play a major role in helping this to happen. And as 
for Cubex, my plan for this year is to try and buy sites, most 
likely city centre brownfield ones, suitable for large mixed-use 
developments, with Bristol, Bath and Cardiff on the priority list.

The BPAA and FBE’s 70th Anniversary joint celebration event held 
at Bristol Zoo Gardens proved to be an enjoyable success. The 
evening was accompanied by music from the local Brass Junkies 
five-piece band who kept the guests entertained with their eclectic 
mix of scaled-down New Orleans style tunes.

The event owes much of its success to the generous 
sponsorship and support received from each of its sponsors: Alder 
King, Bilfinger GVA, CBRE, Colliers, HTC, JLL, LSH, Savills, FBE, 
Kubiak and Signboard.

BPAA & FBE celebrate 70th anniversary

In other news... 
STUDENT OF THE YEAR
This year’s UWE prize was made jointly to 
Francesca Skinner and Carys Allen who 
both impressed the judging panel with their 
dedication - not only to their course but also 
the wider property sector before and after 
their studies.

2016 DINNER
The 2016 annual Bristol Property Agents 
Association annual dinner proved so popular 
that it had a 150-strong waiting list  and 
marked the start of the 70th Anniversary year 
of the Association

Outgoing president Ross Kieran revealed 
that more than £26,000 had been raised for the 
association’s nominated charities, Above and 
Beyond, and Starfish. Incoming president John 
Benson urged his colleagues to take advantage 
of a strong market and not be complacent over 
the next 12 months. The guest speaker was 
stunt and racing driver Ben Collins, best known 
as the “original” Stig on BBC’s Top Gear.

CPD
Three CPD Events were held over the year

In March, RICS/BPAA held a joint, well at-
tended CPD session at the Watershed, with Neil 
Bradbury, Interim Programme Director for the 
Temple Quarter Enterprise Zone updating the 
audience on progress within the Temple Quarter 
Enterprise Zone. This was followed by an update 
on Network Rail’s programme and strategy for 
Bristol and Temple Meads, presented by Kirsten 
Durie, Network Rail’s Development Manager.

In June Bristol City Council kindly hosted an 
event to mark the completion of the refurbish-
ment of City Hall and explain their move into an 
agile working environment.

In September, the RICS/BPAA held a joint 
event at Future Inn to understand more about 
the opportunity offered by a new Central Area 
Business Improvement District being promoted 
by Destination Bristol .

TACKLING HOMELESSNESS
The property sector in Bristol is being urged by 
the City Office and Business West to help alle-
viate the growing problem of people sleeping 
rough on our streets. At any one time, 100 are 
currently doing so. The BPAA is keen to help 
this initiative succeed.

The project needs properties that can be 
converted short term to house other people fur-
ther up the homelessness chain - and so create 
places in the system for rough sleepers. Under 
the Guardianship scheme, this can relieve own-
ers of empty properties of the need to employ 
overnight security. Other professionals can help 
by evaluating properties’ potential to house 
people short term.

Nina Skubala is the person to contact with 
enquiries and any offers of help: email her at 
nina.skubala@businesswest.co.uk
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£20,000 raised for this year’s BPAA charities
EACH YEAR, THE BPAA President 
chooses two charities – and money 
raised by our events is divided equally 
between them. This year’s two 
charities will receive approximately 
£10,000 each, sums made possible 
not only by the hard work of the event 
organisers but also the exceptional 
generosity of our sponsors.

Great Western Air Ambulance 
Charity was founded in 2008. Based in 
Bristol, it provides life saving emergency 
care to people who cannot be reached by 
road, or are in a state so critical that they 
require the specialist skills of their team 
at the scene of the accident. 

Although they are part of the regional 
999 response service and work closely 
with NHS hospitals, they are a charity 
entirely funded by local people.

Founded in 1978, St Peter’s Hospice 
cares for adults with life-limiting 
illnesses. They aim to improve the 
quality of their living and dying while 
extending care and support to their 
families and loved ones. Each year, the 
charity helps over 2,000 local people and 
their families deal with a life limiting 
illness free of charge. They provide 
physical, psychological and spiritual care 
for patients in their own homes as well 
as at the Hospice, and also teach other 
healthcare professionals about how to 
care for people at the end of their lives.

HOUSE PRICE INFLATION over the last 15 months has 
assisted in the delivery of a greater volume of housing 
sites across the city region as developers have been able 
to counteract build cost inflation and reverse the viability 
issues faced during 2014/2015.  

Whilst this is a positive sign that the housing market is 
sustaining growth and is underpinned by pent up demand, this has 
brought a rising expectation from local authorities on the delivery of 
affordable housing - with increased contributions being sought as 
they come under pressure to not only deliver new homes but also 
to recoup the shortfall of affordable housing delivered in previous 
years.     

Agents report that the EU referendum and subsequent 
uncertainties have not dimmed housebuilders’ appetite for both  
“strategic land ” in the city region that will deliver development over 
the next three to five years and beyond (particularly those acquired 
through options or promotion agreements) and well located sites 
for immediate development. This market activity is reflective of 
confidence in the current and longer term housing markets.  

This is against the background of the draft Joint Spatial Plan 
and Joint Transport Study, published in October 2016, which sets 
out where an estimated 105,000 new homes will be built to meet 
demand for the period 2016–2036. Whilst the majority of housing is 
allocated inside Bristol and other settlements outside the green belt, 
around 1% of the existing green belt has also been included in the 
plans, including land at Whitchurch (1,000 units), Keynsham (1,100) 
and Yate (2,600). 

Thornbury  has also been allocated 2,200 dwellings with 
a further 5,400 to be located between the M5 and A38, west of 
Churchill.

With some local authorities currently unable to meet their five-
year housing land supply commitments, a number of new planning 
applications are being progressed, notably in South Gloucestershire 
and North Somerset.

Meanwhile, in the city centre, keen competition between 
conventional office use, private residential, the PRS and student 
developers is creating a healthy market for new build, conversions 
and refurbishments.

WITH TAKE UP during 2016 at a 10-year high in Bristol, the 
supply of industrial space is now at its lowest level for 13 
years - helping to drive further improvement in rental levels, 
lease durations and capital values.

A total of 4.5 million sq ft were taken up in 2016 – a 67% increase 
on 2015. B8 represented 80% of this figure.

With little available space, many occupiers are buying their own 
sites. Severnside continues to dominate the sub region in terms of 
deals and acquisitions – and Delta Properties’ 600-acre distribution 
hub Central Park has been the biggest beneficiary. They have been 
rewarded for making infrastructure investment with a number of very 

notable deals during 2016 involving The Range (above, 1.2 million sq 
ft), Lidl (600,000 sq ft) and Davies Turner (130,000 sq ft). 

In addition, Mountpark, together with Stoford, are looking to 
construct a 400,000 sq ft, three-unit speculative warehouse scheme 
at Central Park, with units variously offering 200,000 sq ft, 120,000 
sq ft, and 80,000 sq ft of space. They are rumoured to be starting 
on site early in 2017. The other large deal locally was a 250,000 
sq ft distribution warehouse in Portbury being let to leading food 
wholesaler Brakes Bros on a 30-year lease.

The prospect of a new junction on the M49 as part of the 
Highways Agency’s infrastructure programme will further boost 
Severnside’s credentials as the region’s leading distribution location 
and bring forward further land for development. But concerns remain 
about the funnelling of the majority of new development into this 
area, particularly as the local labour pool becomes increasingly tight, 
and with the location still poorly served by public transport.

Any speculative schemes being built elsewhere in the city are 
finding ready takers. The local councils are defending the fact that 
there is enough land allocated, but the reality is that the vast majority 
is in one location, and this is inhibiting local employers keen to retain 
their local work forces from expanding or taking up new premises.

South Bristol, despite the completion of the new section of ring 
road, is still a distance from fulfilling its potential as an employment 
location without several further major pieces of infrastructure in 
place.

One positive prospect in view for the city is Horizon38: the 
65-acre, one million sq ft, £120m business park being built on the 
former Rolls-Royce East Works site at Patchway. The 580,000 sq ft 
of industrial employment space in 27 units is being funded by BP 
Pension Fund and being built in four phases.

This will be the biggest multi-user spec scheme in the city for 
many years: the first steel is now coming out of the ground, with the 
first completed logistics and manufacturing space coming on stream 
later in 2017 and later phases planned for completion in 2018.

At the end of 2016, joint development partners St Francis 
Group and iSec announced signing two tenants at the park: a new 
153-bedroom hotel and a new 35,000 sq ft Selco trade centre on a 
2.45-acre plot. 

Demand is expected to be brisk for the new units as they become 
available, with many local occupiers near the end of their leases 
exploring the market and finding that the rental gap between good 
second hand space and new build has narrowed sharply in the last 
few years – driven by a lack of supply.

As we enter 2017, Amazon are believed to be in the market for 
1,000,000 sq ft locally.

Sub-region market remains 
strong for development land

Industrial supply  at 13-year low
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Golf
Another excellent golf tournament at Henbury 
saw the honours divided. Josh Roberts 
triumphed in the individual first prize, with an 
unchallenged 39 points (B9, 22), with Steve 
Storey back in second place on 29 points. 
David Adams proved the deadliest in the 
“nearest the pin” competition, while Lewis 
Sinclair blasted a 300 yarder to collect the 
prize for longest drive. GVA carried the day in 
the team event with 31 points.

Tennis
Five pairs lined up for this year’s tennis 
tournament held at David Lloyd in Westbury-
On-Trym, revved up following recent 
British success on the international scene. 
There were a few notable absences from 
participants from previous years – perhaps 
a changing of the guard or ageing bodies 
possibly taking their toll… 

Reigning champions James Marsh and 
Dan St Quintin of Cushman & Wakefield and 
Beach Baker continued their form from last 
year’s event and made short work of most 
opponents and pulled through once again in 
the final, winning 6-4. They hang on to the 
trophy for another year, which was presented 
by Steffani Asquith of sponsor Carbon Law 
Partners.

Cycling Sportive
On a beautiful day in early September close 
to 300 cyclists took part in the annual South 
West Property Sportive at a new venue: Fry’s 
Club in Keynsham.

The event has proven so popular that a 
decision was taken to both change venue and 
to use a professional organiser, Bikefest Events 
Limited. A fantastic day was had by all with 
riders taking on new routes over the Century 
(160km), Distance (100km) and Classic (70km) 
courses - stretching up to Castle Combe to the 
north and Wookey Hole and Wedmore to the 
south. Riders were welcomed back to Fry’s Club 
for much needed refreshments and a barbeque 
at the end of the day. 

Thanks to all our sponsors, to Bikefest and 
to all the BPAA volunteers who helped to man 
the “feed stations” through the day, enabling 
the event to make a significant contribution to 
the President’s charity fund. This year’s event 
is confirmed for Thursday 7th September at the 
same venue, entries will open early April.

Boules
Some 48 teams donned their raincoats and 
sported company umbrellas this year, all 
determined to win! 

Last year’s victors Colliers failed to 
even make it past the group stage, their 
performance being as lack lustre as the Cup 
that they returned. The final was bitterly 
fought, with Sisman Property Consultants 
ultimately losing to Integral.

BNP Paribas made short work of Savills 
in the finals and were crowned winners of the 
coveted Plate. 

The sponsors Beach Baker awarded the 
raffle prizes which included items kindly 
donated by Savills Residential Lettings and the 
Port of Call, Clifton.

Quiz
In November, some 28 teams from across 
the Bristol property scene took part in the 
annual BPAA Quiz at Bordeaux Quay on 
Bristol’s Harbourside.

In a competitive but fun evening the 
scores were close with only 10 points 
separating the top three teams. This year’s 
winners were DAC Beachcroft with The PG 
Group runners-up. Our thanks to Cubex for 
their very kind sponsorship of the event yet 
again, which helped us raise over £1,400 for 
the BPAA charities.

Quest 
Some 18 teams took part in this year’s Quest 
- a heady mix of quiz and challenges spread 
across seven Clifton pubs and parks on the 
25th August. Drinking and bribery were 
key ingredients to success, and (thankfully) 
no photographs of the event are publicly 
available!  

A big thanks goes to the team at JLL 
for hosting and organising the event which 
raised a superb £5,150 - split between the 
JLL and BPAA designated charities.

Sports & Social round up: 2016
BPAA Council

2016/17

President
John Benson

Senior Vice President
John Sisman

Junior Vice President
Mark Leese

Immediate Past President
Ross Kieran

Treasurer
Chris Grazier

Company Secretary
Sarah Ogden

Membership Secretary
Guy Mansfield

Council Members
Andy Smith
Rob Palmer

Andrew Morgan
Jemma Corbett

Phil Moore
Gemma-Jane Ogden

Alex Riddell
Hannah Waterhouse

Nick Williams

The BPAA membership is 
currently around 340. Of 
these, approximately two 

thirds are Full Members and 
the remainder are Affiliate, 

Student or Honorary 
Members.

Application for Membership 
should be made via the mem-
bership portal on our website 

www.bpaa.net


