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1

Introduction

1.1

Bristol City Council has commissioned DTZ to undertake a new and up-to-date Retail Study for Bristol
City Centre. The purpose of this Study is to assess the qualitative and quantitative needs for city
centre retail development over the period to 2026; how such needs should be accommodated; and
what other improvements are needed to enhance the status and performance of the city centre. Our
findings will inform the emerging Bristol Central Area Action Plan (BCAAP).

1.2

This Study is prepared in the context of a number of events and forecasting parameters, which have
served to change the retail landscape in Bristol. These include:






The recent recession and a continuing shift towards internet shopping;
Changes in retailers’ sales densities;
The advent of Cabot Circus in 2008, which delivered around 100,000sqm (gross) of new
retail and leisure floorspace in the city centre;
Growth in competing centres, including the redevelopment of the Southgate Centre in Bath
and the St David’s Centre in Cardiff; and
The potential approach to The Mall at Cribbs Causeway.

1.3

The retail capacity forecasts in this Study are therefore based on the most up-to-date information
currently available, including a new 2012 household interview survey of the shopping patterns for
Bristol City Centre.

1.4

For clarity, the remainder of this Study is divided into Stages 1 and 2 (as follows):
Stage 1


Chapter 2: Contextual Review – we identify the principal competing centres and measure
their status and performance relative to Bristol City Centre.



Chapter 3: Retail and Leisure Functions of Bristol City Centre’s 7 Retail Areas – we assess
the role and function of retail areas in Bristol City Centre, identifying any strengths and
weaknesses.



Chapter 4: Basis of the Retail Capacity Forecasts – we describe the basis of our retail
capacity forecasts, and the data inputs and assumptions on which these are based.



Chapter 5: Quantitative Capacity for New Retail Development – we set out and describe
the up-to-date forecasts for Bristol City Centre.



Chapter 6: Qualitative Retail Needs Assessment – we discuss the qualitative needs for new
retail development, informed by our consultation with key stakeholders.
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Chapter 7: Retailer Demand Assessment – we identify retailer requirements in Bristol City
Centre and consider the likely growth or ‘change’ retail sectors.



Chapter 8: Commercial Leisure Needs Assessment – we consider commercial leisure needs
in Bristol City Centre, informed by operator interest and requirements.
Stage 2

1.5



Chapter 9: Review of Potential Development Opportunities – we undertake a commercial
review of potential sites in Bristol City Centre for new retail and leisure development.



Chapter 10: Review of Retail Area and Frontage Designations – we set out the general
principles to be applied by Bristol City Council with respect to retail area frontage
designations.



Chapter 11: Conclusions and Implications for Strategy – we provide an overview of our
principal findings and the implications for retail planning and development in Bristol City
Centre.

The Study – Stages 1 and 2 combined – therefore provides Bristol City Council with a sound basis for
planning policies in the emerging BCAAP.
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STAGE 1
2

Contextual Review

2.1

Bristol is the largest city in the South West of England, and is one of the UK’s principal cities.

2.2

In recent years, Bristol City Centre has been transformed by the delivery of Cabot Circus, the
regeneration of Harbourside and the Temple Quay office quarter. It is now regarded as one of the
leading destinations for shopping and entertainment in the South West. Despite recent
improvements to its offer and attractiveness, Bristol City Centre is faced by strong competition from
other cites and the out-of-centre shopping facility (The Mall) at Cribbs Causeway.

2.3

This chapter compares the current performance and future needs of Bristol City Centre (in terms of
its offer and attractiveness) with the principal competing centres in the South West. It also identifies
any significant gaps in the city centre’s retail offer which, if left unfilled, could lead to a decline in its
attractiveness.

2.4

A number of principal competing centres are considered for the purpose of this comparative review,
namely:









1

Bath
Cardiff
Cheltenham
Cribbs Causeway (The Mall)1
Exeter
Gloucester
Newport
Swindon

The Mall is a major competitor but is an out-of-centre shopping facility, not a defined ‘centre’.
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Hierarchy of Shopping Centres
2.5

Within the 2010 Venuescore national hierarchy of shopping centres2, Bristol City Centre is ranked
12th (up from 27th in 2007). This improvement is likely to be attributed, in the main, to the advent of
the Cabot Circus scheme in 2008, which is anchored by House of Fraser and Harvey Nichols and has
served to enhance Bristol’s retail offer. Cardiff City Centre has also risen in the national hierarchy
from 23rd to 10th, possibly due to the opening of the new extension of the St David’s Centre in 2009.
FIGURE 1 below measures the performance of other, principal competing centres between 2007 and
2010.
Figure 1
Hierarchy of Principal Centres (Source: Venuescore Ranking Index – 2010)
Principal Centres

Bristol
Bath
Cardiff
Cheltenham
Cribbs Causeway (The Mall)
Exeter
Gloucester
Newport
Swindon

2010
Venuescore
Rank

12
22
10
27
141
29
107
203
65

2007
Venuescore
Rank

27
26
23
20
n/a
37
n/a
163
55

Movement

+15
+4
+13
-7
n/a
+8
n/a
-40
-10

2.6

Those centres which have risen most in the rankings have benefited from major retail development
since 2007; including Bristol, Cardiff and Bath (which has benefited from the redevelopment of the
Southgate Centre in 2010). Exeter, which has also risen in the rankings between 2007 and 2010, has
recently benefited from the opening of a new John Lewis store in October 2012.

2.7

Whilst some of the principal competing centre have fallen in the rankings, most (if not all) of these
have sought, or are seeking to enhance their offer and attractiveness. For example, Newport City
Centre has seen the expansion and refurbishment of the Kingsway Centre in 2009.

2

Venuescore is a national ranking index based on the presence and nature of multiple retailers; it further has regard for
characteristics of market positioning, age focus, attractiveness of retail offer and shopping centre or High Street dominated.
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2.8

In addition to Bristol’s principal competing centres, it is also possible, based on Venuescore data, to
compare the national ranking of smaller, secondary centres in the South West. These rankings are
shown in FIGURE 2 below.
Figure 2
Hierarchy of Secondary Centres (Source: Venuescore Ranking Index – 2010)
Secondary Centres

Bridgwater
Chepstow
Chippenham
Cirencester
Clevedon
Devizes
Frome
Glastonbury
Keynsham
Midsomer Norton
Portishead
Shepton Mallet
Street
Stroud
Taunton
Trowbridge
Wells
Weston-super-Mare
Yate

2.8

2010
Venuescore
Rank

306
845
398
249
682
558
769
1,623
902
1,192
1,013
1,830
725
441
80
271
706
191
373

2007
Venuescore
Rank

Movement

301
782
366
232
740
543
590
1,304
782
1,304
921
1,448
699
414
81
320
553
173
366

-5
-63
-32
-17
+58
-15
-179
-319
-120
+112
-92
-382
-26
-27
+1
+49
-153
-18
-7

Based on these Venuescore rankings, it is clear that the secondary centres do not compete with
Bristol City Centre on a like-for-like basis. This is because these smaller centres do not have the retail
offer and critical mass of multiple retailers to the extent of Bristol City Centre (and other principal
competing centres). Notwithstanding this, the secondary centres provide for consumer choice and
perform an important role in the shopping hierarchy. Those which have risen notably in the rankings
include Midsomer Norton, Clevedon and Trowbridge.

Key Indicators of Retail Status and Performance
2.9

Table 1 at Appendix A compares Bristol City Centre with the principal competing centres, based on a
range of key indicators of retail status and performance. The comparisons are broad and should be
treated with some caution. However, the main findings of this analysis are:
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1. Out of 200 centres nationally, Bristol City Centre has a primary catchment population of 956,000
(ranked 9th). Of the principal competing centres, only Cardiff City Centre has a greater primary
catchment population (ranked 6th).
2. Bristol City Centre ranks 10th in terms of shopping population, behind only Cardiff City Centre
(ranked 8th) in the South West hierarchy of shopping centres.
3. It ranks 7th in terms of total in-store comparison retail expenditure (Cardiff Centre City ranks 6th).
4. Bristol City Centre’s total quantum of floorspace (c. 185,806sqm) ranks 16th out of 200 centres
nationally, behind Cardiff City Centre (ranked 9th).
5. There are 43 retailer requirements3 in Bristol City Centre (ranked 8th), more so than any principal
competing centre in the South West (Bath City Centre ranks 15th with 36 requirements; Cardiff
City Centre ranks 24th with 29 requirements).
6. Bristol City Centre ranks 21st in terms of prime Zone A rents (c. £200sqft), which is equal to Bath
and Cardiff but below The Mall at Cribbs Causeway (c. £305sqft).
2.10 The high and consistent rankings outlined above (including the Venuescore rankings) indicate the
relative health, importance and attractiveness of Bristol City Centre, which out-performs the majority
of principal competing centres. However, at the regional level, it is behind Cardiff City Centre in
terms of retail status and performance; Cardiff is a larger centre and attracts a higher quantum of
comparison retail expenditure. It is also the national capital for Wales.

Composition of Retail Uses and Retailers
2.11 Table 2 at Appendix A compares the composition of retail uses (Classes A1-A5) in Bristol City Centre
with the principal competing centres. It also shows the unit and floorspace averages for the South
West’s principal centres (namely those considered for the purpose of this comparative review4). Our
analysis focuses on a number of retail categories, namely:







A1 Comparison Retail (i.e. furniture, footwear);
A1 Convenience Retail (i.e. butchers, convenience stores);
A1 Retail Services (i.e. dry cleaners, hairdressers);
A2 Financial & Professional Services (i.e. banks, estate agents);
A3/A4/A5 Services (i.e. bars, restaurants); and
Vacancies.

2.12 In city centres the size of Bristol (and other principal centres), A1 Comparison Retail is the dominant
retail category and far exceeds A1 Convenience Retail. The main findings of this analysis are:
1. The proportion of floorspace occupied by A1 Comparison Retail in Bristol City Centre (44.2%) is
lower than average (50.5%), including the principal competing city centres of Bath, Cardiff,

3

Retailer requirements; meaning the specific requirements of national multiple retailers for representation within a centre.
This analysis excludes The Mall at Cribbs Causeway which, given the nature of its offer and the dominance of A1 Comparison
Retail provision, would serve to ‘skew’ the unit and floorspace averages. The Mall does not function as a traditional ‘city centre’ in
that it does not comprise the full range of retail and service uses.
4
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Cheltenham, Exeter and Swindon. Given the nature of its offer, it is not surprising that The Mall
at Cribbs Causeway is dominated by A1 Comparison Retail floorspace (92.6%).
2. The proportion of floorspace attributed to A1 Convenience Retail in Bristol City Centre (4.7%) is
below average for the South West’s principal city centres (7.7%); but comparable with Cardiff,
Cheltenham and Swindon.
3. Bristol is well-represented by A3/A4/A5 Services in floorspace terms (23%) in certain parts of the
city centre. This is almost double the average (11.9%) and also substantially higher than the
principal competing centres.
4. The proportion of vacant units (21.3%) and floorspace (18.5%) in Bristol City Centre is slightly
above average relative to The Mall at Cribbs Causeway and some of the South West’s principal
city centres (including Bath, Cardiff and Exeter). However, Bristol City Centre has lower vacancy
rates than Gloucester and Newport.
2.13 Whilst the proportion of vacant units and floorspace in Bristol City Centre is slightly above average
(based on data from Goad Centre Reports), these voids are more concentrated in some parts of the
city centre than others. This would suggest that some parts of the city centre are healthier than
others, and this is looked at in more detail in the next chapter.
2.14 Table 3 at Appendix A compares the diversity of major retailers (as defined by Experian Goad) in
Bristol City Centre with the principal competing centres. Bristol City Centre is represented by 30 of
the top 31 major retailers, the vast majority of which – including Debenhams, House of Fraser and
Marks & Spencer – are focused within the prime retail area of Broadmead/ Cabot Circus. This retail
area also comprises Primark’s regional flagship store and a substantial number of high-end retailers
such as Harvey Nichols, Hugo Boss and L K Bennett5. Some upmarket, brand retailers can also be
found as concessions within the House of Fraser department store. The notable exclusion from
Bristol’s retail offer is John Lewis, which relocated to The Mall at Cribbs Causeway in 1998.
2.15 In addition to this critical mass of major retailers in Bristol City Centre, the Queen’s Road/ Park Street
retail area is well-represented by the likes of Boots, Waitrose and Wilkinsons. This retail area is
supplemented by high-end and independent retailers, and forms an important sub-market to the
west of Broadmead/ Cabot Circus.
2.16 By way of comparison, Bristol City Centre has the highest number of major retailers (30) relative to
the principal competing centres. This evidences the overall health and performance of Bristol City
Centre in this respect. Other well-represented centres include:


5

Cardiff (29) – The opening of the new extension at the St David’s Centre in 2009 served to
improve the range and quality of Cardiff’s retail offer, which includes the department
stores of Debenhams, House of Fraser and John Lewis. The centre is further wellrepresented by independent, boutique operators.

These upmarket, high-end retailers are excluded from the top 31 major retailers by Experian Goad.
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Exeter (29) – Exeter City Centre is represented by a number of anchor stores such as BHS,
House of Fraser and the recently opened John Lewis store. The centre also comprises the
regional flagship stores of Zara and Next.
Swindon (27) – Swindon Town Centre comprises a strong mainstream retail offer and the
department stores of BHS, Debenhams and Marks & Spencer. Swindon Designer Outlet to
the west of the centre supplements Swindon’s retail offer.
The Mall (22) – The Mall at Cribbs Causeway has 22 of the 31 major retailers. It is anchored
by John Lewis (which relocated from Bristol City Centre in 1998) and Marks & Spencer.

2.17 The composition of retail uses and retailers in Bristol City Centre is evidenced in the next chapter,
with particular regard for the 7 Retail Areas.

Pipeline Retail Developments
2.18 An overview of new, committed retail developments in Bristol City Centre is provided in FIGURE 3
below.
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Figure 3
Committed Retail Developments in Bristol City Centre (Source: Bristol City Council – September 2012)
Application
Ref.

05/02053/M

Finzel's Reach (Former Bristol
Brewery), Counterslip, Bristol
City Centre
2 Glass Wharf (Temple Quay
Plot ND4), Temple Quay North,
Bristol City Centre
Land Adjacent 101 Victoria
Street, Mitchell Lane, Bristol
City Centre
Land At Canons Marsh /
Brandons Yard, Anchor Road,
Bristol City Centre

09/04403/F

Grosvenor Hotel, Temple Way,
Bristol City Centre

11/00034/P

Land Surrounding Dove Lane,
St Pauls, Bristol City Centre

04/04126/P

Land At Wapping Wharf,
Wapping Road, Bristol City
Centre

10/04889/M

3 Glass Wharf (Temple Quay
Plot ND5), Temple Quay North,
Bristol City Centre

10/00430/R

Plot ND9 Temple Quay, 2 Avon
Street, Bristol City Centre

11/01328/R

Former Post Office Sorting
Depot, Cattle Market Road,
Bristol City Centre

08/04484/F

33-49 Victoria Street, Bristol
City Centre

08/01555/F

Southey House, 33 Wine
Street, Bristol City Centre

04/02177/F

07/01858/P

10/01257/F

6

Site Address

Proposal
2,447sqm A1 floorspace as
part of a wider mixed-use
scheme including office and
residential uses
800sqm Mixed A floorspace as
part of an office-led
development
795sqm Mixed A floorspace
and 151-bed Travelodge hotel
1,044sqm Mixed A floorspace
as part of a wider mixed-use
scheme
518sqm of Mixed A floorspace
following change of use (from
hotel)
2,000sqm Mixed A floorspace
as part of a wider mixed-use
scheme including office and
residential uses
4,019sqm Mixed A floorspace
as part of a wider mixed-use
scheme including leisure,
community, office and
residential uses
1,030sqm Mixed A floorspace
as part of a wider mixed-use
scheme including office and
residential uses
982sqm Mixed A floorspace as
part of a wider mixed-use
scheme including office and
residential uses
2,391sqm Mixed A floorspace
as part of an office-led
redevelopment of the Former
Post Office Sorting Depot
515sqm Mixed A floorspace as
part of an office-led
development
1,115sqm (net additional)
Mixed A floorspace as part of
an office-led development

Application Status

Development
Status

Detailed Permission

Under Construction

Outline Permission

Under Construction

Detailed Permission

Under Construction

Detailed Permission

Under Construction

Detailed Permission

Not Started

Planning
Agreement
Unsigned

Not Started

6

Outline Permission

Not Started

Detailed Permission
(Reserved Matters)

Not Started

Detailed Permission

Not Started

Planning
Agreement
Unsigned

Not Started

Detailed Permission

Not Started

Detailed Permission

Not Started

This outline permission is currently the subject of an application (ref. 11/01842/R) to extend the time limit.
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2.19 In addition to these commitments, Bristol City Council is considering a number of planning
applications for retail development at present. Those comprising over 1,000sqm retail floorspace
include:




Bristol General Hospital, Guinea Street (Application Ref. 12/01056/F) – The proposal
comprises 2,442sqm Mixed A floorspace as part of a wider mixed-use scheme including
leisure, office and residential uses. The full planning application is currently the subject of
an appeal. An alternative scheme on the site, comprising a higher quantum of residential
uses, is currently pending (Application Ref. 12/01058/F).
Plots ND6 and ND7, Temple Quay North (Application Ref. 12/02482/X) – The proposal is for
the variation of conditions associated with planning permission 01/01606/P comprising
1,770sqm Mixed A floorspace as part of a wider mixed-uses scheme. The application is
currently pending.

2.20 There are a number of pipeline retail developments within the principal competing centres, as
follows:














Bath – Following the redevelopment of the Southgate Centre in 2010, there are two
convenience retail schemes in the pipeline. Full planning permission has been granted for
the extension of Waitrose at The Podium shopping centre, equating to 2,323sqm net
additional floorspace. In addition, an application has been submitted for a 1,858sqm (net
additional) extension to Sainsbury’s at Green Park station.
Cardiff – It is understood that Cardiff City Council are in discussions to bring forward a
mixed-use scheme near Cardiff Central station, including 4,645sqm (gross) of new retail,
leisure and office floorspace.
Cheltenham – Full planning permission has been granted for the refurbishment of House of
Fraser’s department store at Cavendish House.
Cribbs Causeway (The Mall) – A Core Strategy consultation was held by South
Gloucestershire Council in October 2012 relating to plans for the expansion of The Mall (up
to 35,000sqm). Nearby, at Cribbs Causeway Retail Park, an application has been submitted
for the subdivision of the former Comet unit and for mezzanine extensions to both units
(2,508sqm net additional).
Exeter – Land Securities were in discussions with Exeter City Council to bring forward a
46,451sqm (gross) mixed-use scheme in the city centre; however it is understood that the
scheme has stalled due to market conditions.
Gloucester – Stanhope, in partnership with Gloucester City Council, have proposals for a
mixed-use scheme on the site of Kings Square bus station. The scheme – called ‘Kings
Quarter’ – is understood to include up to 23,226sqm of new retail, leisure and office
floorspace, in addition to a new bus station.
Newport – Full planning permission has been granted for a speculative foodstore at
Newport Retail Park (5,110sqm net additional).
Swindon – There are two mixed-use schemes in the pipeline. Outline planning permission
has been granted for the Union Square scheme near the station, comprising 14,864sqm
(gross) of new residential, retail, leisure and office floorspace. In addition, full planning
permission has been granted for a mixed-use scheme on the site of Swindon College. This
scheme includes a foodstore, a hotel and a 10-screen cinema.
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2.21 The abovementioned proposals for Bristol’s principal competing centres can be regarded as a threat
to the future prosperity of Bristol City Centre – some more so than others (namely the aspirations for
the expansion of The Mall at Cribbs Causeway7). Chapter 5 below, where we outline the findings of
our retail capacity forecasting, considers the impact of new retail development at The Mall.

Overview
2.22 Taking an overview of the above, Bristol City Centre clearly performs well relative to the principal
competing centres. The opening of Cabot Circus in 2008, in particular, has served to enhance the city
centre’s offer and attractiveness at a time when Bristol is faced by increasingly strong competition
from The Mall at Cribbs Causeway and other centres in the South West.
2.23 Bristol City Centre, compared with the principal competing centres, has risen most in the shopping
centre rankings since 2007 (from 27th to 12th in 2010); and is now positioned behind Cardiff City
Centre (10th). To that end, our analysis of retail status and performance shows that Bristol City Centre
out-performs all principal competing centres with the exception of Cardiff, which is a larger centre
and attracts a higher quantum of comparison retail expenditure. Bristol City Centre, however,
comprises more major retailers (as defined by Experian Goad) and this demonstrates its overall
health and performance.
2.24 Vacancy rates in Bristol City Centre are slightly above average for the principal competing centres.
Despite this, Bristol has a number of committed retail developments – albeit most of these are
situated outside of the prime retail areas. Proposals for the South West’s other principal centres,
including those for The Mall at Cribbs Causeway, represent the main threat to the future prosperity
of Bristol City Centre.

7

The Mall is a major competitor but is an out-of-centre shopping facility, not a defined ‘centre’.
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3

Retail and Leisure Functions of Bristol City Centre’s 7 Retail Areas

3.1

Policy BCS7 of the adopted Core Strategy (June 2011) identifies 7 Retail Areas within Bristol City
Centre, namely:








Broadmead/ Cabot Circus
Queen’s Road/ Park Street
Old City/ Baldwin Street/ Victoria Street
Christmas Steps/ St Michael’s
Harbourside
Old Market
Stokes Croft

3.2

This chapter identifies and compares the retail and leisure functions of each of the 7 Retail Areas.
This analysis is informed by the composition of retail and leisure uses and, where possible, the results
of the Bristol Household Survey 2012.

3.3

Bristol City Centre also includes the Temple Quarter Enterprise Zone (EZ). The EZ is an important
growth area in which it is proposed to deliver a major indoor arena and create 17,000 new jobs,
supported by some residential development. The EZ does not currently include any significant retail
and leisure uses and is therefore not considered in detail in this chapter (or throughout Stage 1).
Stage 2, however, does address its development potential for new retail and leisure uses.

Broadmead/ Cabot Circus
3.4

Broadmead / Cabot Circus is by far the city centre’s largest and prime shopping area, with a critical
mass of national multiple and high-end retailers.

3.5

FIGURE 4 below summarises the mix of retail and leisure uses in this area, as recorded by Experian
Goad8 in their survey of Broadmead / Cabot Circus in April 2012.

8

Experian Goad’s survey of Broadmead/ Cabot Circus is more up-to-date than the analysis supplied by Bristol City Council in
October 2011 (which refers to Experian Goad data from April 2011), and has therefore been used for the purpose of our analysis.
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Figure 4
Composition of Uses in Broadmead/ Cabot Circus (Source: Experian Goad – April 2012)

Category
A1 Convenience Retail
A1 Comparison Retail
A1 Retail Services
A2 Financial & Professional Services
A3/A4/A5 Leisure Services
Vacant
Total (A1-A5 Uses and Vacant)
Leisure/Community Facilities
Offices
Total (Other Uses)

3.6

9

Floorspace
(sqm)
3340
93320
2250
3880
11520
14790
129100

Number of
Units
22
241
22
19
57
90
451

% of Total
Floorspace
2.6%
72.3%
1.7%
3.0%
8.9%
11.5%
100.0%

% of Total
Units
4.9%
53.4%
4.9%
4.2%
12.6%
20.0%
100.0%

7380
6630
14010

12
6
18

52.7%
47.3%
100.0%

66.7%
33.3%
100.0%

Our general observations of Bristol’s prime shopping area are as follows:


Broadmead / Cabot Circus has a strong representation of comparison retail floorspace
(72.3% of the total A1-A5 floorspace9), which includes the anchor stores such as
Debenhams, Harvey Nichols and House of Fraser. The low level of convenience retail
floorspace (only 2.6%) demonstrates the limited role of this prime city centre location –
and the wider city centre – in providing for main food shopping.



There is an extensive national multiple and high-end comparison retail offer at Broadmead
/ Cabot Circus, which has ensured that Bristol has maintained and enhanced its role in the
South West’s hierarchy of shopping centres. There are relatively few independent retailers
present within this area of the city centre.



Despite a high number of branded cafes and coffee shops at Broadmead / Cabot Circus, the
area’s food and drink offer lacks an evening economy focus and is not supplemented by a
sufficient critical mass10 of entertainment, leisure and community facilities.

Includes vacant, consented A1-A5 floorspace (this applies throughout the Study).
Critical mass; meaning a sufficient scale of floorspace to attract major operators and/or shoppers and other users.

10
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Convenience Retail Shopping
3.7

The area’s main convenience retail offer is limited, though this is to be expected from a prime city
centre location such as Broadmead / Cabot Circus (which is predominantly a location for comparison
retail shopping). The convenience retail offer is provided by Tesco Metro at the western end of
Broadmead and Sainsbury’s Local, which occupies a ground floor, corner unit at the eastern end of
Broadmead, adjacent to Cabot Circus. Additionally, food halls can be found within the M&S and
Harvey Nichols stores. A substantial proportion of the convenience retail offer is attributed to bakers
and confectioners, most of which are national brands (such as Greggs, Hotel Chocolat and Millie’s
Cookies) and serve to complement the area’s comparison retail offer.

3.8

There are also a limited number of other smaller convenience retail shops in Broadmead / Cabot
Circus, namely newsagents and health food shops. However, the area is not represented by butchers
or fishmongers.

3.9

According to the Bristol Household Survey 2012, the Broadmead / Cabot Circus area performs a
limited role for main food shopping with an overall market share of 1.4% (comprising 7.5% from Zone
1). The convenience retail offer predominantly serves the small scale top-up needs of shoppers and
other users.
Comparison Retail Shopping

3.10 Almost three-quarters (72.3%) of the total A1-A5 floorspace at Broadmead / Cabot Circus is occupied
by comparison retail shops, many of which occupy the largest and most prominent units in the area.
As expected from the city centre’s largest and prime shopping area, it is well represented by national
multiple and high-end retailers selling a wide range of goods including clothing, footwear, health and
beauty products, books, jewellery and mobile telephones.
3.11 Cabot Circus provides the larger units and modern formats required by national multiple and highend retailers. It is anchored by a large House of Fraser department store and includes a Harvey
Nichols department store in Quakers Friars. It is particularly well represented by clothing shops,
especially women’s clothing shops such as Dorothy Perkins, Jane Norman and Warehouse; in
addition to jewellers, shoe shops and a limited number of gift shops.
3.12 A range of unit sizes and formats are provided along the pedestrianised shopping streets of
Broadmead. In this area, national multiple retailers occupying large units include the variety stores of
BHS and Marks & Spencer. Broadmead is further well represented by shops selling gifts, women’s
fashion and accessories, mobile telephones, and outdoor and sportswear.
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3.13 There are a number of other national multiple retailers of comparison goods present within the
Broadmead / Cabot Circus area. These include Debenhams and Primark, both of which have large
flagship stores on The Horsefair. The comparison retail offer at The Galleries, an indoor shopping
centre over three-floors, further includes Argos, Gap, TK Maxx and WH Smith.
3.14 The attractiveness of the full-range comparison retail offer at Broadmead / Cabot Circus is evidenced
by the Bristol Household Survey 2012. For example, the area retains an overall market share of 20.9%
on clothing and footwear (comprising c. 50% from Zones 1 and 3) and 12.2% on jewellery and other
luxury goods (comprising c. 32% from Zones 1 and 3). It further secures considerable market shares
in other categories of comparison goods including household textiles and soft furnishings (7.1%
overall) and audio-visual equipment i.e. TV/telephones (3.9% overall).
Food and Drink
3.15 Within the Broadmead / Cabot Circus area, there is a range of cafes and coffee shops including
national chains as well as a number of local independents (e.g. Azuza, Soho Coffee). Similarly, there
are a number of national multiples represented in the restaurant offer including Carluccio’s, La Tasca,
Pizza Express and Yo Sushi. A substantial proportion of the area’s restaurant offer is concentrated in
Cabot Circus.
3.16 Of the total A1-A5 floorspace at Broadmead / Cabot Circus, 8.9% has an A3/A4/A5 food and drink use
(comprising 57 units or 12.6% of the total number of such units). These food and drink uses therefore
occupy small to medium sized units, and serve to increase dwell time and contribute to the overall
attractiveness of the Broadmead / Cabot Circus area.
Entertainment, Leisure and Community Facilities
3.17 The area has two cinemas; the Odeon at the western end of Broadmead and the 13-screen Showcase
Cinema De Lux in Cabot Circus. It also contains a gymnasium (The Gym) and crazy golf (Jungle
Rumble), and is close to a bowling centre (The Lanes).
3.18 The provision of entertainment, leisure and community facilities in this area of the city centre is
therefore limited, particularly in regard to the diversity of attractions (i.e. art galleries, museums,
bowling centres) and the lack of evening economy uses . The latter would serve to improve footfall
and increase dwell time11 in the Broadmead / Cabot Circus area.

11

Dwell time; meaning the amount of time shoppers and other users spend within a centre.
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Vacancies
3.19 The Experian Goad survey undertaken in April 2012 identified 90 vacant units (20% of the total
number of A1-A5 units) in the Broadmead / Cabot Circus area, representing 14,790sqm and 11.5% of
the total of such floorspace. Around one-third of these vacant units are concentrated in The Galleries
(29), as well as several on The Horsefair and within Cabot Circus and The Arcade.
3.20 The majority of vacant units (66 or 73% of the total number of vacant units) in the Broadmead /
Cabot Circus area are less than 200sqm. Only two vacant units measure above 500sqm; all other
vacant units (22) are 200-500sqm. Vacancies are, therefore, predominantly smaller-sized units.
3.21 Given the status and apparent health of Broadmead / Cabot Circus, the current proportion of vacant
units is surprising and, by comparison, higher than other, less prime retail areas of the city centre
such as Queen’s Road/ Park Street (9.5%) and Christmas Steps/ St Michael’s (16.4%). This high
vacancy rate is mainly because the large scale Cabot Circus scheme came to market at the time of
recession.

Queen’s Road/ Park Street
3.22 Queen’s Road / Park Street comprises the city centre’s second largest shopping area, and has a wide
range of retailers including national multiples and independents.
3.23 FIGURE 5 below summarises the mix of retail and leisure uses in this area, as recorded by Bristol City
Council in their analysis of Experian Goad’s 2011 survey of Queen’s Road / Park Street in October
2011.
Figure 5
Composition of Uses in Queen’s Road/ Park Street (Source: Bristol City Council/Experian Goad – October 2011)

Category
A1 Convenience Retail
A1 Comparison Retail
A1 Retail Services
A2 Financial & Professional Services
A3/A4/A5 Leisure Services
Vacant
Total (A1-A5 Uses and Vacant)
Leisure/Community Facilities
Offices
Total (Other Uses)

Floorspace
(sqm)
2910
17570
1730
3080
13270
4650
43210

Number of
Units
14
83
18
21
73
22
231

% of Total
Floorspace
6.7%
40.7%
4.0%
7.1%
30.7%
10.8%
100.0%

% of Total
Units
6.1%
35.9%
7.8%
9.1%
31.6%
9.5%
100.0%

4790
910
5700

9
3
12

84.0%
16.0%
100.0%

75.0%
25.0%
100.0%
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Convenience Retail Shopping
3.24 The area’s convenience retail offer is largely dominated by convenience stores and supermarkets.
This offer includes a number of national multiple retailers; with Sainsbury’s and Waitrose occupying
medium sized stores on Queen’s Road, and Tesco Express occupying a smaller convenience store.
These retailers account for a high proportion of the 6.7% of total A1-A5 floorspace attributed to
convenience retail shopping.
3.25 The area is well-represented by bakers, confectioners and delicatessens (both national multiples and
independents). However, there are no butchers, fishmongers and/or off licences (etc) to complement
this strong convenience retail offer.
3.26 In light of the Bristol Household Survey 2012, the Queen’s Road / Park Street area clearly does not
function as a main food shopping destination. Its convenience retail offer predominantly serves the
daily top-up needs of local residents, workers and students. To illustrate, the area secures a market
share of 0.8% and 0.6% from Zones 1 and 2 respectively; and no market share beyond these ‘local’
zones.
Comparison Retail Shopping
3.27 The majority (40.7%) of the total A1-A5 floorspace at Queen’s Road / Park Street is occupied by
comparison retail shops. As expected from the city centre’s second largest shopping area, it is well
represented by national multiple retailers selling a wide range of goods including clothing, footwear,
books, health and beauty products, jewellery and mobile telephones. The area also comprises several
retailers of ‘bulky’ comparison goods (i.e. furniture).
3.28 The range of major retailers in the Queen’s Road / Park Street area includes Austin Reed, Superdry,
TM Lewin, Jigsaw, Fat Face, Timberland and Reiss fashion shops. Other major retailers selling general
lifestyle, homeware and stationery goods include the likes of Cath Kidston, Paperchase and
Wilkinsons. Whilst less dominant, the area is further complimented by a mix of independent
comparison retailers occupying the smaller sized units and one larger unit (Bristol Guild).
3.29 In reference to the Bristol Household Survey 2012, the greatest market shares in regard to
comparison retail goods are attributed to clothing and footwear (1.2% overall), household appliances
i.e. kettles/hairdryers and audio-visual equipment i.e. TV/telephones (both 0.4% overall).
Notwithstanding the presence of furniture shops at Queen’s Road / Park Street, the area secures an
overall market share of only 0.2% for furniture and floor coverings.
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Food and Drink
3.30 Within the Queen’s Road / Park Street area, there is a range of branded cafes and coffee shops, as
well as a number of local independent restaurants, cafes and coffee shops (e.g. Woodes). Similarly,
there are a number of national multiples represented in the restaurant offer including Jamie’s Italian,
Nando’s and Zizzi. A substantial proportion of the area’s restaurant offer is concentrated along Park
Street, whilst a small cluster of restaurants exist at the Triangle to the west of the Queen’s Road /
Park Street area.
3.31 Of the total A1-A5 floorspace in this area, 30.7% has an A3/A4/A5 food and drink use (comprising 73
units or 31.6% of the total number of such units). These food and drink uses serve to increase dwell
time and contribute to the wider offer at Queen’s Road / Park Street.
Entertainment, Leisure and Community Facilities
3.32 The area has a theatre (Bristol Hippodrome Theatre) and a snooker club, as well as several
nightclubs. It also includes the Bristol Museum and Art Gallery, which was the venue for the 2009
‘Banksy’ exhibition.
3.33 Other key facilities include the University of Bristol, Colston Hall, St George’s concert hall and the
Georgian House museum; all of which are situated close to this area of the city centre.
Vacancies
3.34 Vacant units are a particular issue at the Triangle to the west of the Queen’s Road / Park Street area,
including the former Habitat unit (1,460sqm). Overall, 10.8% of the total A1-A5 floorspace in the area
is vacant; this equates to 22 units or 9.5% of the total number of such units.

Old City/ Baldwin Street/ Victoria Street
3.35 The Old City / Baldwin Street / Victoria Street area comprises a mix of retailers, A3/A4/A5 leisure
services and other service businesses. The area includes the historic St Nicholas Market and is
situated in proximity to, and to the west of, Broadmead. FIGURE 6 below summarises the mix of
retail and leisure uses, as recorded by Bristol City Council in their analysis of Experian Goad’s 2011
survey of the area in October 2011.
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Figure 6
Composition of Uses in Old City/ Baldwin Street/ Victoria Street (Source: Bristol City Council/Experian Goad – October 2011)

Category
A1 Convenience Retail
A1 Comparison Retail
A1 Retail Services
A2 Financial & Professional Services
A3/A4/A5 Leisure Services
Vacant
Total (A1-A5 Uses and Vacant)
Leisure/Community Facilities
Offices
Total (Other Uses)

Floorspace
(sqm)
4190
4100
4300
5660
16950
13080
48280

Number of
Units
15
28
32
23
72
46
216

% of Total
Floorspace
8.7%
8.5%
8.9%
11.7%
35.1%
27.1%
100.0%

% of Total
Units
6.9%
13.0%
14.8%
10.6%
33.3%
21.3%
100.0%

12570
18070
30640

27
43
70

41.0%
59.0%
100.0%

38.6%
61.4%
100.0%

Convenience Retail Shopping
3.36 Only 6.9% of the total number of A1-A5 units (15 units) in the area are occupied by convenience
retail shops. The main convenience retail offer is provided by Tesco Express and Co-operative Food,
both of which are situated on Baldwin Street, and Sainsbury’s Local on Broad Quay. There is also a
Tesco Express on Wine Street, close to Broadmead, and a One Stop convenience store on Queen
Charlotte Street.
3.37 The historic St Nicholas Market is located in the heart of the Old City / Baldwin Street / Victoria Street
area. This is a key attraction and comprises several indoor market halls selling a range of convenience
(and comparison) retail goods.
3.38 Other than the convenience stores and the historic St Nicholas Market, the area has a limited mix of
convenience retail shops. To that end, the remainder of the offer is predominantly attributed to
bakers and confectioners, including Greggs and several independent businesses (e.g. Guilberts,
Parsons Bakery).
Comparison Retail Shopping
3.39 The Old City / Baldwin Street / Victoria Street area is under-represented in terms of comparison retail
shopping. The notable attraction is St Nicholas Market, where independent retailers sell a range of
comparison retail goods such as antiques, clothing, gifts, music and jewellery. The area’s wider
comparison retail offer includes charity shops, specialist camera/photography shops and local
newsagents.
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3.40 Figures from the April 2011 survey show that only 8.5% of the total A1-A5 floorspace in the area is
occupied by comparison retail uses (or 13% of the total number of units). This indicates that some of
the smallest units in the area are used for the sale of comparison retail goods.
3.41 Despite some specialist attractions, including St Nicholas Market and the wider independent retail
offer, the area is not a principal destination for comparison retail shopping.
Food and Drink
3.42 Of the total A1-A5 floorspace in the Old City / Baldwin Street / Victoria Street area, some 35.1% has
an A3/A4/A5 food and drink use; comprising 72 units or one-third of the total number of such units.
3.43 The food and drink offer includes a number of cafes, restaurants and bars (both national multiples
and independents). Whilst many of these are concentrated along Baldwin Street, the area as a whole
is well-represented by food and drink uses.
Entertainment, Leisure and Community Facilities
3.44 The Old City / Baldwin Street / Victoria Street area has 12,570sqm of floorsapce attributed to
entertainment, leisure and community facilities; this represents 41% of the area’s total A1-A5
floorspace. This figure includes several hotels (5,000sqm) and a number of nightclubs (2,850sqm),
which compliment the high number of A3/A4/A5 leisure services. The area further comprises The
Lanes bowling centre, adjacent to Broadmead, and various community facilities.
3.45 On balance therefore, this area of the city centre has a number of attractions and appears to function
as a destination for evening economy activities.
Vacancies
3.46 The survey undertaken in April 2011 identified 46 vacant units (21.3% of the total number of A1-A5
units) in the Old City / Baldwin Street / Victoria Street area, representing 27.1% of the total of such
floorspace. On average, therefore, the vacant units are smaller sized; although there are notable
exceptions concentrated on Baldwin Street, Corn Street and High Street in particular. Overall, the
highest number of vacant units (8) is concentrated on Baldwin Street.
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Christmas Steps/ St Michael’s
3.47 Christmas Steps / St Michael’s contains a range of independent retailers and service businesses, but
lacks sufficient attractions to make it function as a key retail and/or leisure destination. FIGURE 7
below summarises the mix of retail and leisure uses in this area, as recorded by Bristol City Council in
their analysis of Experian Goad’s 2011 survey of Christmas Steps / St Michael’s in October 2011.
Figure 7
Composition of Uses in Christmas Steps/ St Michael’s (Source: Bristol City Council/Experian Goad – October 2011)

Category
A1 Convenience Retail
A1 Comparison Retail
A1 Retail Services
A2 Financial & Professional Services
A3/A4/A5 Leisure Services
Vacant
Total (A1-A5 Uses and Vacant)
Leisure/Community Facilities
Offices
Total (Other Uses)

Floorspace
(sqm)
90
2600
720
90
2330
830
6660

Number of
Units
1
35
11
1
13
12
73

% of Total
Floorspace
1.4%
39.0%
10.8%
1.4%
35.0%
12.5%
100.0%

% of Total
Units
1.4%
47.9%
15.1%
1.4%
17.8%
16.4%
100.0%

350
200
550

5
2
7

63.6%
36.4%
100.0%

71.4%
28.6%
100.0%

Convenience Retail Shopping
3.48 The Christmas Steps / St Michael’s area has only one convenience retail shop, a small convenience
store (Colston Street Mini Store) serving local top-up needs and passers-by. As a result, only 1.4% of
total A1-A5 floorspace in this area is occupied by convenience retailers.
Comparison Retail Shopping
3.49 Almost half of the total number of A1-A5 units (35 units or 47.9% of all such units) at Christmas Steps
/ St Michael’s are occupied by comparison retail shops, including several specialist art/craft shops,
antique shops and music shops (e.g. Bristol Violin Shop, Cremona House Violin Shop). The area is also
represented by independent comparison retailers selling books, footwear and jewellery (e.g. Crystals,
Veron Ikon). Most of these shops are on the south-east side of Park Row, and on Colston Street and
Christmas Steps.
3.50 The area lacks sufficient, specialist attractions to make it a principal destination for comparison retail
shopping.
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Food and Drink
3.51 Of the total A1-A5 floorspace at Christmas Steps / St Michael’s, around one-third (35%) has an
A3/A4/A5 food and drink use; comprising 13 units or 17.8% of the total number of such units. The
food and drink offer includes the modern Zero Degrees micro-brewery and restaurant on Colston
Street, as well as a number of independent cafes, most of which are concentrated along Upper
Maudlin Street.
Entertainment, Leisure and Community Facilities
3.52 The Christmas Steps / St Michael’s area includes some art galleries/museums; namely Blaze on
Colston Street, 3D Gallery on Perry Road and Red Lodge on the corner of Lodge Street. Colston Hall is
also a key attraction. Beyond these attractions of note, the area does not include entertainment,
leisure and community facilities.
Vacancies
3.53 The April 2011 survey identified 12 vacant units in the area, representing 12.5% of the total A1-A5
floorspace and 16.4% of the total number of such units. These figures indicate that the vacant units
are predominantly smaller sized, with particular concentrations on Christmas Steps and Colston
Street.

Harbourside
3.54 Harbourside is principally a leisure destination for eating and drinking and social activity, and
comprises almost no retail attractions. FIGURE 8 below summarises the mix of retail and leisure uses
in this area, as recorded by Bristol City Council in their analysis of Experian Goad’s 2011 survey of
Harbourside in October 2011.
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Figure 8
Composition of Uses in Harbourside (Source: Bristol City Council/Experian Goad – October 2011)

Category
A1 Convenience Retail
A1 Comparison Retail
A1 Retail Services
A2 Financial & Professional Services
A3/A4/A5 Leisure Services
Vacant
Total (A1-A5 Uses and Vacant)
Leisure/Community Facilities
Offices
Total (Other Uses)

Floorspace
(sqm)
1110
360
50
0
6370
3500
11390

Number of
Units
1
2
1
0
14
8
26

% of Total
Floorspace
9.7%
3.2%
0.4%
0.0%
55.9%
30.7%
100.0%

% of Total
Units
3.8%
7.7%
3.8%
0.0%
53.8%
30.8%
100.0%

7890
420
8310

6
3
9

94.9%
5.1%
100.0%

66.7%
33.3%
100.0%

Convenience Retail Shopping
3.55 The Harbourside area contains only one convenience retail shop, Tesco Express, which serves the
needs of daytime visitors and office workers. The area does not include all categories of convenience
retail shopping, such as bakers, butchers, fishmongers and off licences (etc).
Comparison Retail Shopping
3.56 Similarly to convenience retail shopping, Harbourside is weak in terms of its comparison retail offer.
Only 2 units (or 3.4% of the total A1-A5 floorspace) are occupied by comparison retail shops, namely
an art dealers and a book shop.
3.57 Given that Harbourside has almost no retail attractions (both convenience and comparison), it does
not function as a retail area and cannot realistically be considered as such.
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Food and Drink
3.58 Within the Harbourside area, more than half of the total number of A1-A5 units (53.8%) are occupied
by food and drink uses. This equates to 55.9% of the total A1-A5 floorspace at Harbourside.
3.59 The area includes a considerable number of cafes, bars and restaurants; many of which run adjacent
to the Floating Harbour. These are predominantly national multiples (such as Living Room, Pitcher &
Piano, Prezzo and Pizza Express) but also include some independent operators (e.g. Bordeaux Quay,
No 1 Harbourside, Za Za Bazaar). As well as serving daytime visitors and office workers, these food
and drink uses contribute towards the overall attractiveness and success of the Harbourside area.
Entertainment, Leisure and Community Facilities
3.60 The area is well-represented by entertainment, leisure and community facilities. Such facilities
occupy c. 8,000sqm of floorspace at Harbourside and include major attractions in the form of Blue
Reef Aquarium, Gala Casino, Watershed Cinema and the ‘at Bristol’ science centre. Additionally, the
Lloyd’s Amphitheatre is a focus for outdoor events and festivals. The area also includes Ibis Hotel and
the Oceana nightclub. Harbourside also has an outdoor market which takes place every Saturday and
Sunday.
Vacancies
3.61 The survey undertaken in April 2011 identified 8 vacant units (30.8% of the total number of A1-A5
units) in Harbourside, representing 3,500sqm and 30.7% of the total of such floorspace.

Old Market
3.62 The Old Market area suffers from high vacancy rates and has a limited retail offer. FIGURE 9 below
summarises the mix of retail and leisure uses in this area, as recorded by Bristol City Council in their
analysis of Experian Goad’s 2011 survey of Old Market in October 2011.
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Figure 9
Composition of Uses in Old Market (Source: Bristol City Council/Experian Goad – October 2011)

Category
A1 Convenience Retail
A1 Comparison Retail
A1 Retail Services
A2 Financial & Professional Services
A3/A4/A5 Leisure Services
Vacant
Total (A1-A5 Uses and Vacant)
Leisure/Community Facilities
Offices
Total (Other Uses)

Floorspace
(sqm)
120
3270
800
570
2140
4360
11260

Number of
Units
2
23
10
4
20
44
103

% of Total
Floorspace
1.1%
29.0%
7.1%
5.1%
19.0%
38.7%
100.0%

% of Total
Units
1.9%
22.3%
9.7%
3.9%
19.4%
42.7%
100.0%

1900
2740
4640

12
11
23

40.9%
59.1%
100.0%

52.2%
47.8%
100.0%

Convenience Retail Shopping
3.63 There are only two convenience retail shops within the Old Market area; a baker and a convenience
store (both of which are independent businesses). There are no delicatessens, fishmongers or off
licences.
Comparison Retail Shopping
3.64 In Old Market, shops selling comparison goods (23 units) account for 29% of total A1-A5 floorspace.
Such outlets include a number of adult shops, charity shops and outdoor/sports shops, as well as
shops selling ‘bulky’ retail goods such as electrical and gas appliances, furniture and hardware. The
comparison retail offer is dominated by independent retailers, with no national multiples in the area.
There is a local department store (Gardiner Haskins) on Straight Street.
3.65 In terms of weaknesses in Old Market’s comparison retail offer, there are very few shops selling
books, fashion clothing, footwear and stationery. The area lacks sufficient shops to make it a key
destination for comparison retail shopping.
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Food and Drink
3.66 Of the total A1-A5 floorspace at Old Market, 19% has an A3/A4/A5 food and drink use; comprising 20
units or 19.4% of the total number of such units. Over half of these food and drink uses are
attributed to drinking establishments (namely bars and public houses), most of which are
concentrated along Old Market. There are also a number of independent cafe and hot food takeaway outlets in the area (e.g. Coffee on Route, Old Market Cafe).
Entertainment, Leisure and Community Facilities
3.67 The Old Market area has been recognised12 as having a specialist role as Bristol’s gay village, which is
reflected in its offer of bars and clubs. It includes a small hotel (The Palace Hotel) and some
community facilities.
Vacancies
3.68 Old Market suffers from high vacancy rates, higher than any other retail area in the city centre
(based on survey data from October 2011); this would suggest that Old Market is less healthy than
other areas in this respect.
3.69 Some 42.7% of the total number of A1-A5 units in the area are vacant, totalling 44 units or 38.7% of
the total of such floorspace. Many of these vacant units are concentrated along West Street,
although Midland Road and Old Market also have a high proportion of vacant units.

12

http://visitbristol.co.uk/discover-bristol/gay-bristol/gay-districts-and-nightlife
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Stokes Croft
3.70 Stokes Croft has a mix of retailers and service businesses, almost all of which are independents, as
well as some leisure uses. FIGURE 10 below summarises the mix of retail and leisure uses in this
area, as recorded by Bristol City Council in their analysis of Experian Goad’s 2011 survey of Stokes
Croft in October 2011.
Figure 10
Composition of Uses in Stokes Croft (Source: Bristol City Council/Experian Goad – October 2011)

Category
A1 Convenience Retail
A1 Comparison Retail
A1 Retail Services
A2 Financial & Professional Services
A3/A4/A5 Leisure Services
Vacant
Total (A1-A5 Uses and Vacant)
Leisure/Community Facilities
Offices
Total (Other Uses)

Floorspace
(sqm)
650
3540
930
330
2090
4650
12190

Number of
Units
5
15
6
2
18
25
71

% of Total
Floorspace
5.3%
29.0%
7.6%
2.7%
17.1%
38.1%
100.0%

% of Total
Units
7.0%
21.1%
8.5%
2.8%
25.4%
35.2%
100.0%

1600
900
2500

7
6
13

64.0%
36.0%
100.0%

53.8%
46.2%
100.0%

Convenience Retail Shopping
3.71 The Stokes Croft area lacks representation by multiples in its convenience retail offer, with all of such
outlets (5 in total) comprising independent convenience stores and supermarkets. In terms of
floorspace, only 5.3% of the total A1-A5 floorspace at Stokes Croft is occupied by convenience retail
uses.
Comparison Retail Shopping
3.72 Comparison retail shops account for 29% of all A1-A5 floorspace in the area (or 15 units). There is a
range of comparison retailers (many of which are specialist independents) including art/craft shops, a
bicycle shop, a clothes shop and a newsagent; as well as some retailers of ‘bulky’ comparison goods
such as furniture, DIY and home improvements.
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3.73 In light of competition from the nearby Broadmead / Cabot Circus area, Stokes Croft does not have
the retail offer or local population to support any larger stores. It therefore performs a local,
specialist role.
Food and Drink
3.74 There is good provision of food and drink uses within the Stokes Croft area, including independent
cafes, bars, restaurants and hot-food take away outlets (e.g. Hopper House Cafe, The Arts House, The
Canteen at Hamilton House). These occupy a quarter (25.4%) of the total number of A1-A5 units in
the area. There are no branded food and drink outlets in Stokes Croft.
Entertainment, Leisure and Community Facilities
3.75 The area contains The Cube cinema and a small number of nightclubs. Other attractions include the
Stokes Croft Museum and Hamilton House.
Vacancies
3.76 Stokes Croft has a high proportion of vacant units; 35.2% of the total number of A1-A5 units in the
area are vacant (totalling 25 units or 38.1% of the total of such floorspace). Almost three-quarters of
these vacant units are less than 200sqm.
3.77 Vacancy rates are currently highest at the northern end of Stokes Croft, furthest from the
Broadmead / Cabot Circus area.
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4

Basis of the Retail Capacity Forecasts

4.1

For the retail capacity forecasting in this Study, we have used our RECAP retail capacity forecasting
Model. The RECAP Model is an empirical step-by-step model, based on the results of the 2012 Bristol
Household Survey of shopping patterns as its method of allocating retail expenditure from catchment
zones to shopping destinations. It is therefore not a theoretical gravity model, but is based on
consumer responses about actual shopping patterns. It is also a growth allocation model; which
allocates growth in expenditure to shopping destinations based on shopping patterns indicated by
the household interview survey, and informed professional judgements about how these will be
likely to change in the future as a result of committed or potential new retail developments.

4.2

The RECAP Model forecasts the expenditure-based capacity for additional retail floorspace in the
following way:

4.3



Calculate the total amount of convenience and comparison goods expenditure which is
available within the 12 zones comprising the catchment area;



Allocate the available expenditure to Bristol City Centre and The Mall at Cribbs Causeway,
based on the results of the 2012 Household interview survey of shopping patterns; so as to
obtain estimates of current sales and forecast future sales in each shopping destination;



Compare the estimated sales in Bristol City Centre and The Mall at Cribbs Causeway with
existing floorspace; so as to assess the current trading performance of each shopping
destination, and the capacity to support further growth in comparison goods floorspace
(and convenience goods floorspace in the case of Bristol City Centre); and



Assess the potential impact on sales and capacity forecasts of any future changes to the
measured 2012 pattern of market shares; specifically higher market shares in Bristol City
Centre arising from new retail development and, conversely, lower market shares at The
Mall.

The RECAP Model (like any other forecasting model of this type) is an exploratory tool, rather than a
prescriptive mechanism. Thus the resulting forecasts of quantitative need are not intended as
growth targets which must be achieved, or as rigid limits to future growth. Rather, they are a
realistic guide to planning policies and decisions on planning applications. Separate capacity
forecasts have been prepared for both Bristol City Centre and The Mall at Cribbs Causeway in order
to assist Bristol City Council with identification and testing of alternative options for the city centre,
developing a preferred strategy and formulating policies for new retail development. The Mall was
included in the forecasts because (although not in the City of Bristol) it is part of Greater Bristol and
has a catchment area which overlaps with that of Bristol City Centre to a substantial degree.
Including The Mall in the forecasts enabled us to explore the relationship between it and Bristol City
Centre, and how this might change in the future.
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4.4

Whilst we have prepared capacity forecasts for both convenience and comparison goods floorspace
in Bristol City Centre, we have prepared forecasts only for comparison goods floorspace at The Mall
(Cribbs Causeway). This is because The Mall has a very limited convenience goods retail offer and
therefore does not compete on a like-for-like basis with Bristol City Centre in this regard.

4.5

When using the retail capacity forecasts as a guide to future planning policy, it is also important to
remember that the further ahead the forecasting date, the less certain the forecast. Thus the
forecasts for 2016 are more robust than those for 2021 and 2026. In particular for 2026, we suggest
that forecasts such as these should be treated with some caution, since they only indicate the broad
order of magnitude of retail capacity at this date, if all of the forecast trends occur. There are also
particular uncertainties at the present time as a result of the recent economic recession, the financial
and economic difficulties in the Eurozone, and the need for government austerity, for which there is
very little precedent. It is therefore a matter of some conjecture as to how long it will take the
economy to recover and at what rate. Furthermore, the long term growth in the use of internet
shopping is as yet unknown (although it has to a substantial degree been taken into account in this
Study), and reinforces the need to revise the forecasts of retail floorspace capacity before 2021.

Principal Data Inputs
Catchment Area
4.6

For this Study, the catchment area is informed by the results of the most recent previous household
interview survey for Bristol (August 2006), together with those of recent household interview surveys
undertaken for surrounding local planning authorities. This catchment area was divided into 12
catchment zones. A map of the catchment area showing these 12 zones is included in Appendix B.
These zones were defined having regard to the results of previous surveys in order to obtain the
most cost-effective sampling specification.
Base and Forecasting Years

4.7

The new household interview survey was undertaken in October and November 2012, so we have
used 2012 as our base year for the forecasts. The RECAP Model therefore provides estimates of the
current comparison goods retail sales in each shopping destination (and of convenience goods retail
sales in Bristol City Centre) in 2012. As instructed by the Council, we have prepared capacity
forecasts at 2016, 2021 and 2026, so as to cover the forthcoming plan period.
Catchment Population

4.8

The starting point for the population forecasts was a report, dated November 2012, commissioned
from Pitney Bowes on the current and projected future population of each catchment area zone.
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These population forecasts cover the period up to 2022; and we have therefore extrapolated them to
2026 by trend projection. The result is that for the catchment area as a whole the population is
expected to increase from 1,750,384 in 2012 to 1,995,157 by 2026, which is an increase of around
14%.
4.9

The catchment zones are based on postcode geography and do not match local authority
administrative boundaries. Zones 1, 2 and 3 together include (but are substantially larger than) the
Bristol urban area. The 2012 population of these zones is forecast to increase over the period to 2026
as follows: Zone 1 by 52,412; Zone 2 by 51,566; and Zone 3 by 26,417. The population forecasts
mean that there will be an increasing need for new retail development in Bristol, in order to meet
the needs of this growing population.
Price Basis

4.10

All monetary values in this Study are in constant 2011 prices, unless otherwise stated, so as to
exclude the effects of price inflation. Price conversions from other price bases have been undertaken
using Tables 3.2 (convenience goods) and 3.5 (comparison goods) of ‘Retail Expenditure Guide,
August 2012’, Pitney Bowes & Oxford Economics.
Per Capita Expenditure

4.11

For this Study, we obtained from Pitney Bowes estimated average per capita expenditure on
convenience and comparison goods in each catchment zone for the years 2010, 2011 and 2012,
together with forecasts for 2017 and 2022. These estimates and forecasts take account of
differences in average per capita expenditure on convenience and comparison goods from zone to
zone. We have used these figures as the basis for our base year (2012) estimates and new forecasts.
For the forecasting years of 2016 and 2021 we interpolated between the Pitney Bowes figures; and
for our forecasting year of 2026 we applied trend extrapolation to the Pitney Bowes figures. The
resulting estimates and forecasts of per capita expenditure on both convenience and comparison
goods, including expenditure on Special Forms of Trading, are set out in the top half of RECAP Model
Table 2 in Appendix C.

4.12

The forecast growth in per capita expenditure in RECAP Model Table 2 is specific to the catchment
area, and does not apply national average growth forecasts to the local catchment area base figures
(such local catchment area growth forecasts have only recently become available from Pitney Bowes
& Oxford Economics). Use of local growth forecasts is expected to be more reliable, as stated by
Oxford Economics:
‘Forecast expenditure (2017 and 2022) are based on Oxford Economics’ published UK Macroeconomic
forecasts with local level projections incorporating additional data from Oxford Economics' published
regional and local authority level forecasts. The results are much more targeted to the prospects for a
particular locality than simply taking the latest expenditure estimates for the area and increasing
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them in line with national trend-based projections for the appropriate category of goods. This is
partly because our consumer spending forecasts enable us to take account of changes in the
underlying forces driving different elements of consumer spending in a much more sophisticated way
than simply extrapolating trends. But, equally importantly, our local and regional forecasts allow us
to take account of how underlying differences in economic performance in different parts of the
country are likely to affect relative spending power in different locations.’ (Pitney Bowes report for
the catchment area, November 2012).
Special Forms of Trading including internet shopping
4.13

We have made deductions from the per capita expenditure figures supplied by Pitney Bowes to allow
for expenditure via special forms of trading (SFT). This includes mail order, vending machines, party
plan retailing, on-line shopping via the internet or interactive TV, and expenditure at temporary
market stalls; and is therefore expenditure not made in retail shops. RECAP Model Table 2 shows the
growing deductions which we have made, based on information for the UK published by Verdict
Research Limited on growth in ‘e-retail’ (i.e. internet shopping and shopping via interactive TV) and
forecast trends; and forecasts by Oxford Economics published in Pitney Bowes ‘Retail Expenditure
Guide’ 2012/13. FIGURE 11 below shows Verdict’s estimates for the proportion of all retail sales
(both comparison and convenience goods) in the UK in 2010 accounted for by electronic shopping,
and its trend-based forecasts for 2015. This shows the proportion of such sales growing substantially
over the 5 years to 2015. For some categories of comparison goods, the proportion is already
substantial and is expected to become much more so. Based on these, we have judged the
deductions for SFT shown in RECAP Model Table 2. Our deductions:
• Assume a flattening of the growth trend after 2015 as internet shopping matures;
• Allow for the fact that internet shopping sales are included in the retail sales densities of
some retailers which operate multi-channel retailing; and
• Include other SFT apart from the internet, in particular sales from temporary markets
such as Farmers’ Markets and other periodic street markets.
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Figure 11
UK ‘e-retail’ Shopping Estimates and Forecasts (Source: Verdict Research Limited – 2011)
Goods Type

Online sales as proportion of all UK retail sales (%)
2010
2015

Comparison Goods:
Music & video
Electrical goods

55.2
28.0

93.4
37.2

Books
Homewares

35.1
9.0

58.6
12.8

DIY & gardening goods
Clothing & footwear

5.5
7.7

6.4
13.2

Furniture & floor coverings
Health & beauty

4.2
3.6

6.6
5.6

Other comparison goods
All Comparison Goods

9.8
11.5

20.5
18.0

Convenience Goods:
Food & grocery

3.8

5.8

4.14

For comparison goods, Oxford Economics estimate that non-store retail sales (i.e. SFT) accounted
for 11.5% of all comparison goods expenditure in 2010; and forecast that this will rise to 14.3% by
2015 and 14.7% by 202113. Their estimate for 2010 is consistent with Verdict’s estimate for e-retail
shopping alone in that year. However Oxford Economics’ forecasts are well below those of Verdict.
For 2016 therefore, we have applied a SFT deduction which is between these two forecasts (15%),
as indicated in RECAP Model Table 2 in Appendix C. For subsequent years we have assumed further
growth in SFT at a higher rate than forecast by Oxford Economics in their ‘Central Case’, but lower
than if Verdict’s trend was to be extrapolated. The bottom half of RECAP Model Table 2 shows
forecast growth in per capita expenditure on comparison goods in each catchment zone, after
deducting expenditure on SFT at the rates indicated in the table.

4.15

The combined effect of the forecast growth in population and in per capita expenditure is that
(after deducting expenditure on SFT) we expect total catchment area expenditure on comparison
goods (set out in RECAP Model Table 3 in Appendix C) to increase by about £4,826m (96%) over the
period 2012 to 2026. This compares with growth in total catchment area population of around 14%
over the period. Thus only a small proportion of the growth in catchment area expenditure on
comparison goods is accounted for by forecast growth in population. This means that the
comparison goods floorspace capacity forecasts are very insensitive to population growth and
much more sensitive to the assumptions about growth in per capita expenditure, particularly in the
later part of the forecasting period. The large increase in forecast expenditure on comparison
goods indicates that a need for additional comparison goods retail floorspace will grow

13

Broad Definition and Central Case ‘Retail Expenditure Guide 2012/13’ (Table 3.1).
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substantially to 2026 (particularly in the middle and later parts of this forecasting period).
However, this should be reviewed at regular intervals over that period.
4.16

For convenience goods, Oxford Economics estimate that SFT accounted for 5.1% of all convenience
goods expenditure in 2010; and forecast that this will rise to 6.5% by 2015 and 6.7% by 202114. This
is slightly higher than Verdict’s estimates and forecasts for food & grocery sales alone, but includes
other forms of SFT apart from internet shopping. After allowing for some internet sales from
superstores and other retail outlets, and for other forms of SFT, we have adopted the
SFT deductions for convenience goods expenditure set out RECAP Model Table 2.
Shopping Patterns in the Catchment Area

4.17

For this Study, we designed and commissioned a new household interview survey of shopping
patterns in the catchment area – the results of which are included at Appendix D. It covered the
area shown on the map in Appendix B which was divided into the 12 catchment zones shown on
that map. A total of 1,500 interviews were undertaken for us by RMG:Clarity in October and
November 2012. These interviews were divided between the 12 catchment zones approximately in
proportion to the population of each zone; but with adjustments to ensure that not less than 100
interviews were undertaken in any zone, and to optimise confidence limits within the budgeted
limit of 1,500 interviews. Within each zone, the interviews were distributed as far as practicable in
proportion to the distribution of population within the zone.

4.18

Age quotas were set for the sample in each zone, which were broadly representative of the age
distribution of the catchment population. This was to ensure that the interviewed sample of
respondents were broadly representative of the population (rather than being heavily biased
towards the older age groups, particularly retired people, which occurs with random sampling). In
the event, it proved impracticable within time and budgetary constraints to fulfil completely the
age quotas in the lower age bands. Thus the raw results from the survey were still somewhat
biased in favour of older residents. This was overcome by weighting the results by age. In only one
of the 12 zones is the weight for those 18-34 over 2 (i.e. 2.31), whilst in the remainder of the zones
the weight for those 18-34 is between 1.2 and 1.95. Furthermore, the number of interviews
conducted in each zone with those aged 18-34 ranges from 12 to 35. These relatively low weights
mean that any atypical interviews conducted with younger residents are not disproportionally
represented in the survey results and that the weighted results are representative of the survey
area. The weightings used for the survey are therefore robust and reflect the age breakdown of
each zone. We used these age-weighted results, provided in Appendix D, as indicative of market
shares in our RECAP Model.

4.19

The survey asked questions about households’ shopping habits for main food and top-up food (i.e.
convenience goods) shopping. The survey also asked questions about households’ shopping habits

14

Broad Definition and Central Case ‘Retail Expenditure Guide 2012/13’ (Table 3.1).
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for 8 different sub-categories of comparison goods shopping. These categories were closely
matched to the international COICPO categories of retail expenditure set out in Appendix A of the
DCLG Practice Guidance. We combined the results of Questions 5 to 12 of the household interview
survey to provide weighted average market shares of all comparison goods expenditure which are
attracted to each shopping destination, using weights according to the amount of expenditure on
each of these 8 sub-categories of comparison goods. These are set out in RECAP Model Table 7 for
Bristol City Centre and Table 14 for The Mall at Cribbs Causeway. The weighted averages are then
corrected as described below, rounded to the nearest integer, and set out in RECAP Model Tables 8
and 15 respectively.
Market Share Corrections
4.20

The Household interview survey provides a detailed picture of where households in each of the 12
catchment zones do most of their shopping for convenience goods and the 8 different categories of
comparison goods. Its results do not directly indicate actual expenditure flows, but are the best
available data to use as a proxy for modelling retail expenditure flows from residential areas to
shopping destinations. However, like all such surveys, this means that its results cannot be applied
uncritically in the RECAP Model. Thus for example, in our extensive experience, such surveys
(undertaken by ourselves and by other consultants) tend to over-emphasise comparison goods
shopping in large centres, and under-represent it in district centres15. The main reason is because
in a small sample survey, the probability of interviewing the small number of people who use small
centres is much less than the probability of interviewing the much larger number of people who
use larger centres. The same can sometimes apply to retail parks, because the questions ask
‘where does your household do most of its shopping for (goods category)’. The nature of the stores
on retail parks, and their smaller total floorspace than in large town centres, means that relatively
fewer households do most of their shopping for some of the goods categories at retail parks (e.g.
clothing and footwear, chemists goods, luxury and recreational goods, which together account for a
high proportion of total comparison goods expenditure), than in large town centres.

4.21

It is therefore sometimes necessary to introduce market share correction factors; so as to transfer
expenditure in the Model from one or more locations to others, to balance (or calibrate) the Model
and make it represent reality more accurately. This is not uncommon, and has been necessary in
the case of comparison goods when modelling both Bristol City Centre and The Mall at Cribbs
Causeway.

4.22

These market share corrections do not alter the centres or retail parks themselves in any way, but
are simply a means of calibrating the Model to make it as realistic as possible a representation of
actual expenditure flows. Studies which we have undertaken over many years using the same

15

This is confirmed by the DCLG ‘Practice Guidance’ which states, ‘Also, surveys that use simple questions about where people shop,
provide answers that relate to trips and not spending flows. They can also overstate the importance of the larger centres and
stores, and can understate the smaller and less frequently visited stores.’ (Appendix B, paragraph B.34).
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methods have shown that there is a broad relationship between centre size and comparison goods
sales density. Thus larger centres normally have higher sales densities than smaller centres (and
hence higher shop rental values). This experience has informed our judgements about the market
share corrections needed to make the RECAP Model a realistic representation of sales in Bristol City
Centre.
4.23

For comparison goods shopping in Bristol City Centre, use of the 2012 household interview survey
results in the RECAP Model without correction would result in an unrealistically high sales density
for the city centre, which would be significantly above the sales density which we would expect for
the city centre. Respondents to the survey were asked where they do ‘most of’ their shopping for
the 8 categories of comparison goods. However, we consider that the uncorrected survey results
have over-estimated the scale of expenditure in Bristol City Centre (for example expenditure on ‘big
ticket’ items may have been over estimated by respondents), and underestimated it in smaller
centres and retail warehouses in the catchment area. We have therefore decreased the surveyindicated market shares for every catchment zone by the market share correction factor of 95%
indicated in the header to RECAP Model Table 8 (i.e. we have decreased them by 5% from the nochange default factor of 100%). This correction to the survey-indicated market shares was our
professional judgement, in the light of experience with undertaking a large number of such studies
over many years.

4.24

As with Bristol City Centre, the uncorrected survey results for The Mall at Cribbs Causeway result in
unrealistically high average sales density. As well as the over-representation of actual expenditure
flows due to it being a large centre, we suspect that respondents to the household interview survey
confused The Mall with ‘Cribbs Causeway Retail Park’, which is a separate shopping destination
with a number of retail warehouses (e.g. B&Q, Wickes, Furniture Village, Tesco Home Plus, Carpet
Right, Harveys, Best Buy) selling ‘bulky’ comparison goods including ‘hardware, DIY, garden
products’ and ‘furniture, floor coverings etc’. Other than John Lewis and, to a lesser extent, BHS and
Marks & Spencer – all of which sell furniture and (possibly) floor coverings etc – The Mall has a very
limited ‘bulky’ comparison goods retail offer (as at the date of the survey). It is therefore unrealistic
for The Mall at Cribbs Causeway to secure the survey-indicated market shares in these (and other)
types of comparison goods.

4.25

In order to calibrate the Model in this respect, we have assumed that The Mall secures one-quarter
of the survey-indicated market share for ‘furniture, floor coverings etc’; and no market share for
‘hardware, DIY, garden products’. To further redistribute and calibrate the Model, we have
decreased the 2012 survey-indicated market shares for all other categories of comparison goods for
every zone by a market share correction factor of 45%, as indicated in the header of RECAP Model
Table 15 (i.e. we have decreased them by 55% from the no-change default factor of 100%). Again,
these corrections to the survey-indicated market shares are based on our professional judgements.

4.26

Together, these corrections transfer comparison goods expenditure in the RECAP Model from The
Mall at Cribbs Causeway and, to a lesser extent, from Bristol City Centre, to other shopping
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destinations (i.e. retail parks, town and district centres) within the catchment area, so as to make
the Model reflect current reality more accurately. With these calibration corrections, we consider
that the RECAP Model realistically represents the current patterns of strategic comparison goods
shopping in Bristol City Centre and at The Mall (Cribbs Causeway), and provides a reliable basis for
forecasting future shop floorspace capacity at this level in the hierarchy.
4.27

For clarity, we have not needed to apply a market share correction factor to convenience goods
when modelling Bristol City Centre.
Visitor Expenditure on Comparison Goods

4.28

We have adopted the assumption that expenditure on comparison goods in Bristol City Centre by
visitors who live outside the 12 zone catchment area amounts to 2.5% of expenditure by catchment
area residents. This allowance for visitor expenditure would therefore account for spending arising
from tourism, business trips etc. We consider that this is realistic for the city centre. For The Mall at
Cribbs Causeway, we have assumed that visitor expenditure accounts for 1% of expenditure by the
catchment area residents.

4.29

For clarity, we have not allowed for visitor expenditure on convenience goods when modelling
Bristol City Centre given that such shopping trips are usually more localised in nature.
Existing Shop Floorspace

4.30

We have obtained the most up-to-date details of existing occupied shop floorspace for Bristol City
Centre from the Council16, and for The Mall at Cribbs Causeway from Experian Goad. We have used
these figures in our RECAP Model. For both centres, lower and upper floors have been included.
Committed Developments

4.31

In Bristol City Centre we have included the new retail floorspace expected to result from a number
of committed developments. We make the following assumptions in this respect based on our
experience and professional judgement:
• Where the committed development comprises A1 retail floorspace within a prime retail
area (i.e. Broadmead / Cabot Circus), we have assumed that 100% of the commitment will
come forward as comparison goods floorspace. This assumption reflects the role and
function of prime retail areas in providing for comparison goods shopping.
• Where the committed development comprises A1 retail floorspace in secondary retail
areas, we have assumed that 50% of the commitment will come forward as comparison
goods floorspace. We assume that the reminder of the commitment is likely to come

16

For details of existing occupied shop floorspace in the Broadmead / Cabot Circus area, we have used Experian Goad as details
(April 2012) are more up-to-date than those obtained from the Council.

Bristol City Centre
Retail Study

Page
39

forward for retail services and/or non-A1 floorspace given the nature and function of
secondary retail areas.
• Where the committed development comprises ‘Mixed A’ floorspace within a prime retail
area, we have assumed that 40% of the commitment will come forward as comparison
goods floorspace.
• Where the committed development comprises ‘Mixed A’ floorspace in secondary retail
areas, we have assumed that 20% of the commitment will come forward as comparison
goods floorspace. This assumes that the remainder of the commitment is excluded from the
Model on the basis that it is likely to come forward as retail services and/or non-A1
floorspace.
4.32

Given the primary role and function of Bristol City Centre, which is heavily focused on comparison
goods shopping, we have assumed that none of the aforementioned commitments comprise
convenience goods floorspace. Further, we understand that none of these commitments involve a
‘named’ foodstore operator.

4.33

Also in the city centre, there is currently a substantial amount of vacant retail floorspace, partly as a
result of the recession. We have included a proportion of the vacant such floorspace in RECAP
Model Table 12 as committed development for comparison goods floorspace17; because it is likely
that most of it will be reoccupied for retail use as the economy improves. Given that details of
existing shop floorspace in the city centre’s 7 retail areas (sourced from the Council or Experian
Goad) do not provide information on the Use Class of vacant retail floorspace, we have made
assumptions relating to the actual proportion of vacant retail floorspace included in the Model as
committed comparison goods floorspace. These assumptions are informed by the location of such
floorspace in the 7 retail areas (as follows):
• For the Broadmead/ Cabot Circus area we have assumed that, of the total vacant retail
floorspace, 80% would be Class A1; 95% of which would be comparison goods floorspace.
These assumptions broadly reflect the existing composition of floorspace in the retail area.
We have then considered the location of the vacant floorspace on a unit-by-unit basis, and
conclude that 80% of such comparison goods floorspace in Broadmead/ Cabot Circus is
prime and thus identified as committed development in the Model.
• For the Christmas Steps/ St Michael’s; Old City/ Baldwin Street/ Victoria Street; and
Queen’s Road/ Park Street we have assumed that 50% of the total vacant retail floorspace
would be Class A1; 90% of which would be comparison goods floorspace. Again, these
assumptions broadly reflect the existing composition of floorspace in these retail areas. We
have identified the location of the vacant floorspace on a unit-by-unit basis and consider
the following proportion of such floorspace to be prime (by retail area):
- 40% in Christmas Steps/ St Michael’s;

17

We have not assumed any committed development for convenience goods floorspace given the role and function of the city
centre as primarily a shopping destination for comparison goods.
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- 20% in Old City/ Baldwin Street/ Victoria Street; and
- 50% in Queen’s Road/ Park Street.
 For the Harbourside; Old Market; and Stokes Croft retail areas we consider none of
the vacant retail floorspace to be prime and, on this basis, no such floorspace is identified
in the Model as committed development.
4.34

We have excluded all vacant shops in the commercially secondary retail areas (and all vacant shops
outside of the 7 retail areas), as we would not expect much of that floorspace to be reoccupied for
comparison goods shopping even when economic and retail growth resumes. From past
experience, we would expect much of it to go over to other uses, such as service businesses, in due
course.

4.35

For The Mall at Cribbs Causeway, we have included 75% of the total amount of vacant retail
floorspace in the Model as committed development for comparison goods floorspace (refer to
RECAP Model Table 18).

Development Scenarios Assessed
4.36

We have assessed two scenarios for new strategic retail development, as follows:
Scenario 1 – the baseline scenario, in which we assume that the 2012 pattern of market shares of
comparison goods shopping in Bristol City Centre and The Mall at Cribbs Causeway indicated by the
household interview survey (corrected as described above), totalling 13.6% and 6.5% respectively –
and 2.3% of convenience goods shopping in Bristol City Centre – remains unchanged throughout
the forecasting period to 2026. The implicit assumption in this scenario is that any new retail
development in these shopping destinations (or in retail parks and superstores, town and district
centres) is balanced between them, and therefore does not change the market shares of
expenditure attracted from the catchment area by any of the destinations.
Scenario 2 – in which we allow for new retail development in Bristol City Centre, thus increasing its
market shares of catchment area comparison goods expenditure from 2021 onwards, at the
expense of The Mall at Cribbs Causeway. The potential growth of floorspace at The Mall (after
allowing for the existing retail floorspace there to grow its sales in real terms) is transferred to
Bristol City Centre.

4.37

Scenario 2 is therefore specifically designed to test the concept of diverting growth in trade (above
an allowance for growth in expenditure in the existing shops) from The Mall at Cribbs Causeway to
Bristol City Centre; and the resultant capacity for new city centre comparison goods retail
development to support it. This scenario demonstrates the practical implications of this upper limit
growth transfer. In the absence of a designed scheme or schemes in the city centre with defined
retail content which could be tested, our assumptions about increased city centre market shares in
this scenario are necessarily conceptual at this stage.
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Format of the RECAP Model Tables
4.38

The RECAP Model Tables are set out in Appendix C. Tables 1 to 5 set out the population and
expenditure forecasts for the catchment area. Tables 6 to 13 are the Scenario 1 tables for Bristol
City Centre. Tables 6 and 7 show the pattern of market shares of expenditure on each category of
convenience and comparison goods respectively attracted from the catchment area, as indicated by
the household interview survey before correction. Table 8 shows the corrected market share
patterns for all comparison goods expenditure in the city centre (market share patterns for
convenience goods expenditure have not been corrected). Table 9 shows the amounts of
expenditure on each comparison goods sub-category attracted, and the amounts of all comparison
goods. Table 9 is the product of Table 5 and Table 7. Table 10 sets out forecast retail sales for both
convenience and comparison goods, on a zone-by-zone basis and overall. Table 11 accounts for the
sales capacity of existing main food and convenience goods shops in the city centre, and Table 12
sets out the committed city centre developments and their expected sales levels (for both
convenience and comparison goods). Table 13 brings together the expenditure attracted, visitor
expenditure, existing floorspace and committed developments, to arrive at the retail capacity
forecasts for the city centre. It also shows the overall market shares of total catchment area
expenditure on convenience and comparison goods which are shown as attracted by the city
centre.

4.39

Tables 14 to 19 are the Scenario 1 tables for The Mall at Cribbs Causeway. These tables follow the
same arrangement as the tables for Bristol City Centre; with the difference that convenience goods
are not modelled.

4.40

The RECAP Model tables for Scenario 2 are simpler. For Bristol City Centre these are Tables 20 to
22, and are the same as Tables 8, 10 and 13 respectively in Scenario 1. For The Mall at Cribbs
Causeway these are Tables 23 to 25, and are the same as Tables 15, 17 and 19. Tables 20 (Bristol
City Centre) and 23 (The Mall at Cribbs Causeway) show the revised comparison goods market
shares from 2021 onwards to reflect the concept of transfer of market shares of expenditure from
The Mall at Cribbs Causeway to Bristol City Centre.

4.41

The RECAP Model is completed by summary Tables 26 to 28. Table 26 shows the (corrected)
market shares attracted in 2012 by each of the shopping destinations modelled for each of the 8
comparison goods categories. This provides the basis for the retail sector analysis described below.
Tables 27 and 28 show the patterns of combined market shares (as corrected) for all comparison
goods, attracted by Bristol City Centre and The Mall at Cribbs Causeway respectively in Scenarios 1
and 2. Table 28 for Scenario 2 shows how these combined market shares for all comparison goods
are expected to increase from 2021, as a result of the conceptual upper limit growth transfer
scenario (from The Mall at Cribbs Causeway to Bristol City Centre).
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5

Quantitative Capacity for New Retail Development

5.1

In this chapter, we set out in FIGURE 12 and describe our retail capacity forecasts for both
convenience and comparison goods in Bristol City Centre as at the 2012 baseline year and
throughout the forecasting period (i.e. 2016, 2021 and 2026). We also set out and describe our retail
capacity forecasts (comparison goods only) for The Mall at Cribbs Causeway over the same years.
These retail capacity forecasts include both Scenarios 1 and 2 (as described in the preceding chapter).
As briefly mentioned in Chapter 4 above, The Mall has a comparison goods shopping catchment area
which substantially overlaps with that of Bristol City Centre. It is on the western edge of the Greater
Bristol urban area, parts of which are closer to it than they are to Bristol City Centre. It is the second
largest shopping centre in Greater Bristol, and sells many of the same types of comparison goods as
the city centre. As a result, it is a significant competitor to the city centre. Forecasts for The Mall
were therefore prepared in addition to those for the city centre, in order to help us understand the
relationship and competitive balance between these two large comparison goods retail centres; and
to explore how this balance might potentially change in the future, as a result of possible new retail
developments in the city centre in accordance with the national planning policy of ensuring the
vitality of town centres.

5.2

In setting out our forecasts, we define comparison goods as follows:
Clothing and footwear; household textiles and soft furnishings; Furniture and floor coverings;
household appliances; audio visual equipment; hardware, DIY goods, decorating supplies; chemist
and medical goods, cosmetics and beauty products; books, jewellery, watches, china, glassware and
kitchen utensils, recreational, personal and luxury goods.
Figure 12
Summary of Retail Capacity Forecasts - sq m net sales area (Source: Bristol RECAP Model 2013)

Bristol City Centre
Scenario 1

Comparison Goods
18
Convenience Goods

2012

2016

2021

2026

0
0

9,100
-900

29,950
-550

48,950
-150

RECAP Model
Table
13
13

0

9,100

48,450

69,550

22

Scenario 2
Comparison Goods

18

Capacity forecasts for convenience goods floorspace in Bristol City Centre are not modelled under Scenario 2.
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The Mall at Cribbs Causeway
Scenario 1

Comparison Goods

2012

2016

2021

2026

0

9,450

18,800

27,150

RECAP Model
Table
19

0

9,450

600

6,850

25

Scenario 2
Comparison Goods

Notes:
(a) The forecasts in FIGURE 12 are cumulative, i.e. the forecasts for each date include the forecasts for the previous dates
and are not additional to those earlier forecasts.
(b) Floorspace figures from RECAP Model rounded to the nearest 50 sq m net.
(c) The forecasts for Bristol City Centre are for new floorspace additional to the committed retail developments and prime
vacant floorspace included in RECAP Model Table 12. For The Mall at Cribbs Causeway, the forecasts are for new
floorspace additional to an appropriate proportion of vacant floorspace included in RECAP Model Table 18.

5.3

The longer term retail capacity forecasts for the city centre in FIGURE 12 should not be treated as
targets which must be achieved, or for which sites must be identified in the emerging planning policy
framework. They are a guide to the potential order of magnitude of future retail capacity, if the
stated assumptions are achieved in practice.

The RECAP Model Forecasts
5.4

Before describing our retail capacity forecasts, we must stress that although we have prepared
separate forecasts for comparison goods floorspace for both Bristol City Centre and The Mall at
Cribbs Causeway, the sole purpose of forecasting for The Mall is to illustrate the potential to transfer
some expenditure growth from The Mall to Bristol City Centre. It does not mean that any such
capacity for new floorspace forecast for The Mall should necessarily be accommodated in the form of
additional retail development there. The capacity forecasts for The Mall at Cribbs Causeway should
therefore be treated as ‘outline’ forecasts; as the primary focus of our retail capacity forecasts is
Bristol City Centre and the implications of transferring some comparison goods expenditure growth
from The Mall. The capacity for new comparison goods floorspace we have forecast for The Mall
should actually be developed in or on the edge of town centres if possible, in preference to an
extension of that out-of-centre shopping centre, in accordance with national planning policy. Such
higher priority locations could include Bristol City Centre, surrounding town/district/local centres,
and centres in South Gloucestershire and North Somerset.
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Bristol City Centre
Comparison Goods
5.5

In RECAP Model Table 13, we estimate that the existing comparison goods floorspace in Bristol City
Centre was achieving in 2012 an average sales density of £6,320 per sq m net. This is a realistic sales
density for a city centre of this size and type. It reflects the wide catchment area and regional role of
Bristol; and the substantial modern retail floorspace in Cabot Circus.

5.6

In order to allow a substantial proportion of the growth in expenditure to support the existing shops,
we have assumed that the sales density of the existing city centre floorspace will grow at 2% per
annum from 2012 onwards. This allocates about 45% of the growth in expenditure to existing shops
and about 55% to new floorspace.

5.7

On this basis, FIGURE 12 shows that under Scenario 1, in which the city centre’s 2012 market shares
remain unchanged throughout the forecasting period, there will be capacity for about 9,100 sq m net
new comparison goods floorspace in the city centre in 2016, rising to about 29,950 sq m net by 2021
and 48,950 sq m net by 2026, if forecast trends occur. Thus the potential for growth in Bristol City
Centre is limited in 2016; and there would not be sufficient expenditure to support a major retail-led
regeneration in Bristol City Centre until later in the forecasting period. Further into the forecasting
period however, with the forecast population and expenditure growth, there is substantial potential
for additional comparison goods floorspace.

5.8

The Scenario 2 forecasts are based on a limited redistribution of market shares of catchment area
expenditure to Bristol City Centre (from The Mall at Cribbs Causeway) from 13.6% in 2012 to 15.5% in
2021. This scenario is exploratory. As the forecasts show, there would be sufficient expenditure to
support a prime comparison goods retail development of about 48,450 sq m net in Bristol City Centre
by 2021; albeit probably phased over a period. If the increased market shares at 2021 remained
unchanged thereafter, capacity for additional comparison goods floorspace would rise further as a
result of growth in population and expenditure; such that it would be about 69,550 sq m net by 2026.

5.9

These forecasts (under Scenario 2) assume an upper limit growth transfer scenario i.e. an increased
capacity figure for Bristol City Centre and a reduced capacity figure for The Mall at Cribbs Causeway.
They explore the implications for the city centre of transferring as a matter of policy all the potential
growth in floorspace (after allowing for existing floorspace to increase its sales at 2% per annum in
real terms) at The Mall to Bristol City Centre at 2021.

5.10 Stage 2 of this Study, below, helps to establish how the city centre could accommodate the growth
forecast under Scenarios 1 and 2. In accordance with the sequential approach of the NPPF, new
regional scale comparison goods retail development, if not located in the city centre, should be
located on the edge of the city centre in a retail format appropriate to such a location; in preference
to out-of-centre locations if at all possible.
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5.11 An alternative scenario could be to make allowance for some growth in comparison goods floorspace
at Bristol’s town/district/local centres, and/or provided by means of new centres to serve new
residential development. Whilst not within the scope of this City Centre Retail Study, the modelling
of such scenarios could involve the limited transfer of market shares from The Mall at Cribbs
Causeway (in accordance with the sequential approach) and, to a lesser extent, from Bristol City
Centre.
Convenience Goods
5.12 Table 13 of the RECAP Model shows that, we estimate, the existing convenience goods floorspace in
Bristol City Centre was achieving an average sales density of £8,311 per sq m net in 2012. This figure
is slightly below the combined ‘benchmark’ sales density of existing main food and convenience
stores in the city centre shown in RECAP Model Table 11. Our capacity forecasts for convenience
goods floorspace therefore allow for sales to rise to that ‘benchmark’ level by 2016, before new
floorspace becomes supportable by growth in expenditure. Thereafter, the forecasts assume that
the average sales density of the existing floorspace remains constant from 2016 onwards.
5.13 On this basis, FIGURE 12 shows that under Scenario 1, in which the city centre’s 2012 market shares
remain unchanged throughout the forecasting period, there will be a nominal theoretical over-supply
of convenience goods floorspace in the city centre in 2016 of about 900 sq m net, decreasing to
about 550 sq m net by 2021 and 150 sq m net by 2026, if forecast trends occur. These capacity
forecasts demonstrate that Bristol City Centre, which has a limited role in providing for convenience
goods shopping, is sufficiently represented by convenience goods floorspace; with negligible growth
potential over the forecasting period. However, if opportunities arise for the expansion of existing
convenience goods floorspace in the city centre, these should be supported. To that end; we
acknowledge that the M&S food hall in Broadmead is smaller than in The Mall (and in Bath). Whilst
this is not considered a competition issue for Bristol, the broader range of convenience goods on
offer within an enlarged food hall or a new town centre format supermarket, could only enhance the
city centre’s retail offer.

The Mall at Cribbs Causeway
Comparison Goods
5.14 We estimate that The Mall at Cribbs Causeway is currently achieving a slightly higher sales density
than Bristol City Centre, of £6,910 per sq m net (RECAP Model Table 19). This is because The Mall
comprises more efficient retail floorspace and only multiple retailers. Our capacity forecasts allow
for 2% per annum growth in the sales density of the existing comparison goods floorspace at The
Mall from 2012 onwards (consistent with that for Bristol City Centre).
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5.15 FIGURE 12 shows that in Scenario 1 with no changes in market shares, there would be capacity for
about 9,450 sq m net additional comparison goods floorspace at The Mall in 2016, rising to about
18,800 sq m net by 2021 and 27,150 sq m net by 2026, if forecast trends occur (arising from forecast
population and expenditure growth alone). These capacity forecasts are clearly substantial, albeit
lower than those for Bristol City Centre in the longer term (i.e. 2021 and 2026). Given that The Mall is
out-of-centre however, new retail development would be subject to the sequential approach and
should therefore (if possible) be located in or on the edge of existing centres such as Bristol City
Centre and Weston-super-Mare. Any future growth in floorspace at The Mall, if not balanced by new
retail development in Bristol City Centre, could potentially have significant adverse impacts upon the
vitality and viability of Bristol City Centre. It would be likely to result in transferred market shares of
expenditure from Bristol City Centre to The Mall, and potentially have an adverse impact on
investment by developers and retailers in the city centre. It would make it harder to achieve new city
centre retail development, as discussed in Stage 2 below.
5.16 The exploratory Scenario 2 assumes a reduced capacity figure for The Mall at Cribbs Causeway from
2021, the primary purpose of which is to explore the implications of an upper limit growth transfer
scenario to Bristol City Centre. This approach is compliant with the sequential approach of the NPPF.
The ‘outline’ redistribution of market shares for The Mall in this respect is presented at RECAP Model
Table 23. This results in The Mall’s overall market share of catchment area expenditure decreasing
from 6.4% in 2012 to 4.9% in 2021.
5.17 On this assumption, under Scenario 2, almost all of the growth potential at The Mall is transferred to
Bristol City Centre (excluding the sales growth potential arising from existing floorspace increasing its
sales at 2% per annum in real terms). As previously stated, how such growth should best be
accommodated in Bristol City Centre is considered as part of Stage 2 below.
5.18 Notwithstanding the capacity forecasts described above to support new comparison goods
floorspace, the corrected 2012 survey-indicated market shares show that Bristol City Centre’s spatial
pattern of market shares is clearly influenced by the presence and offer of the out-of-centre
shopping centre at The Mall. Thus in the zones where The Mall has high market shares (i.e. zones 2, 4
and 9) the city centre has lower market shares. This emphasises the need to control and limit further
growth at The Mall, so as not to result in transferred market shares from Bristol City Centre and
significantly reduced growth potential therein.

Retail Sector Analysis
5.19 RECAP Model Table 26 shows the 2012 market shares of expenditure on each category of
comparison goods, which we estimate are secured by Bristol City Centre and The Mall at Cribbs
Causeway from the whole catchment area. It also shows the combined market shares attracted by
these shopping destinations. Table 26 shows that, compared with The Mall, Bristol City Centre
attracts higher market shares of expenditure on clothing and footwear, furniture and floorings,
household textiles, hardware and DIY goods, medical and beauty products, and expenditure from the
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‘all other comparison goods’ category; and lower market shares on household appliances and audiovisual equipment. The Mall attracts only very low market shares in terms of ‘bulky’ goods (such as
furniture and flooring; hardware and DIY goods), as a result of its very limited offer in this respect.
5.20 Notwithstanding this observation regarding expenditure on ‘bulky’ goods, both the city centre and
The Mall attract relatively low market shares for hardware and DIY goods and, to a lesser extent,
furniture and floorings. Both shopping destinations also attract relatively limited market shares in
medical and beauty products. This is because the former are widely purchased in local DIY goods
stores and warehouses outside these locations (i.e. retail parks such as Cribbs Causeway Retail Park,
Imperial Park and Brislington Retail Park); and the latter in town/district/local centres, and local
superstores. These are the two most localised categories of comparison goods shopping.
5.21 Bristol City Centre performs particularly well in terms of attracting catchment area expenditure on
clothing and footwear, with a market share of 23.9%. Even for a city centre the size of Bristol, this
retention figure is strong and is attracted from a very wide sub-regional catchment. This is
particularly encouraging in the context of The Mall’s market share in clothing and footwear
expenditure (8.6%). It also indicates that there is no obvious deficiency in the city centre’s retail offer
in regards to clothing and footwear, owing to the diverse mix of such shops and stores including a
critical mass of multiple fashion retailers. Likewise, Bristol City Centre performs well in terms of its
market share in household textiles (11.1%), which partly reflects the existing representation of major
stores within the city centre.
5.22 In the case of The Mall at Cribbs Causeway, the market shares of expenditure on each category of
comparison goods (with the exception of expenditure on DIY goods and the more localised shopping
for medical and beauty products) are in the range 6.5% to 8.6%, which for most goods categories are
below the market shares attracted by the city centre – and well below for clothing and footwear and
‘other comparison goods’). Only in audio-visual equipment does The Mall command higher market
shares than Bristol City Centre (6.7% and 6.0% respectively). These findings indicate that the city
centre is holding its own against competition from The Mall, particularly for fashion goods.
5.23 Using the results of the 2012 household interview survey, it is possible to undertake a finer-grain
qualitative review of shopping patterns for Bristol (and for The Mall and Bath City Centre given that
each of these centres lie within the Bristol catchment area). For clothing and footwear only – which
accounts for a high proportion of comparison goods expenditure – Bristol City Centre retains about
57% of expenditure from Zone 1 and about 55% from Zone 3 (i.e. the inner city areas to the north
and south of the River Avon). To the immediate north and east (i.e. Zone 2 covering areas such as
Stoke Gifford, Kingswood, Mangotsfield, Henbury and Almondsbury), Bristol City Centre attracts
about 31% of expenditure on clothing and footwear. The city centre also has an extensive catchment
beyond the Greater Bristol area. It attracts about an 11% market share in clothing and footwear from
the Bath zone (i.e. Zone 8). Further east/southeast (i.e. Zone 7 towards Chippenham, Trowbrdige and
Frome), Bristol’s market share drops to about 7%. It attracts about 23% from Zone 6 (i.e. the rural
south including Bishop Sutton, Midsomer Norton and Shepton Mallet) and 9% as far north as the
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Stroud zone (i.e. Zone 10). To the west, Bristol City Centre attracts expenditure from Zones 4 (i.e.
Clevedon/Portishead, about 28%) and 5 (i.e. Weston-super-Mare, about 13%).
5.24 The Mall at Cribbs Causeway also has a far-reaching catchment, partly due to the speed and
convenience of access by car along the M4/M5 motorways. It attracts almost 50% of expenditure on
clothing and footwear from Zone 4 and – further south along the M4 – about 10% from Zone 5. The
Mall attracts substantial expenditure from Bristol’s inner city areas, particularly to the north of the
River Avon (i.e. Zone 1, about 22%); although its catchment does not extend to Bath. In contrast,
Bath City Centre secures very limited expenditure on clothing and footwear from Bristol’s inner city
areas (i.e. Zone 1, less than 1%; Zone 3, about 4%). It is not surprising that Bath City Centre’s highest
market share are drawn from Zones 6 (29%), 7 (39%) and 8 (83%).
5.25 This finer-grain analysis serves to demonstrate that The Mall at Cribbs Causeway is Bristol City
Centre’s principal competing centre; The Mall’s presence and offer clearly influences the spatial
pattern of market shares. This reinforces the need to control and limit any future growth at The Mall;
which would potentially have significant adverse impacts upon the vitality and viability of Bristol City
Centre, and the ability to continue the necessary regeneration of the Bristol Shopping Quarter
following the successful completion of Cabot Circus.

Use and Review of the Forecasts
5.26 Finally, we must emphasise that all expenditure based forecasts of future shop floorspace capacity
are based on imperfect data and contain a number of assumptions. Our forecasts set out in this
Study are based on the most up-to-date and reliable information currently available to us. However,
they are intended as an indication of the likely order of magnitude of future shop floorspace capacity
(if forecast trends are realised) rather than as growth targets or rigid limits to future growth. The
forecasts should be periodically revised as necessary, as advised above, in the light of actual
population and expenditure growth, and as development proceeds and its effects become
measurable.
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6

Qualitative Retail Needs Assessment

6.1

This chapter assesses the qualitative needs and opportunities for improvement within Bristol City
Centre and, more specifically, each of the 7 Retail Areas identified by the Council. Our assessment is
informed by:
(a) Consultation with key stakeholders in the city centre – to understand their independent views
and the needs of their organisation, and the needs and opportunities for new city centre
developments and other improvements to the city centre. For this, we have interviewed and/or
written to a number of key stakeholders (as identified by the Council)19 including:






City centre managers/promoters;
Shopping centre managers/owners;
Multiple businesses;
Independent businesses; and
Key city centre developers.

(b) Inspections of the city centre – identifying the qualitative needs and weaknesses in each part of
the city centre which detract from its health and attractiveness as a shopping destination; and
suggesting ways in which these could be overcome. We have based our assessment of qualitative
needs in each of the 7 Retail Areas on the analytical framework for town centres set out in Vital
and Viable Town Centres: Meeting the Challenge20. Although that research report was published
in 1994, this framework still remains valid today, and has not been superseded by later research.
The framework assesses town centres according to their:





Attractions for shoppers and other users;
Amenities for users;
Accessibility by all modes of transport; and
Actions needed for improvement21.

19

Our assessment is further populated with the findings of Destination Bristol’s “Operator Survey” (June and October 2012) of
retailers in the city centre.
20
‘Vital and Viable Town Centres: Meeting the Challenge’; URBED, Comedia, Hillier Parker, Environment and Transport Planning,
Bartlett School of Planning UCL. Department of the Environment. Published by HMSO, 1994.
21
Whilst we have not measured each of these factors in detail for all of the 7 Retail Areas, we have kept them in mind when
inspecting the retail areas in the city centre and assessing their needs and opportunities for improvement.
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6.2

Participants in the stakeholder consultation were asked for their views and needs specific to the 7
Retail Areas. However, some wider city centre needs and opportunities were also raised and these
are outlined below in the first instance. The findings of the stakeholder consultation have been
analysed collectively; individual views and needs are therefore kept confidential. Appendix E sets out
the number of key stakeholders consulted with (i.e. responses received), and includes copies of the
letters and questionnaires issued.
1. It was broadly agreed that Bristol City Centre, as a whole, has a healthy choice of shops;
however the retail offer is not adequately promoted in a joined-up manner. A strong message
from key stakeholders – including the managers of shopping centres and department stores –
was therefore the need for a strong, credible and clear marketing campaign for Bristol City
Centre and its retail areas; in collaboration with Destination Bristol’s existing campaigns (i.e.
Bristol Shopping Quarter) and those for the Enterprise Zone. Any campaign should promote
independent businesses (as well as the multiples) and areas outside of Broadmead, Cabot
Circus and The Galleries. It should promote Bristol as a ‘first choice’ destination and act as the
voice for positive news stories.
2. The public and private sectors need to continue to, and more effectively work together to
better manage and promote the city centre, and provide businesses with a direct stake in its
future prosperity.
3. Stakeholders stressed that any future retail expansion in Bristol City Centre must be directed
towards Broadmead / Cabot Circus in the first instance (as opposed to Cribbs Causeway and
other retail parks). However, it was perceived that the city centre does not currently require
additional retail space. Instead the focus should be on consolidation and the reconfiguration
and modernisation of existing floorspace.
4. Investment in the city centre was a notable topic for some of the key stakeholders. This
included the success and geographical extent of the BID (Business Improvement District),
which is discussed further below, and the City Centre Retail and Business Development
Project. This project – led by Destination Bristol on behalf of the Council – works with
businesses and community organisations to improve Bristol’s city centre retail areas including
Christmas Steps; Old City/ Baldwin Street; Old Market; Queen’s Road / Park Street; and Stokes
Croft. It is understood that the Council have identified funds of Section 106 contributions to
support the project. This underlines the commitment to work with local enterprises and
improve retail areas outside of the main shopping quarter.
5. Many stakeholders perceived there to be a lack of key leisure attractions in Bristol City Centre,
including evening economy uses at Broadmead/ Cabot Circus. More should be done to
encourage visitors and office workers to use the city centre in the evenings, although one key
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stakeholder commented that a balance of uses is needed for reasons of safety and security.
The lack of good quality auditoria in the city centre was cited as a particular constraint, in that
headline acts and performers are primarily drawn to Cardiff City Centre and other competing
destinations.
6. Accessibility to the city centre was raised by a number of stakeholders as an area for
improvement action. Public transport was considered to be expensive, unreliable and the
routes incoherent. Despite this, it was acknowledged that Bristol’s public transport services
(namely buses) are soon to be the subject of an investment programme. It was widely felt that
action should not be to the detriment of car users and should focus on improving services
throughout Bristol City Centre, not just to/from Cabot Circus.
7. Some of the stakeholders welcomed the emerging proposals for car free Sundays in city centre
streets. The introduction of a ‘collect by car’ service for shoppers was also advocated by one
stakeholder, whereby retailers deliver the shopper’s goods to a car park collection point at a
time specified by the shopper. This was considered a means of promoting linked trips and
enhancing dwell time within the city centre. Other key stakeholders encouraged the
introduction of some dedicated free car parking in the city centre; suggestions included free
car parking on Sundays and bank holidays, and/or free on-street car parking for a 30-minute
period.
8. The better and more efficient use of vacant units throughout the city centre was highlighted as
an opportunity. Bristol City Centre, like most town and city centres throughout the UK, have
suffered from higher vacancy rates during the economic downturn and, in this context, the
Council are supporting the use of empty window space for not-for-profit advertisements. It
was considered that The Arcade, in particular, would benefit from this initiative. Such action
should help to improve the perception of frontage activity and safety; a similar approach
(albeit street art as opposed to advertisements) has been successful at The Rock scheme in
Bury.
9. Independent businesses expressed concern that, despite the high vacancy rates in some areas,
rental costs remain very high. Further, many of the existing voids are too large for independent
businesses whilst landlords seem reluctant to let smaller sections.
10. Other areas identified for improvement included the provision of more open greenspace with
benches; reduction of redundant street furniture and signage; and better use of the river and
riverside.
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6.3

We acknowledge that Destination Bristol is leading a City Centre Retail & Business Development
project, working closely with Bristol City Council and Business West. The priority areas for
improvement and support are Stokes Croft and Old Market. Key aims of the project are to promote
the independent offer and attract new independent traders. The Christmas Steps, Old City/ Baldwin
Street and Queen’s Road/ Park Street retail areas also receive support. Bristol City Council is
preparing a Markets Strategy that explores the future of markets in Bristol City Centre, while Old
Market Community Association is pursuing a Neighbourhood Development Plan that will include the
Old Market retail area. We understand that these local initiatives may already be giving effect to
some of the measures we recommend in this chapter.

6.4

For clarity, the remainder of this chapter is structured (by Retail Area) as follows:
a. Stakeholder Consultation; and
b. Qualitative Needs for Development and Improvement.

Broadmead/ Cabot Circus
Stakeholder Consultation
6.5

The majority of key stakeholders felt that the Cabot Circus scheme has had a positive impact on the
city centre, in terms of creating a shopping core, attracting iconic brands and diversifying the retail
offer. The transformation of Broadmead, in particular, was cited as a direct consequence of this
investment. However, one stakeholder viewed Cabot Circus as detrimental to other, more
established retail areas.

6.6

Notable concern was raised about the future direction of Bristol City Centre (post-2008 success with
the advent of Cabot Circus) and the threat of The Mall at Cribbs Causeway. This out of town shopping
facility was seen by many stakeholders as the more attractive shopping destination; it offers an
‘under one roof’ shopping environment, free car parking and better accessibility by car (although the
city centre was considered to be better served by bus services). It also has a John Lewis, which
relocated from the city centre pre-Cabot Circus and is presently the notable exclusion from Bristol’s
retail offer. That said; one key stakeholder expressed the view that The Mall does not and cannot
compete with the city centre as a place to live, work and play.

6.7

One stakeholder further claimed that Cribbs Causeway has a more affluent catchment, and attracts
an older customer demographic relative to the Broadmead / Cabot Circus area. Whilst this is the
independent view of one stakeholder, the claim is supported by the results of the Bristol Household
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Survey 2012 (refer to FIGURE 13 below), which shows that The Mall at Cribbs Causeway secures a
greater market share in clothing and footwear, audio-visual equipment and jewellery and other
luxury goods from the older demographic (i.e. over 65 years).
Figure 13
Market Shares from the older demographic (Source: Household Interview Survey 2012)

Type of Goods
Clothing and footwear
Audio-visual equipment
Jewellery and other luxury goods

Market Share (from the older demographic)
Broadmead / Cabot Circus
The Mall at Cribbs Causeway
12%
14.8%
2.6%
16.7%
6%
14.4%

6.8

The recent Bristol Shopping Quarter branding and marketing of Broadmead, Cabot Circus and The
Galleries (inclusive) – led by Destination Bristol – was welcomed by the majority of stakeholders. This
campaign promotes “the South West’s biggest and best selection of shops” as well as a number of
temporary and permanent non-retail attractions in the area. However, as mentioned above, there
was general consensus for the need for a city centre marketing campaign and promotional activity in
general.

6.9

According to one of the shopping centre managers in the Broadmead / Cabot Circus area, current
levels of footfall show a decline of 1.4% on the previous year (2011). The findings of Destination
Bristol’s Operator Survey (June 2012) lend some support to this view, with 65% of retailers indicating
that shopper numbers are down on 2011.

6.10 The issue of dwell time was a notable area of discussion with many of the key stakeholders, who felt
that the city centre and particularly Broadmead / Cabot Circus would benefit from more permanent
leisure uses – including activities for children. Examples of temporary, but successful, leisure uses
were cited, including the German Christmas Markets and the skating rink.
6.11 A key stakeholder commented that retailers in the Broadmead / Cabot Circus area are increasingly
concerned about levels of footfall, especially in the evenings. It was claimed that the introduction of
a critical mass of leisure uses, including more A3 bars and restaurants at the western end of the area
(away from Cabot Circus), would help to generate footfall and convince shoppers and other users
that the area is safe. Improvements to the perception of safety was considered a major opportunity,
in that the main shopping quarter is enclosed and in single ownership.
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6.12 A number of stakeholders considered the quality of public realm in the Broadmead / Cabot Circus
area to be high and a major attraction for shoppers. It was highlighted that this public realm, which
was provided with the advent of Cabot Circus and funded by retailers through the BID, must be
maintained and updated where possible to ensure that the current standards are improved upon;
and that any future improvement works should address the areas surrounding the main shopping
quarter (which the BID does not currently include). According to one stakeholder, the Council should
actively promote and assist with these works where necessary. For some stakeholders, however, the
existing public realm is poor quality and lacking in innovative design and public art.
6.13 In terms of accessibility to the city centre and the Broadmead / Cabot Circus area in particular, three
of the key stakeholders expressed the view that traffic congestion is a major problem. More needs to
be done to improve gateways into the area, including the routes been Bristol Temple Meads and
Broadmead / Cabot Circus. One of the key stakeholders voiced the need for better movement of cars
around (not within) the area so as to address traffic congestion.
6.14 The five multiple businesses based in the Broadmead / Cabot Circus area to respond to the
stakeholder questionnaire have no plans to expand (or relocate from) their existing premises. These
operators cited a number of main weaknesses of Broadmead / Cabot Circus as a location for their
business. These included accessibility; traffic congestion; expensive car parking (as opposed to Cribbs
Causeway); poor connectivity with other parts of the city centre (namely Park Street); vacancy rates;
and late opening times (i.e. 9pm). Some of these responses, namely expensive car parking and
vacancy rates, are reinforced by the Operator Survey (June 2012).
6.15 One multiple business referred to the non-pedestrianisation of The Horsefair as a main weakness of
the area; a recent survey (apparently) indicated 180 bus movements per hour along this route. The
majority of key stakeholders felt that The Horsefair – and Penn Street – should be pedestrianised and
more user-friendly, thus creating public space and improving connectivity between Broadmead and
Cabot Circus. Apparently, this view is shared by shoppers. Another stakeholder commented that
Union Street would also benefit from pedestrianisation for reasons of connectivity.
6.16 Other stakeholders, however, pointed out that the bus stops along The Horsefair and Penn Street
serve to generate footfall and activity. To that end, the Bristol Household Survey 2012 shows that
almost 13% of all respondents travel into Bristol City Centre by bus for the purpose of comparison
retail (non-food) shopping22.

22

The 2006 Bristol Household Survey (thus prior to the advent of Cabot Circus) indicated that 39.8% of shoppers travelled to
Broadmead by bus.
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6.17 The multiples considered that improvement actions in the Broadmead / Cabot Circus area should
focus on promoting late-night shopping; attracting higher-end retailers outside of Cabot Circus; and
reducing the cost of car parking. Interestingly, one of the stakeholders dismissed the latter action on
the basis that lower cost car parking at Cabot Circus was trialled in 2011 with little or no positive
results. The provision of more under-cover shopping streets (in light of the success of Cabot Circus)
was also raised by the multiple businesses.
6.18 Some stakeholders noted that The Galleries is need of investment and would benefit from enhanced
linkages to other parts of the main shopping quarter. One of the multiple businesses also suggested
that Nelson Street should be redeveloped to improve connectivity between Broadmead / Cabot
Circus and other parts of the city centre. The importance of addressing the Nelson Street link, despite
the constraints to achieving this, was reinforced by two key stakeholders and shopping centre
managers in the area.
6.19 Other suggestions by the multiple businesses to improve the Broadmead / Cabot Circus area
principally relate to travel and transport, as follows:





Increase the opening times of car parks;
Provide better Park & Ride options/routes;
Improve train services between Temple Meads and Bristol’s smaller stations;
Provide more bus lanes and more frequent bus services (including Sundays and bank
holidays).

6.20 In regard to car parks in the area, namely those operated by Cabot Circus and The Galleries
respectively, a key stakeholder commented that these are high quality but geared to long term
parking. The lack of short term, flexible parking is therefore an issue for shoppers and other users.
Outside of Broadmead / Cabot Circus however, it was widely felt that car parks are poor quality.
6.21 Key stakeholders (including shopping centre managers) in the Broadmead / Cabot Circus area agreed
that retailer demand is present but slow, and that there is no requirement to expand the retail area
at present. It was widely felt that the city centre does not need extra floorspace. Instead, the focus
should be on much-needed improvements to the existing retail area and its stock; providing remodelled space with larger and more flexible floorplates. The need for greater flexibility for change
of use in the most prime retail areas was also raised, which is likely to be required should the Council
aspire to evening economy attractions in the area.
6.22 In terms of the existing retail offer, one stakeholder considered the Broadmead / Cabot Circus area
to be lacking in children’s clothes and toy shops.
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Qualitative Needs for Development and Improvement
6.23 Broadmead/ Cabot Circus is the city centre’s largest and main retail area; which extends eastwards
from the northern edge of the Old City/ Baldwin Street/ Victoria Street area. This area is enclosed in
part by Bristol’s inner ring road, namely The Haymarket/ Bond Street (to the north) and Temple Way
(to the east). Newgate/ Broad Weir borders the area to the south, beyond which and at an elevated
level is Castle Park. The area, all of which is currently designated as a primary shopping area, is
characterised by a range of national multiple and high-end retailers, as well as a number of
entertainment, leisure and community facilities.
6.24 The area can be split into a number of ‘function’ areas (for analytical purposes) in regard to
attractions and amenities. Cabot Circus, to the east of Broadmead, offers a safe and modern
shopping environment over three-floors. It accommodates a critical mass of national multiple and
high-end retailers (particularly retailers of comparison goods) including the key anchor stores of
Harvey Nichols and House of Fraser. Cabot Circus further comprises a 13-screen Showcase Cinema
De Lux, a gymnasium, a golf centre and several A3/A4 food and drink uses; all of which help to
increase the dwell time of shoppers and visitors. Main entrances are from The Horsefair/Penn Street
to the west and, to the east, backing onto the Newfoundland Circus junction. The standard of
amenity within Cabot Circus is high, with ample and good quality public toilets and seating areas. A
modern multi-storey car park adjoins Cabot Circus, providing safe and convenient car parking for
shoppers and other users of the city centre. There is also an NCP car park on Lower Castle Street.
6.25 Quakers Friars, which forms part of the Cabot Circus scheme, is an inward-facing shopping precinct
with a number of multiple, boutique and high-end comparison retailers. This development benefits
from a high standard of amenity and has considerably improved Bristol’s fashion retail offer,
attracting brands such as Gant, Ted Baker, Hugo Boss, Kurt Geiger, The White Company, Crew, Fred
Perry and Radley.
6.26 To the immediate west of the Quakers Friars development is The Galleries, an indoor shopping
centre over three-floors. This is Bristol’s second largest indoor shopping centre and consists of a
number of national multiple and some independent retailers; the former including Argos, Boots, Gap,
TK Maxx and WH Smith. However, it currently lacks any major anchor operator. There is also a
dedicated food court offering a range of branded cafes and food outlets. The Galleries is currently
subject to a programme of investment. This should result in much-needed improvements to the
retail mix and the quality of the shopping environment. An arcade (Greyhound Walk) of smaller units,
mainly occupied by independent retailers provides a link between The Galleries and the outdoor
shopping streets of Broadmead (to the north).
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6.27 Broadmead’s shopping streets are pedestrianised, wide, relatively ‘street clutter’ free and cruciform
in shape; north-south along Merchant Street and east-west between Union Street and Penn Street
(and Cabot Circus). These streets, which were re-landscaped as part of the Cabot Circus scheme and
the BID, offer a mix of retail uses, predominantly selling comparison goods but also some
convenience goods at ground floor level (the latter including Tesco Metro and Sainsbury’s Local). The
former include fashion retailers such as Berghaus, Select and Clarks. Broadmead further provides a
concentration of financial services such as banks and building societies. The more prime retail area of
Broadmead is at its eastern end, closest to Cabot Circus. German Christmas Markets were present at
the time of inspection, offering an additional attraction and generating pedestrian footfall. In terms
of accessibility, way findings signage to and from Cabot Circus and other key attractions in the city
centre are clear and modern.
6.28 Merchant Street is a pedestrianised pitch, running from Broadmead to The Horsefair (to the north).
Current operators include Specsavers, The Carphone Warehouse, Shoe Zone and the Bo Concept
furniture store. It also provides access to the large BhS department store. A key vacancy on Merchant
Street is the former Peacocks unit, on the corner with The Horsefair.
6.29 To the north of Broadmead’s shopping streets is The Horsefair, which includes large Debenhams and
Primark stores; the latter was formerly occupied by House of Fraser. The Horsefair has a number of
bus stops and is therefore a busy route for bus services into and out of the Broadmead/ Cabot Circus
area23. This acts as a barrier to pedestrian movements across The Horsefair and, to the east, Penn
Street. The latter shopping street separates Broadmead (to the west) and Cabot Circus (to the east).
6.30 To the west of the Broadmead / Cabot Circus shopping core is Union Street, which is relatively
isolated and suffers from high vacancy rates. Key operators therein include H&M, Wilkinsons,
Waterstones and Cotswolds (outdoor wear). A prominent row of units along Union Street – named
Union Gate – is currently the subject of extension and refurbishment. This will provide larger and
more flexible retail floorplates alongside some new office and residential uses.
6.31 In terms of opportunities for the large scale expansion of this retail area, there are few or no
opportunities to the north, east and south (by virtue of physical barriers such as major roads and
topography). There may be opportunities for consolidation and selective redevelopment, particularly
to the west, given that this area generally comprises piecemeal development and poorer quality
retail attractions and amenities.

23

The 2006 Bristol Household Survey (thus prior to the advent of Cabot Circus) indicated that 39.8% of shoppers travelled to
Broadmead by bus.
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6.32 We recognise the value of bus stops serving the main shopping quarter. However, the area would
benefit from the pedestrianisation of The Horsefair and Penn Street. This would enhance levels of
connectivity between Broadmead and Cabot Circus to the benefit of both shoppers and retailers.
6.33 Other improvements to the western end of the Broadmead/ Cabot Circus area should attempt to
focus on enhancing pedestrian linkages with the Old City/ Baldwin Street/ Victoria Street area,
particularly along Nelson Street, which is lacking in active frontages, good quality street furniture and
way findings.
6.34 Overall, Broadmead/ Cabot Circus clearly functions as the city centre’s prime retail area and the
emerging Local Plan should continue to reflect and support this.

Queen’s Road/ Park Street
Stakeholder Consultation
6.35 The majority of key stakeholders agreed that the Queen’s Road / Park Street area is the city centre’s
second retail area, and the only ‘true’ alternative to Broadmead / Cabot Circus. However, some
stakeholders commented that the area is in decline, and has been since the opening of Cabot Circus
in 2008. This message was reinforced by a multiple business based in the Queen’s Road / Park Street
area. It was stated that competition from Cabot Circus – together with expensive car parking and
poor traffic management – has reduced footfall along Park Street. In addition, the re-location of
major retailers to the Cabot Circus scheme has left a number of voids in the area.
6.36 Other multiple businesses considered it to be a very attractive area for the university’s students, with
a good mix of businesses and a strong reputation. The proximity of ‘affluent’ Clifton was also cited as
having a positive influence on the performance of the area.
6.37 As for the independent businesses based in the Queen’s Road / Park Street area, the views were
mixed. One felt that it comprises a poor range of retailers. Another commented that the area has an
interesting mix of small independent shops, although more needs to be done to support such shops
by offering more affordable rental levels and business rates which, in turn, would reduce vacancy
rates.
6.38 Stakeholders agreed that the area has been successful in attracting A3 evening economy uses (such
as Jamie’s Italian). One stakeholder, however, commented that the intensification of such non-retail
uses has had a negative impact on daytime footfall in the area to the detriment of perceptions of
safety. Queen’s Road / Park Street, like all retail areas, should have a balance of uses.
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6.39 Some stakeholders felt that Queen’s Road / Park Street would benefit from its own marketing
campaign – led by local businesses and independent of the Bristol Shopping Quarter – in order to
raise the profile of the area and reverse the current trend of decline. This view was not shared by all
stakeholders, some of whom felt that the area should be promoted as part of a city centre marketing
campaign.
6.40 According to one of the independent businesses, the area would benefit from amenity
improvements including more pedestrian-friendly streets, more street plants and better seasonal
decorations (i.e. Christmas).

Qualitative Needs for Development and Improvement
6.41 This is a long, mainly linear shopping area; which stretches from St Augustine’s Parade in the east,
past College Green on its north-east side, up the steep hill of Park Street, and around the three sides
of Clifton Triangle; with offshoots up Queen’s Road to the vacant former Habitat store, and down
Berkeley Place to include West End Car Park (multi-storey). The area currently designated as primary
shopping area stretches from College Green to the former Habitat store; but does not include St
Augustine’s Parade at the east end, Triangle South and Triangle West, or Berkeley Place. These latter
areas are currently designated as secondary frontages.
6.42 Although not on the same large scale as Broadmead, The Galleries, Quakers Friar and Cabot Circus
combined, the area is the second largest retail area in the city centre in terms of retail content and a
genuine alternative destination. It comprises a wide range of retailers including multiples and
independents. The former include Sainsbury’s and Waitrose supermarkets at the west end, and
Tesco Express at the bottom of Park Street; Wilkinsons (homeware); and Austin Reed, Superdry, TM
Lewin, Jigsaw, Fat Face, Timberland and Reiss fashion shops. Other important retailers include Guild
(a large lifestyle and homewares store), Cath Kidston, Bang & Olufsen, Paperchase, Blackwell books,
Specialized Cycles and L’Occitane. There is also a range of cafes and restaurants, including Jamie’s
Italian, branded coffee shops and independent traders; together with a number of banks and other
services. Overall, the part between the Frog Lane Bridge in the east and Queen’s Avenue in the west
(but not including Triangle South and Triangle West) has a substantial critical mass of mainly good
quality retail, leisure and services attractions.
6.43 In support, other important non-retail attractions and pedestrian generators in or close to the area at
its west end include the Bristol Museum and Art Gallery, the University of Bristol, The Royal West of
England Academy of Art, and Victoria Rooms. At its east end the non-retail attractions include the
Bristol Cathedral, City Hall and (a little further away) Harbourside and the Old City. The area acts as
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an important part of the link between the Old City and Clifton. However pedestrian flows between
Old City and Park Street appear to be low; probably partly because of the heavy traffic on Colston
Avenue (which divides Park Street from Old City), and the steep gradient up Park Street.
6.44 Most of Park Street and Royal Promenade displays very attractive historic facades; and the collection
of historic public buildings at the top of Park Street, including the landmark University of Bristol Wills
Memorial Building, is particularly attractive in terms of townscape. The view up Park Street with the
tower at the top is probably one of the best known images of Bristol. However other amenities for
shoppers are very sparse. There are no seats or accessible public gardens at the top of Park Street;
with soft landscaping being limited to small areas of traffic islands, and a small green in front of the
University. There are no public toilets. With the exception of very good modern signage and map
boards, and bus shelters, most of the street furniture is in need of repair or replacement.
6.45 The area is well served by buses, and has a number of high quality modern bus shelters. It is also
very accessible by car, as it is on an important route into the city centre from Clifton. Limited onstreet car parking is provided in the form of short stay pay and display bays on the north-east side of
Park Street. West End Car Park is reasonably well located; and has modern lifts, 24 hour CCTV and
pay on exit facilities – although its car parking decks and stairways would benefit from upgrading.
Immediately outside its entrance is a high quality modern sign and map board. However, there are
no at grade pedestrian crossings on Berkeley Place, and no crossings at the very busy junction
between Berkeley Place, Triangle West and Triangle South. It is necessary to walk up the hill as far as
the junction between Triangle West and Queen’s Road, in order to reach the primary shopping areas
on foot after parking in West End Car Park. Alternatively, it is possible to reach Triangle South and
Queen’s Road by crossing the bridge over Berkeley Place to Upper Berkeley Place.
6.46 The good accessibility by car detracts from the visitor experience within the area itself. Clifton
Triangle is a busy one-way traffic gyratory, which has the effect of cutting off the shops in the
Triangle itself from those on the north-east side of Queen’s Road and beyond. Partly as a result, the
shops on Triangle West and Triangle South are very secondary and there is high vacancy in those
areas. There are some works currently underway to create crossings at Triangle South, which should
assist in addressing some of these issues.
6.47 Queen’s Road and Park Street have substantial retail competition in the form of the Broadmead/
Cabot Circus area and The Mall at Cribbs Causeway. There is also competition from specialist
shopping in Old City, Christmas Steps, and Clifton. The area’s cafes and restaurants have to compete
with those at Harbourside and Old City. There are no opportunities for substantial new retail
development in the area, so it will be necessary to make the most of the existing retail, leisure
and cultural attractions. To enable the area to compete more effectively, we recommend that
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substantial improvements be made to the amenity of the area, particularly in the Royal Promenade
part of Queen’s Road. We would recommend that the Council explores the potential to change the
way in which traffic is managed in the area; to better integrate the two sides of Queen’s Road and to
allow for wider pavements incorporating seats, planting and public art.
6.48 We consider that these improvements would substantially help this area to compete effectively and
become a more attractive retail, leisure and cultural destination in the city centre. They would also
help to bring vacant and under-used buildings back into use, particularly in the Triangle itself.

Old City/ Baldwin Street/ Victoria Street
Stakeholder Consultation
6.49 The Old City/ Baldwin Street/ Victoria Street area was described by one stakeholder as a ‘hidden
gem’ in the city centre, owing to its historic streets and arcades and its number of visitor attractions.
Whilst concerns were raised about the loss of retail units (including a number of former banking halls
along Corn Street) to bars/cafes/restaurants in recent years, most stakeholders felt that this
improved leisure offer is positive for the area, providing a reasonable balance of uses is maintained.
One independent business, however, expressed concern that the proliferation of evening economy
uses has created a bad reputation for the area in terms of ‘drunk and disorderly’ behaviour.
6.50 Key stakeholders were broadly of the view that the historic St Nicholas’ Market is a success and the
area’s main attraction. Despite this, one stakeholder considered the market to be in decline and in
need of investment; this view appears to be supported by the findings of Destination Bristol’s
Operator Surveys. Another stakeholder commented on the success of the ‘night market’ which
supported the launch of the Bristol Pound. It was felt that more of these should be encouraged in
order to generate interest and support local businesses in the Old City/ Baldwin Street/ Victoria
Street area; similar to the temporary ‘night market’ taking place on Corn Street (piloted by StrEAT
Food Collective).
6.51 The provision of affordable, incubation units at St Nicholas’ Market for new independent businesses
was advocated by one of the key stakeholders. This initiative, which recognises the benefits of
providing local businesses with start-up accommodation before moving into more permanent and
sustainable space, has already led to the establishment of the likes of Beast Clothing and the Real
Olive Company. The stakeholder expressed the view that such initiatives represent an important
opportunity for the area and its businesses and should be supported.
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6.52 In terms of connectivity, a number of the stakeholders cited linkages with Broadmead / Cabot Circus
(and the wider city centre) as a main weakness of the area. Nelson Street and Wine Street were
considered to be key areas for improvement in this respect. The mixed use development of key
opportunity sites along these routes, such as the St Mary Le Port site off Wine Street, was
encouraged by local stakeholders in order to unlock activity between Broadmead / Cabot Circus and
Old City/ Baldwin Street/ Victoria Street.
6.53 One of the independent businesses stated that the proximity of the area to transport links and city
centre facilities is an advantage, whilst another felt that its setting and location between Queen’s
Road / Park Street and Broadmead / Cabot Circus is a ‘driver’ of footfall.
6.54 As a means of improving the Old City/ Baldwin Street/ Victoria Street area, one of the independent
businesses encouraged the pedestrianisation of Corn Street. This would increase footfall, enhance
the atmosphere of the area and allow opportunities for more outdoor seating. Meanwhile, two
independent businesses cited the need for more free and/or on-street car parking so as to improve
visitor numbers.

Qualitative Needs for Development and Improvement
6.55 Old City occupies a pivotal location in the geographical centre of the city centre, where it lies
between the Broadmead / Cabot Circus area and the Floating Harbour. It links the former to Park
Street, Harbourside and the Queen Square area; and has an offshoot along Victoria Street towards
Temple Meads. To the west, the area is bounded by the heavily trafficked Quay Street and Colston
Avenue; the latter provides pedestrian access to the public open spaces and fountains and Floating
Harbour area (adjacent to the Watershed area). Only a small part, comprising High Street, part of
Wine Street, and St Nicholas Market is currently designated as primary shopping area: the remainder
is designated as secondary frontages.
6.56 The area comprises a broad mix of retailers, bars/cafes/restaurants, and other service businesses. Its
main retail anchor is the historic St Nicholas’ Market – a group of indoor market halls selling a wide
range of convenience and comparison goods. The area includes several hotels, a variety of office
buildings, churches, and other public buildings. It also has regular street markets – Farmers Market
on Wednesdays; Nails Market (arts, crafts and clothes) on Fridays and Saturdays; and Food Market
on Fridays. Many of the buildings are historic; and much of the area has a pleasant character of
narrow streets and alleyways. In contrast, Baldwin Street and Victoria Street are much wider and
more open, particularly the latter. In fact Victoria Street does not feel part of Old City, being
separated from it by the Floating Harbour. Many of the buildings on Victoria Street are more modern
than those in the Old City.
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6.57 The main attractions are St Nicholas’ Market, and the many cafes, restaurants and sandwich bars.
The latter serve local office workers as well as visitors to the area. There is also a small boutique
hotel/ cocktail bar (The Rummer) within the market, and the Brook Guest House next to the market.
There is only a limited range of retail shops in the area. Victoria Street in particular has few shops,
and is now almost entirely offices (even at ground floor level) with a few ancillary retail shops and
service businesses. Baldwin Street also has few retail shops, apart from Tesco Express and Cooperative Food; but a number of sandwich bars, bars and restaurants (including the old Fish Market),
and other service businesses. There is a small independent brewery (BrewDog) on Baldwin Street,
which opened in 2012.
6.58 The Old City area includes some leisure uses. Fitness 4 Less (budget gymnasium) occupies the former
Carrefour unit on All Saints’ Street, close to the Broadmead/ Cabot Circus area. Corn Street, which is
traditionally Bristol’s main banking street, has a number of the former banking halls that have been
converted into branded bars and restaurants. The likes of NatWest and Lloyds still remain however.
6.59 The area is not very accessible by car, being in the heart of the city centre, and having narrow streets
and limited car parking. However there are car parks nearby. Good bus services pass the area,
particularly along Colston Avenue, but buses do not penetrate into the core of the area. There are
good pedestrian routes linking the Old City to The Galleries and thence to Broadmead, Quakers Friar
and Cabot Circus. In other directions, Park Street, Harbourside, Queen Square, Temple Quay and
Temple Meads Station are reasonably direct and easily accessible on foot; albeit with the need to
cross busy roads at light controlled crossings in some cases.
6.60 The only substantial development opportunity in the Old City is at St Mary Le Port. Some of the
existing office buildings on this site have been vacant for many years, and the site is now rather
unsightly. Whilst it would be desirable to progress a well designed redevelopment as soon as
possible, it is somewhat unlikely that this could include substantial retail floorspace. A more likely
and potentially viable approach would be comprehensive mixed-use development (as described in
Chapter 9 below) including retail, leisure, housing, hotel and offices. Some active uses as ground floor
level would be desirable, taking advantage of its strategic position between Broadmead/ Cabot
Circus and the Old City as well as its location adjacent to the floating harbour and nearby office
districts.
6.61 in the absence of substantial redevelopment or growth in retail floorspace, the focus must be on
nurturing the area and making it work as effectively as possible for its existing uses – alongside
attracting new uses to vacant buildings wherever possible. This will be likely to include
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refurbishment of St Nicholas Market in order to maintain its attractiveness and income potential to
the Council in the long term. It will also need to include city centre management initiatives such as
small scale improvements, temporary uses for vacant shops, promotional events, etc.
6.62 We consider that the Old City and Baldwin Street should be promoted as a historic shopping and
leisure area. Planning policies should be put in place to facilitate attractive and widely supported
redevelopment of the St Mary Le Port site; which enable the developer to achieve a financially viable
scheme, whilst retaining as much open space and as many mature trees as possible. It is not in the
interest of the area for it to remain vacant and boarded up any longer, so a compromise planning
solution should be sought.
6.63 Victoria Street is no longer a shopping street, and we consider that it should no longer be included
with Old City and Baldwin Street as part of the newly promoted historic shopping and leisure area.
There is no need to continue to designate secondary frontages in this area.

Christmas Steps/ St Michael’s
Stakeholder Consultation
6.64 Stakeholders recognised the Christmas Steps / St Michael’s area as an important part of the city
centre’s offer, which is regularly the focus for markets and events (such as street parties, the Artisan
Markets and the Christmas Lights turn-on). The two independent businesses based in the area to
respond to the stakeholder questionnaire viewed it as the ‘creative quarter’ of the city centre,
offering a unique and historic attraction for visitors from outside of Bristol. In order to enhance its
attraction, it was suggested that the area should be promoted for creative-led and independent
businesses (i.e. ‘Christmas Steps Arts Quarter’), and better maintained in terms of street cleanliness.
6.65 Identified threats to the future vitality of the area included the conversion of shop units into
residences (by landlords) and rental costs. The need for affordable rental levels was considered key
in terms of attracting independent businesses and reducing vacancy rates and, in turn, increasing
footfall and activity.
6.66 A number of stakeholders considered the area to be isolated from the rest of the city centre,
especially at the bottom of Christmas Steps, and ‘severed’ by main arterial routes. More should be
done to address this; suggestions from the independent businesses included:




Improve pedestrian links with other parts of Bristol City Centre;
Re-organise the pedestrian crossing at the bottom of Christmas Steps; and
Install a bus stop along Perry Road and re-route bus services.
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6.67 One of the key stakeholders commented that Christmas Steps should better-connect with Nelson
Street, as this would enhance linkages with the Broadmead / Cabot Circus area to the east. It may
also generate much-needed footfall and activity along Nelson Street itself. In order to ‘open up’ the
area further, linkages with the hospital and the university should be looked at.
6.68 Other weaknesses of the Christmas Steps / St Michael’s area cited by the independent businesses
included the lack of open space, bus stops, ATMs and post boxes, and the proliferation of illegal
advertising boards. The lack of car parking (especially on-street) was also raised as a main weakness
of the area. This, according to one of the independent businesses, is discouraging visits to the area by
shoppers and other users.

Qualitative Needs for Development and Improvement
6.69 This area is located to the north-west of Old City, approximately mid-way between the Park Street /
Queen’s Road area and the Broadmead / Cabot Circus retail area. In terms of attractions, it
comprises a range of small independent retailers and service businesses. The former includes a
number of specialist retailers; for example two violin shops, an antique tools shop, a ceramics shop,
Bristol Running Centre, and several art/crafts shops. Important anchor attractions include the
modern Zero Degrees micro-brewery and restaurant, and Colston Hall (concert venue). There are
also a number of independent cafes, together with other service businesses (particularly at the west
end). Most of the shops are on the south-east side of Park Row, and on Colston Street and Christmas
Steps. Most of these are occupied, together with those on the north-west side of Perry Road.
However, there are a number of apparently vacant shops on Lower Park Row and St Michael’s Hill.
6.70 Despite these attractions, being small in scale, the area lacks sufficient critical mass of attractions to
make it an automatic destination of choice for shoppers and cafe users. It is also divided into two by
the busy Perry Road – although there at least two light-controlled pedestrian crossings of this road.
There are some discontinuities in the retail frontages, particularly at the west end on the south side
of Lower Park Row. We expect that the area is most used by shoppers visiting specific destination
retailers such as those mentioned above; visitors to nearby facilities such as Bristol Royal Hospital for
Children and the University of Bristol; and by people passing through en route to somewhere else,
perhaps having parked in the large multi-storey car park on the south side of Park Row.
6.71 In terms of amenities, the area comprises mainly attractive small old buildings, many of which still
have historic shopfronts (with residential uses above). However many of the buildings and facades
are in poor condition. Otherwise there are few amenities for shoppers; as the area lacks seating, has
only limited soft landscaping (a few small trees), has narrow pavements, and (with the exception of
good modern signage) much of the street furniture is in need of repair or renewal.

Bristol City Centre
Retail Study

Page
66

6.72 The area is easily accessible by car from Perry Road and smaller roads. Extensive off-street car
parking is available nearby in the multi-storey car park accessed via Lodge Street. This car park has
CCTV, and is pay-on-exit. Its condition is fair, but the parking decks and stairways need some
refurbishment. Bus access appears to be somewhat limited, although some buses do use Perry Road.
There are good cycle and motorcycle parking facilities on Colston Street and Lower Park Row.
6.73 For pedestrians, the area is connected to Queen’s Road / Park Street via Perry Road. The main
pedestrian connections to Old City and the Broadmead / Cabot Circus area are via Upper and Lower
Maudlin Streets, or via Christmas Steps then across the south end of the very busy Lewins Mead dual
carriageway. Christmas Steps itself is very steep (although full of character); and its east end is
obscured from Lewins Mead by an existing small modern office building. The existence of this route
is therefore not at all apparent to anyone emerging from the Old City onto Colston Avenue; with the
result that the pedestrian linkage between Christmas Steps, and the Old City, the open area to its
west and Harbourside to the south, is poor.
6.74 There are no opportunities for large scale new retail development in the Christmas Steps / St
Michaels area; and there is no prominent land owner to deliver any step-change regeneration or
environmental improvements. Besides, such development would be at odds with the special historic
character of the area. Improvements should therefore focus on bringing vacant and under-used
buildings (ground and upper floors) back into beneficial use, to increase the attractions in the area.
Potential opportunities to reduce discontinuities in the retail frontages should also be explored, and
if possible implemented by appropriate change of use or sympathetic redevelopment. A campaign to
achieve co-ordinated maintenance of as many privately owned buildings as possible would help to
make the area as a whole more attractive, and could form the springboard for a promotional
campaign.
6.75 At the same time, the amenity of the area needs to be improved. We suggest that consideration be
given to reducing the carriageway width on Colston Street and widening the pavement, so as to
permit the cafes to spill out onto the street, and give space for some seats and planters. Street
furniture needs to be improved; and better lighting on Christmas Steps itself would be beneficial.
6.76 In the short to medium term, an attractive new sign and entrance feature would be desirable on
Lewins Mead, to signal the area to potential shoppers from the south and east. In the longer term,
as and when the modern office buildings on Lewins Mead which block the bottom entrance to
Christmas Steps come up for redevelopment, it should be a requirement for planning permission that
a new sight line to Christmas Steps be opened up (for example by leaving the ground and first floors
undeveloped and providing a large new entrance arch feature at ground and first floor level).
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6.77 We consider that the area should be promoted in the emerging Local Plan as a speciality shopping
and catering area, which compliments rather than competes with the city centre’s more established
retail areas. It should be identified as such in any city centre promotional initiatives.
6.78 Policies and initiatives for this area should ensure that it retains and enhances its independent offer
and vibrant identity, which is distinct from any other retail area in Bristol. The creation of a
distinctive environment, which appeals to both the resident and tourist population, will be critical to
the future success of the Christmas Steps / St Michael’s area.

Harbourside
Stakeholder Consultation
6.79 Many of the key stakeholders, when asked, agreed that Harbourside is an important destination for
leisure activities but does not function as a retail area.
6.80 Whilst the area performs relatively well in terms of attracting weekday lunchtime users, some
stakeholders stated that evening activity was limited and more should be done to address; one
stakeholder advocated a greater mix of leisure uses. Notwithstanding this, there was a general
consensus that support for Harbourside as a leisure destination should not detract from the need to
provide more A3 uses at Broadmead / Cabot Circus.
6.81 Some key stakeholders commented that Harbourside should take advantage of its waterside location
and offer more water-related events and attractions. One stakeholder cited the weekend market as
an example attraction, which has proved successful in increasing footfall and activity in the area.

Qualitative Needs for Development and Improvement
6.82 Harbourside has almost no retail attractions, as the only retail shops at the time of inspection were a
Tesco Express local convenience store (along Millennium Parade), and an art gallery occupying
premises on a no-rent licence basis. A former Marks & Spencer Simply Food store closed down
owing to lack of custom; this was not surprising given that the store opened at an early phase of the
wider Harbourside development. However the area includes at ground floor – and some first or
mezzanine floors – a substantial number of cafes, bars and restaurants, in addition to the Oceana
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nightclub. It also includes some major leisure attractions in the form of the Blue Reef Aquarium, Gala
Casino, Watershed Cinema, Lloyds Amphitheatre and the ‘at Bristol’ science centre. In its current
form therefore, Harbourside cannot realistically be considered as a retail area. However it is a very
attractive and largely successful leisure destination in the city, particularly for eating and drinking and
social activity. It contains a wide range of branded and some independent cafes, bars and
restaurants; and provides a good critical mass of such attractions.
6.83 Apart from the old waterside warehouses converted to leisure uses, the area is entirely newly built
over the last 15 years or so. The main use of the area by visitors occurs at weekends, with the
Harbourside Market on Saturdays and Sundays; whilst weekday lunchtime trade is supported local
office workers (corporate occupiers include Lloyds Banking Group, Hargreaves Lansdown, CMS
Cameron McKenna and Direct Line). This, together with the lack of retail anchor stores and shops,
means that there is no reason for shoppers to come to the area during normal retail hours. For
visitors it is something of a cul-de-sac. It is not on any substantial pedestrian desire lines (with the
exception of the route from Pero’s Bridge, across Anchor Square, to Trinity Street and College
Green), so does not attract passing pedestrian traffic through its central core. Instead it is a selfcontained destination during restricted hours of the week for limited specific purposes.
6.84 Whilst the eastern end of Harbourside – close to the Floating Harbour – is relatively successful and
well occupied, the western end (i.e. Millennium Parade and Cathedral Walk) suffers from higher
vacancy rates and does not provide the same level of activity.
6.85 Harbourside offers a very high quality waterside and urban environment, with the old converted
warehouses fronting the Floating Harbour, and new buildings and two modern squares behind.
Amenities in Anchor Square and Millennium Square (mainly the latter) include seats, public art and
soft landscaping. However Millennium Square is a large space which is lacking in content and
reasons to visit. We understand that it is used for temporary events. However we consider that it
would benefit from the introduction of additional attractions, for example mobile pavilions for
independent retailers at appropriate times, specialist street markets, antiques fairs, art fairs,
sculpture exhibitions.
6.86 Harbourside is located on the south side of the busy and important Anchor Road, and is relatively
isolated from city centre’s main retail areas. It appears to be easily accessible by car, and includes an
underground car park. Buses pass along Anchor Road, and there are high quality modern bus
shelters north of the ‘at Bristol’ building. There are easy and attractive pedestrian routes into the
area from the north and east, so the area is reasonably well connected with the rest of the city
centre. Canon’s Marsh adjacent to the west and south is a fairly small area, comprising large offices
and some former waterside uses, and has good pedestrian connections to Harbourside. However
construction of a new pedestrian bridge across the Floating Harbour, for example as a southwards
extension of Cathedral Walk, would connect the area to the major tourist attraction of the SS Great
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Britain, and potentially help to increase pedestrian flows through Harbourside from the heart of the
city centre.
6.87 In terms of reducing the number of vacant units, Harbourside needs to be promoted as a single
destination with a more joined-up approach from occupiers and other key stakeholders.
Improvement action in the form of better linkages and signage to help improve the pedestrian flows
between Anchor Square and through Millenium Square to Millenium Promenade / Cathedral Walk is
advocated. The residential development currently underway may also help in this respect. In
addition, there are currently a number of large car parking vents on the western side of Millenium
Square which act as a barrier to the eastern end of Harbourside. Other actions should include
improving the amount of greenery and soft landscaping in order to ‘soften’ the existing hard
surfaces; and consolidating the existing leisure offer with additional attractions to enhance the role
and function of Harbourside as a leisure destination.
6.88 Overall, we conclude that in terms of planning policy, Harbourside should be promoted as a leisure
destination (which includes residential and office uses), in place of its current designation as one of
city centre’s main retail areas. This would reflect reality more accurately. The policy should be
framed so as not to preclude retailers occupying vacant ground floor units; although we do not
expect significant retail demand to be forthcoming in the absence of a major anchor leisure operator.

Old Market
Stakeholder Consultation
6.89 The key stakeholders cited vacancy rates as a specific problem in the Old Market area (especially the
longer term vacancies). This, however, was considered by some to represent an excellent
opportunity for new local businesses; community groups are understood to be working with
landlords in this respect. The joint-working of trader groups with Destination Bristol was also
reported a success in terms of promoting the area and tackling its issues.
6.90 The recent investment in new and improved transport infrastructure, including the bus shelters along
the central reservation, was seen as a positive for the area.
6.91 With regards to other needs and opportunities for improvement, one stakeholder indicated that the
Old Market area and its evening economy in particular would benefit from the provision of more
ATMs and a taxi rank.
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Qualitative Needs for Development and Improvement
6.92 The Old Market area comprises a linear shopping street focused along Old Market Street and West
Street, to the east of the Temple Way Underpass and to the southeast of the Broadmead/ Cabot
Circus retail area. Despite being one of the most historic retail areas in the city centre, the area now
contains few retail (or leisure) attractions and no multiple retailers. At the western end, the area is
characterised by a high proportion of independent service business and vacant shops. The former
include public houses, hot food takeaways, dentists and beauticianists. There is also an independent
convenience store. At the other end – to the east of the Midland Road junction – is an equally limited
mix of independent retailers and service businesses, with high vacancy rates. The eastern side of
Midland Road, and Lawford Street, also comprises high vacancy rates and independent service
businesses.
6.93 There are non-retail attractions close to the Old Market area however, including Castle Park (to the
west) and Trinity Community Arts Centre (to the east). There are also some historical buildings in the
area, particularly at the western end along Old Market Street.
6.94 Pavements in the area are relatively well-maintained and ‘street clutter’ free and, in general, the
pedestrian environment is of a high standard; there are good quality bus shelters, regular lightcontrolled crossing points and adequate street lighting. The eastern and western ends of Old Market
also benefit from dedicated east-west bus lanes (i.e. towards the city centre), and have sufficient onstreet car parking and loading bays for servicing. The western end of Old Market has a dedicated
east-west cycle lane (approaching the busy Midland Road junction), as well as a number of bus
shelters along the central reservation. The area is therefore accessible by a range of transport
modes. However, the quality of shop frontages is generally poor throughout the Old Market area.
6.95 In the absence of any major development and/or expansion opportunities, we consider that
improvement action at Old Market should focus on upgrading shop frontages and improving
pedestrian connections to the Broadmead/ Cabot Circus retail area, which is within easy walking
distance of Old Market.
6.96 Further, given the high proportion of vacant shops in this secondary shopping area, it may be
appropriate for planning policy to afford greater flexibility for change of use within Use Classes A1 to
A5 and to other, non-retail uses such as artists’ studios and performance space (perhaps linked to the
Trinity Community Arts Centre).
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6.97 It is our view that these actions would help to increase attractions in this area and bring vacant shops
back into use. In the emerging Local Plan, we suggest that the Old Market area should be identified
as a local and specialist centre as it primarily serves a local catchment but also has a wider evening
economy focus, including its recognised identity as Bristol’s gay village. Policies should be aimed at
permitting retail, leisure, services and community uses of a suitable scale. The proposed
Neighbourhood Development Plan24 could also explore these matters, and facilitate engagement and
community-led improvements.

Stokes Croft
Stakeholder Consultation
6.98 Some of the key stakeholders considered the area to be too isolated from the city centre’s shopping
core and lacking in terms of its retail offer. There was particular concern relating to the longer term
vacancies and the proliferation of charity shops in the area. Despite these perceived weaknesses,
Stokes Croft was seen to be a popular evening destination with a number of bars and clubs.
6.99 The lack of multiple operators was not regarded as a weakness. The stakeholder consultation found
the main advantages of the Stokes Croft area – as a location for independent businesses – to be its
well-known identity and its creative and community focus (although one stakeholder stated that
more needs to be done to improve its perception). The volume of passing-trade was also cited as an
advantage. Notwithstanding this, independent businesses expressed a need for better public
transport links, more car parking and more bike racks. It was felt that the lack of car parking, in
particular, is a key constraint for local businesses in the area.
6.100 Another topic of discussion was the geographical extent of the BID, which broadly covers the main
shopping quarter at Broadmead/ Cabot Circus and excludes areas to the north (close to Stokes Croft).
A point was made that Stokes Croft is a key gateway into Broadmead/ Cabot Circus and therefore
areas in and around Bear Pit should be included within the BID. This could act as a catalyst for
improvements to the Stokes Croft area.

24

The Old Market area has recently been designated as a Neighbourhood Planning Area –
http://www.bristol.gov.uk/page/planning-and-building-regulations/neighbourhood-planning-bristol
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Qualitative Needs for Development and Improvement
6.101 Stokes Croft is a linear shopping street stretching from just north of St James’ Barton roundabout,
northwards to the designated city centre boundary. It also continues further to the north beyond
that boundary, up Cheltenham Road. The street comprises a mixture of old and more modern
buildings, of varying degrees of architectural and historic quality. Uses include a mix of (almost
entirely independent) retailers and service businesses, together with a high degree of shop vacancy
(including two large former motorcycle products dealers at the south end). The existing retailers are
mainly specialists, such as Mickelburgh Musical Instruments, Gilly Woo dressmaker, Dynamic Heating
Services. There are a number of nightclubs and a few cafes/restaurants. Stokes Croft also
accommodates offices of the National Careers Service.

6.102 The main attraction of the area appears to be as a destination for ‘alternative’ or perhaps student
leisure activities and as such, it is no longer predominantly a retail street. There is heavy through
traffic, although there are also light-controlled crossings. Two large vacant and near-derelict
buildings at the north end (east side), known as the Carriageworks and Westmoreland House,
seriously detract from the street scene. However they provide an opportunity to introduce new
attractions and contribute to the continued regeneration of the area.
6.103 Stokes Croft is accessible by car, as it forms part of an important traffic route into the city centre. Car
parking is provided in side-streets rather on Stokes Croft itself, whilst there is an NCP car park nearby
at James Barton. Bus access is also good, as many buses pass along Stokes Croft. Pedestrian access
from the Broadmead / Cabot Circus area is available via subways under St James’ Barton roundabout,
which have been subject to an ongoing programme of community-led improvements in recent years.
We understand that funding has been secured by the Bearpit Improvement Group for alterations to
the crossing arrangements at this roundabout. This presents an opportunity to better integrate
Stokes Croft with the city centre’s prime retail area; existing such arrangements are poor and act as a
physical barrier to the walk-in catchment to the north of the Broadmead / Cabot Circus area.
6.104 We consider that improvement action at Stokes Croft should initially focus on restoration of the
Carriageworks and Westmoreland House. We understand that the City Council has resolved to
aquire these buildings by negotiation if possible, but by compulsory purchase if not, subject to
attracting a development partner.
6.105 In the emerging Local Plan, we suggest that Stokes Croft should be promoted as a specialist shopping
and leisure area. Policies should be aimed at permitting a wide range of retail, leisure, services and
community uses; and supporting regeneration of the Carriageworks and Westmoreland House.
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7

Retailer Demand Assessment

7.1

The future of retail development in Bristol City Centre in terms of type, scale and location will be
substantially influenced by the interest and aspirations of retailers moving into, re-locating or
expanding within the city centre.

7.2

Whilst retailer demand continues to be somewhat depressed nationwide, this chapter sets out
general requirements for Bristol City Centre and, more specifically, each of the 7 Retail Areas. For the
larger areas (namely Broadmead / Cabot Circus and Queen’s Road / Park Street) we have identified
demand from both comparison and convenience retailers. For the remaining areas, it has not been
possible to identify specific requirements given their scale and limited retail offer; however we have
provided some market commentary on the likely growth or ‘change’ retail sectors.

7.3

It is important to note that this retailer demand assessment is on the basis that no new substantial
retail development comes forward at competing shopping destinations, namely those with a
catchment area which overlaps with that of Bristol City Centre. Should this occur, particularly in
regards to comparison retail at The Mall (Cribbs Causeway), we would expect some of the identified
requirements for the city centre to be ‘lost’ to this out-of-centre shopping facility at a time when
retailer demand is limited and, increasingly, location critical.

Broadmead/ Cabot Circus
Comparison Retail
7.4

There are a number of national and international retail chains that will, in all likelihood, have
requirements within Bristol City Centre’s prime retail area over the next 12 to 24 months. Whilst
these may not be formally stated, it can reasonably be expected that these requirements will
become ‘live’ in the short term.

7.5

Among the key fashion retailers that we may expect to have a requirement within the Broadmead /
Cabot Circus area over the next year includes: Forever 21; Victoria Secrets; H&M Kids; Vans;
Timberland; Tommy Hillfiger; Lakeland and Slater Menswear. We may also expect the toy shops of
Hamleys and Lego to have requirements. Although this list is not exhaustive, it provides a flavour of
the type of retailers we expect may pursue a requirement in the area in the foreseeable future.

7.6

The retailers referred to above are all relatively upper-end, and are presently rolling out a new store
programme within the UK. If these retailers located to Bristol City Centre it is reasonable to assume
that their requirements will be for prime pitch locations offering modern, flexible and fit-for-purpose
accommodation.
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7.7

In terms of the size of requirements, based on the retailers referred above, these will vary
considerably with Timberland, Vans (c. 230sqm); Lakeland (280-560sqm); Slater Menswear, Victoria
Secrets (740-1,120sqm); and Forever 21 with a larger requirement (1,860-2,780sqm).

7.8

Additionally, there are still a number of retail operators that may wish to relocate from more
secondary locations towards more prime pitch (i.e. closer to Cabot Circus).
Convenience Retail

7.9

Convenience retail provision in the Broadmead / Cabot Circus area is considered relatively limited,
and currently comprises a Sainsbury’s Local, which opened close to Cabot Circus, and a Tesco Metro
at the western end of Broadmead. There is also a food hall within the M&S store.

7.10 We are aware of interest for a store within the Broadmead /Cabot Circus area of the city centre from
Morrison’s, who would likely have a requirement for a store providing a net trading area of c.
420sqm. Additionally, Waitrose have for a long time also considered options for the area but have to
date been unable to identify a suitable opportunity. Options for potentially meeting these
requirements are currently being considered, although the key issue will relate to finding the right
size of unit within the operators desired catchment area.
7.11 It is also understood that Tesco, who operate from a c. 1,120sqm store at the western end of
Broadmead, are keen to downsize their current format to nearer 420sqm. This is due to complicated
leasing arrangements and the high rent payable under the existing lease.
Other Retail Uses
7.12 There are a number of banks situated in Broadmead / Cabot Circus which, historically, would have
been situated on Corn Street. Banks with existing premises at Broadmead include HSBC, Barclays and
Nationwide. However, there has been a gradual trend of banks seeking to relocate to more modern
premises in more central locations – such as Barclays and HSBC who previously occupied buildings on
Corn Street. We are aware of active requirements from Lloyds Banking Group to move from Corn
Street, and Virgin Money who are keen to relocate to Broadmead / Cabot Circus. Additionally, we are
aware that NatWest would potentially be keen to relocate subject to identifying a suitable and viable
solution for their current premises on Corn Street.
7.13 Travel agents in the area include Kuoni, Thomas Cook, First Choice and Flight Centre. A number of
the travel agents situated outside of Broadmead / Cabot Circus, or in peripheral locations, will likely
have requirements to move to more central and prime areas.
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Queen’s Road/ Park Street
Comparison Retail
7.14 The area has suffered from a number of retail closures over the past 18 months including Bang &
Olufsen, Habitat and Borders. Over this period, however, there have also been a number of store
openings such as The Kooples and Whistles (both ‘premium’ fashion retailers) and Suttons and
Robertsons, which took over the former Mappin and Webb unit.
7.15 Although demand from fashion retailers is limited at present, the two recent openings demonstrate
that there is still appetite for fashion retail in the area. Further, we are aware that Jack Wills
(currently trading from 65 Queens Road) have agreed terms to relocate to larger premises at Beacon
House on Queen’s Road (the former Habitat unit).
Convenience Retail
7.16 The Queen’s Road / Park Street area has two main foodstores (namely Waitrose and Sainsbury’s).
Further, there is a Tesco Express and the independent Park Street Local. There is currently no
demand for further convenience retail in this location. There have been rumours circulating for the
past 12-18 months relating to proposals to develop a new c. 2,780sqm Waitrose (along with car
parking and student accommodation) on the former Artillary Grounds site, opposite the BBC on
Whiteladies Road.

Old City/ Baldwin Street/ Victoria Street
7.17 The main retail anchor in this area is the historic St Nicholas’ Market. This is a very popular
destination in Bristol City Centre and generates relatively high levels of footfall. In terms of demand,
there is a natural churn of stalls within the Market with continued demand from small independent
businesses (mainly those selling food, arts and crafts).

Christmas Steps/ St Michael’s
7.18 The Christmas Steps / St Michael’s area is not one of Bristol’s main retail destinations and is
predominantly occupied by independent retailers and service businesses. Given that the
requirements of independent retailers are unknown, it is not possible to state any current demand
for retail units in this area.
7.19 Notwithstanding this, we consider that the qualitative improvement actions cited above will assist in
reducing the number of vacant units and help to attract independent retailers seeking to open new
shops, bars and restaurants.
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Harbourside
7.20 Harbourside is predominantly a leisure destination with limited retail space. We are not aware of any
interest from retailers at present.
7.21 The area is already represented by one main foodstore (Tesco Express) and thus we consider there to
be little or no prospects for an additional convenience store. Further, the area is not attractive to
fashion retailers due to its isolation from the prime retail area of Broadmead / Cabot Circus. Whilst
we consider that Harbourside could potentially accommodate the likes of a ‘chain’ off licence and/or
bakery to serve lunchtime, evening and weekend visitors, demand is not forthcoming at the present
time.
7.22 We consider the demand for leisure space within the Harbourside area in the next chapter.

Old Market
7.23 There is currently very little or no demand from national retailers for space at Old Market (due to the
location, age and size of the existing premises). Therefore, demand will continue to come from
independent businesses; it is not possible to state any current demand given that their requirements
are not published.

Stokes Croft
7.24 Stokes Croft is a popular and important destination for specialist retail, leisure, services and
community uses, providing an alternative to the city centre’s more commercially-focused retail areas.
Looking forward, we anticipate demand to come from independent retailers. We are not currently
aware of any requirements for space from the national retailers.
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8

Commercial Leisure Needs Assessment

8.1

This chapter considers the needs and opportunities for commercial leisure development in Bristol
City Centre. In the first instance, we assess the current provision of key leisure attractions in the city
centre by type and location. We will then outline the findings of our stakeholder engagement with
the principal commercial leisure operators to identify their interest in developing new facilities, and
their requirements in regard to type, size, location and timescale.

8.2

For clarity, this chapter is structured as follows:
a.
b.

Current Leisure Provision; and
Leisure Operator Interest and Requirements.

Current Leisure Provision
8.3

Our assessment of current provision accounts for Use Classes A3 (i.e. cafes and restaurants) and A4
(i.e. drinking establishments), in addition to a number of main commercial leisure facilities.

8.4

Bristol City Centre comprises 31,810sqm of A3 uses and 27,770sqm of A4 uses, accounting for 10.1%
and 8.8% respectively of total A1-A5 floorspace in the city centre. FIGURE 14 below shows the
breakdown of A3 and A4 uses for each of the 7 Retail Areas.
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Figure 14
Current A3/A4 Leisure Provision (Source: Experian Goad & Bristol City Council)

Retail Area
Broadmead/ Cabot Circus
Queen’s Road/ Park Street
Old City/ Baldwin Street/
Victoria Street
Christmas Steps/ St
Michael’s
Harbourside
Old Market
Stokes Croft
Areas outside the 7 Retail
Areas within the City Centre

8.5

Use
Class
A3
A4
A3
A4
A3
A4
A3
A4
A3
A4
A3
A4
A3
A4
A3
A4

Floorspace
(sqm)
7690
920
7040
5060
5840
10140
400
1820
3350
3020
530
1290
920
360
6040
5160

Number of
Units
37
3
40
19
37
25
6
5
7
7
6
10
9
2
31
24

% of Total
A1-A5 and
Vacant
Floorspace
5.2%
0.6%
15.5%
11.2%
11.8%
20.6%
6.0%
27.1%
28.4%
25.6%
4.2%
10.2%
7.3%
2.9%
22.2%
19.0%

% of Total
A1-A5 and
Vacant
Units
8.2%
0.7%
17.3%
8.2%
17.1%
11.6%
8.2%
6.8%
26.9%
26.9%
5.8%
9.7%
12.7%
2.8%
22.3%
17.3%

Our general observations are as follows:










Based on Experian Goad’s survey of Broadmead/ Cabot Circus in April 2012, the area is
considered to have few A4 drinking establishments, with only 3 units (or less than 1% of
total A1-A5 units) accommodating such evening economy uses. In contrast, there are 37 (or
8.2% of total A1-A5 units) A3 cafes and restaurants.
Over half of A1-A5 units (and floorspace) at Harbourside are attributed to either A3 or A4
uses. The majority of other units are occupied by entertainment, leisure and community
facilities (non-A3/A4) such as Blue Reef Aquarium, Gala Casino and Watershed Cinema;
reflecting the role and function of Harbourside as a specialist leisure destination.
Old City/ Baldwin Street/ Victoria Street comprises a broad mix of both A3 cafes and
restaurants and A4 drinking establishments (17.1% and 11.6% respectively of total A1-A5
units). These uses compliment the main attractions (including St Nicholas’ Market) and
serve to increase dwell time in the area.
Queen’s Road/ Park Street comprises a broad mix of bars/cafes/restaurants, which are
popular with Bristol’s large student population. Some 17.3% of total A1-A5 units are
occupied by A3 uses; 8.3% of the units comprise A4 uses.
Other retail areas – including Christmas Steps/ St Michael’s, Old Market and Stokes Croft –
comprise a lower proportion of units (and floorspace) dedicated to A3/A4 uses.
Notwithstanding this, food and drink uses provide an important component of these
respective areas.
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8.6

The overall strength of the food and drink sector in Bristol City Centre is illustrated by its broad
selection of chain bars/cafes/restaurants. The mainstream restaurant offer is predominantly found
within the retail areas of Broadmead/ Cabot Circus and Queen’s Road/ Park Street, benefitting from
the critical mass of retail uses and associated footfall. The city centre also includes a number of
independent food and drink uses, particularly at Old City/ Baldwin Street/ Victoria Street; Christmas
Steps/ St Michael’s; and Queen’s Road/ Park Street.

8.7

We set out in FIGURE 15 below the current provision of key leisure attractions in Bristol City Centre25.
These include:







Bowling Centres;
Cinemas;
Laser Adventure;
Casinos;
Gyms/ Health Clubs; and
Theatres/ Exhibition Halls.

Figure 15
Current Provision of Key Leisure Attractions in Bristol City Centre (Source: Experian Goad & PROMIS Retail Reports)

25

Bowling Centres
The Lanes

Retail Area
Broadmead/ Cabot Circus

Cinemas
Showcase Cinema De Lux

Retail Area
Broadmead/ Cabot Circus

Odeon

Broadmead/ Cabot Circus

Watershed Cinema

Harbourside

The Cube

Stokes Croft

Laser Adventure
Laser Fusion

Retail Area
Broadmead/ Cabot Circus

Casinos
Gala Casino

Retail Area
Harbourside

Our list is not exhaustive of all current provision (it excludes smaller, independent leisure facilities).
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Grosvenor Casino

Harbourside

Mint Casino

Elsewhere in Bristol City Centre (Portwall
Lane)

Gyms/ Health Clubs
The Gym

Retail Area
Broadmead/ Cabot Circus

Marriott Leisure Club
(Marriott Royal Hotel)
Fitness First

Harbourside

Anytime Fitness

Queen’s Road/ Park Street

Nuffield Health

Queen’s Road/ Park Street

Otium Health and Leisure
Club
Fitness 4 Less

Old City/ Baldwin Street/ Victoria Street

Sebastian Coe Health Club
(Ramada Plaza Hotel)

Elsewhere in Bristol City Centre (Redcliffe
Way)

Theatres/ Exhibition Halls
Bristol Hippodrome
Theatre
Colston Hall

Retail Area
Queen’s Road/ Park Street

Victoria Rooms

Queen’s Road/ Park Street

Bristol Old Vic

Elsewhere in Bristol City Centre (King Street)

O2 Academy Bristol

Elsewhere in Bristol City Centre (Frogmore
Street)
Elsewhere in Bristol City Centre (Cantock’s
Close)
Elsewhere in Bristol City Centre (Smeaton
Road)

Wickham Theatre
Create Centre

Harbourside

Old City/ Baldwin Street/ Victoria Street

Christmas Steps / St Michael’s
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8.8

Bristol City Centre is well represented by some key leisure attractions including gyms/ health clubs,
casinos and cinemas, the largest of which (Showcase Cinema De Lux) anchors the Cabot Circus
scheme. Other sectors, however, are limited in their offer at present; whilst there are no bingo clubs,
ice rinks, climbing centres (for adults) or soft play (for children). This may reflect the impact of the
economic downturn on the leisure industry. Moreover, whilst the city centre is a primary focus for
A3/A4 uses, larger ‘mass market’ commercial leisure facilities are predominantly found in accessible
retail/leisure park locations outside of the city centre.

8.9

Bristol has several retail/leisure parks. Some of these – including those identified in FIGURE 16 below
– are key destinations for ‘mass market’ leisure activities. Our list of facilities in this respect is not
exhaustive of all current provision; however it serves to demonstrate the degree of competition
faced by the city centre. Further to this, there are a number of standalone commercial leisure
facilities in out-of-centre locations.
Figure 16
Current Provision of Commercial Leisure Facilities in Retail/Leisure Parks (Source: PROMIS Retail Reports)

Location

The Venue, Cribbs Causeway

Aspects Leisure Park
Hengrove Leisure Park
Avon Meads Retail Park

Facilities
Hollywood Bowl (bowling centre)
Fitness First (gym/ health club)
Vue (cinema)
Bowlplex (bowling centre)
Fitness First (gym/ health club)
Laser Fusion (laser adventure)
Vue (cinema)
Cineworld (cinema)
Gala Bingo (bingo club)
Showcase (cinema)
Hollywood Bowl (bowling centre)

8.10 In spite of competition from out-of-centre facilities, and the preference of many of the principal
commercial leisure operators to be represented in such locations, a notable outcome from the
stakeholder consultation was the need for more permanent leisure attractions in Bristol City Centre
(especially in the Broadmead/ Cabot Circus area). The provision of new commercial leisure facilities
would have clear advantages in that it would attract visitors to the city centre; shoppers and other
users cannot visit a leisure attraction over the internet. This, in turn, would increase dwell time and
consumer expenditure in the city centre.
8.11 That said, new provision is subject to leisure operator interest and requirements, and this is reviewed
in detail below.
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Leisure Operator Interest and Requirements
8.12 Having established the type and location of existing A3/A4 uses and main commercial leisure
facilities in Bristol City Centre, FIGURE 17 below outlines the current requirements of the principal
commercial leisure operators.
8.13 These ‘live’ requirements have come to light following consultation with all the principal commercial
leisure operators (namely those not represented in the city centre) to measure their interest in
developing new leisure facilities in Bristol City Centre, and their requirements in terms of type, size,
location and timescale.
Figure 17
Leisure Operator Interest and Requirements (Source: DTZ Research – November 2012)

Leisure Operator

Gym80
Pure Gym

26

Type

Size

Budget gym
facility
Budget gym
facility

1,4002,800sqm
Not
specified

Location
Highly prominent location (with 100+
parking spaces) in Bristol City Centre
and surrounding areas
Bristol City Centre and surrounding
areas

Timescale

Current
Current

8.14 Above and beyond the two ‘live’ requirements from low-cost gym operators, it was widely felt that
this sector is well represented and already very competitive in Bristol City Centre and surrounding
areas.
8.15 We are not aware of any other interest from the principal commercial leisure operators. Our
consultation with these operators indicated that many of the leisure sectors, including cinemas and
bowling centres, are already adequately provided for in Bristol City Centre and the surrounding
areas.
8.16 We provide below some market commentary on the needs and opportunities for commercial leisure
development within the city centre and, more specifically, each of the 7 Retail Areas. This looks at
food and drink (A3/A4) and other leisure uses.

26

We understand that Pure Gym has agreed terms to occupy the former Fitness First premises at Harbourside and are in the
process of ‘fitting out’ this space.
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Broadmead/ Cabot Circus
Food and Drink (A3/A4)
8.17 Broadmead / Cabot Circus provides a reasonably strong A3/A4 offer, particularly around the upper
floors (close to the cinema complex) of Cabot Circus with a number of key occupiers including Yo!
Sushi, GBK, Nando’s, La Tasca, Zizzi, Tampopo, Giraffe, Frankie & Bennie’s, KFC, Cafe Rouge and Bella
Italia.
8.18 However, we believe there is demand and scope for this offer to be increased. We are aware of a
number of active A3 requirements for Cabot Circus including TGI Friday’s, Cosmo, Chiquito, Cosy
Club, Tortilla, CAU, Byron, Cabana and Chaophraya; these are all known to be considering their
options for a central Bristol location.
8.19 There are currently a number of vacant units within Cabot Circus which are likely to be suitable for a
number of these requirements, near to the cinema complex. However, planning permission will be
required for change of use to A3/A4 uses.
8.20 Certain requirements, such as CAU, may be more suited to a more ‘upper end’ location closer to the
restaurants at Quakers Friars (namely Brassierie Blanc, Carluccio’s and Piccolino).
8.21 At present, we are not aware of any potential redevelopment within the Broadmead / Cabot Circus
area which would significantly alter the overall retail and leisure offer. However, we are aware that
Bristol Alliance (owners of Cabot Circus) are currently considering their options to apply for the
change of use of a number of units at Cabot Circus – and Quakers Friars – which could potentially
improve opportunities for the provision of food and drink uses in the area.
Other Leisure Uses
8.22 Current leisure-related occupiers within the Broadmead / Cabot Circus area include Showcase
Cinema De Lux, Odeon Cinema and Jungle Rumble (crazy golf). We are aware of a requirement from
All Star Lanes, a boutique-type bowling operator offering more of a premium bowling and bar/dining
experience and currently only operating from central London locations (Brick Lane, Holborn,
Bayswater and Stratford). Odeon Cinema in Broadmead is small and dated and, given the scale and
success of the Showcase Cinema De Lux at Cabot Circus, may consider their options for central Bristol
over the coming years.
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8.23 There are two gyms situated in or close to the Broadmead / Cabot Circus area, both of which are
budget operators – namely The Gym and Fitness 4 Less. Whilst there is unlikely to be further demand
from gym/ health club operators for a site within the area, the budget operators identified above
(particularly Gym80 in light of Pure Gym’s commitment at Harbourside) may be interested should a
suitable opportunity arise.

Queen’s Road/ Park Street
8.24 Park Street provides a strong bar and restaurant offer (including Jamie’s Italian, Cafe Rouge,
Wagamamas, Browns, Pizza Express, Nando’s). In recent years there has been a trend of retail units
changing to restaurants and bars. The majority of demand in the Queen’s Road/ Park Street area is
for restaurant uses, with likely demand from operators such as Cosy Club, Tortilla, CAU, Byron,
Cabana, Chaophraya.
8.25 In terms of a current or ‘live’ requirement, we understand that terms have been agreed with ‘Bills
Produce’, a quality and expanding restaurant chain, to take the former Bang & Olufsen unit (69
Queen’s Road). Additionally, we understand that the owner of Beacon House (previously occupied by
Habitat) is seeking to obtain planning permission to convert the retail space, which fronts Queen’s
Avenue, into more restaurant space adjacent to the new Jack Wills unit.

Old City/ Baldwin Street/ Victoria Street
8.26 This area has a concentration of evening economy leisure uses including bars/cafes/restaurants.
Should the recent trend continue of banks with existing banking halls on Corn Street – traditionally
Bristol’s main banking street – relocating to modern premises in Broadmead/ Cabot Circus, these
premises are likely to generate interest from branded food and drink outlets, as well as some
independents.

Christmas Steps/ St Michael’s
8.27 The Christmas Steps / St Michael’s area is small scale and constrained by conservation area and listed
building designations. Aside from Colston Hall (concert venue), it has a limited number of
independent-led A3/A4 uses; any future demand for such space is likely to come from independent
operators.
8.28 We conclude that Christmas Steps / St Michael’s is not a leisure destination, and that there is unlikely
to be demand from the major commercial leisure operators for a site in the area.
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Harbourside
8.29 Harbourside, which has been the subject of significant investment and regeneration over the past 10
years, in an important leisure destination in the city centre. Further, it clearly has the key
components (including car parking provision) to maintain this status.
8.30 The main issue, going forward, is increasing pedestrian footfall at the western end of Harbourside;
this would help to generate activity and potentially attract a suitable anchor tenant (i.e. cinema).
Without this, letting the remaining vacant space to A3 and A4 operators will remain a significant
challenge. This is reflected by the current lack of demand for such space; much of the capacity was
fulfilled with the advent of Cabot Circus in 2008.
8.31 Notwithstanding the above, we are aware that a new budget gym operator (Pure Gym) has agreed
terms to occupy the former Fitness First premises and are in the process of ‘fitting out’ this space.
This will further complement Harbourside’s leisure offer.

Old Market
8.32 Old Market comprises a number of independent bars/cafes/restaurants and any future demand for
A3/A4 space is likely to come from independent operators. Given the location of the area and the
limited scale of its retail and leisure offer, there is unlikely to be demand from the major commercial
leisure operators for a site in Old Market.

Stokes Croft
8.33 The Stokes Croft area has established itself as a popular and important destination for specialist
retail, leisure, services and community uses. Therefore, any future demand is likely to come from
independent operators as opposed to the major commercial leisure operators. We are not aware of
any current interest.
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STAGE 2
9

Review of Potential Development Opportunities

9.1

Having forecast the expenditure-based capacity for additional retail floorspace in Bristol City Centre
at Chapter 5 of this Study, and identified retail and leisure demand at chapters 7 and 8, we set out
our commercial review of potential development opportunities in and on the edge of the city centre.
To that end, the NPPF requires local planning authorities to identify sites to accommodate new retail
(and leisure etc) development. This chapter focuses on 4 such potential development opportunities,
as agreed with the Council, namely:
(a)
(b)
(c)
(d)

9.2

Western End of Broadmead;
Broadmead / The Horsefair;
St Mary-Le-Port; and
Temple Quarter Enterprise Zone.

We assess below the development potential of each of these sites (or group of sites) in terms of
potential uses, scale and form of development, retail/leisure demand, and timescales. We then set
out a strategy for Bristol City Centre to accommodate the levels of growth forecast in Stage 1,
alongside some growth at Bristol’s town/district/local centres.
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A) Western End of Broadmead

Site Overview
Type:

Mixed Use

Site Area:

2.4 Hectares / 6.0 Acres

Landowner:

Various

Existing Use:

Retail, Offices, Multi-storey
car park, cinema

Key Occupiers:

NCP, Unite student housing,
Odeon, Cotswold

BCC Site Ref:

BMS08; BMS07; BMS09;
BMS06; BMS06A.

Site Overview:

The area being explored is situated to the western end of Broadmead and, in total, forms a land area (red
line) of 6 acres. The area comprises a mix of buildings and land uses, including:
-

Secondary retail fronting Union Street with the majority of units currently vacant (except for Cotswold
Outdoors). We are aware that a planning application has been granted in respect if this site, which
essentially allows for the reconfiguration of the units to provide larger and more modern retail
accommodation (BMS08);

-

A large and vacant Grade II listed building (Old Bridewell Police Station) previously promoted for mixed
use development (including housing, work spaces to let and a hotel) by Urban Splash (BMS07);

-

An Odeon four screen cinema on the corner of Union Street / end of Broadmead (no site reference);

-

A five storey car park on Fairfax Street / Nelson Street (Nelson Street car park) (BMS09);

-

A 13 storey student housing block, which has been converted from offices (BMS06); and

-

Between two and nine storey former police station on Nelson Street (BMS06A).

The western end of Broadmead benefits from its location between Bristol’s prime retail area and the historic
Old City, which includes St Nicholas Market and Corn Street. However, given the major investment which has
been made in Cabot Circus, a highly successful retail destination, expansion of the existing retail core should
seek to complement Cabot Circus so as to maintain and enhance its position.

Land Ownership:

The area is made up from a number of sites which are owned by a variety of different landowners and
investors, including BCC. The ownership situation can be summarised:
-

BMS06: Site is owned by Unite Group Plc, a national provider of student housing.

-

BMS06A: Site is owned by Avon & Somerset Constabulary, who have since moved operations to 1
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Bridewell Street.
-

BMS07: Site is owned by Urban Splash who have previously explored options for mixed use development
before experiencing financial difficulties.

-

BMS08: The site is owned freehold by BCC with the long leasehold interest held by Nethermost Estates
Limited (who recently obtained a planning consent to remodel the building).

-

BMS09: Bristol City Council own the freehold of the site east of Fairfax Street, with National Car Parks
(NCP) owning the site to the West of Fairfax Street.

Land ownership information above is based on information provided to us by BCC. In order for greater clarity
on land ownership, we recommended that Land Registry title searches are undertaken on the area outlined
within the red line of the plan above.
Draft Site Allocation:

DTZ Assessment:

The sites have ‘suggested uses’ including a mixture of offices, culture and tourism, housing, student housing,
retail and leisure. It is evident from the Council’s draft allocations that more of the retail and leisure
allocations are situated towards the eastern side of the site (i.e. closer to Broadmead / Cabot Circus).
Potential Uses
A mixed use approach will likely be required to deliver a solution for the area. Potential uses include
retail and leisure, residential / apartments, hotel, student accommodation.
-

It is not expected that retail will form the predominant land use in this location in the short term.
However, we believe there may be scope to improve and intensify some of the retail and leisure uses
along Union Street (improvements to BMS08 and the Odeon cinema).

Scale & Form of Development
Existing buildings in the area rise to between two and nine storeys. We would expect any housing or
student accommodation to rise to such levels, with some housing to extend above potential retail and
leisure uses.
-

In the shorter term, we would expect the form of retail accommodation on Union Street to remain at
current two to three storey levels, with scope for greater height for leisure uses, such as a cinema
(such as an improved and remodelled Odeon) or hotel (similar height to any potential residential).

Retail / Leisure Demand
Demand from retailers and leisure operators for quality accommodation in this location will be limited
in today’s market. The market remains reasonably buoyant for market housing, hotels and student
accommodation, all of which offer opportunities to breathe life back into this area of the city.
-

Provided the Union Street retail units are remodelled and modernised, it may be possible to attract
one or two Major Space Users to effectively anchor the western end of Broadmead. However, at
present this would be a challenge.

-

There may scope for a new cinema (or improved / reconfigured Odeon which is currently only four
screens). However, operator demand for Bristol is extremely limited as the market for screens is
perceived to be saturated. If a new cinema could be achieved, this would improve the demand and
scope for delivering some bars and restaurants in the area (A3/A4 uses).
-

The Odeon building is a listed Art-Deco building. This could appeal to more boutique cinema
operators such as Everyman, should Odeon ever seek to relocate to larger, more modern
facilities.
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Timescales
In the short to medium term there is little scope for delivering major retail or leisure development on
this site.
-

Site Photos:

While a market for other uses (such as residential, student housing and hotels) exists, it may be
possible to deliver an element of retail and leisure on the site. We anticipate that in finding a more
comprehensive solution, the opportunities are likely to be more medium to longer term (i.e. 10 to 15
years), although investigations and discussions with key stakeholders should commence sooner.

Photo 1: BMS09 – NCP car parking block situated
immediately behind the Odeon cinema.

Photo 2: BMS07 – Block owned by Urban Splash
and previously promoted for mixed use
development.

Photo3: BMS06A – Drake House which lies
predominantly vacant.

Photo 4: View down the narrow Nelson Street
towards Broadmead.

Bristol City Centre
Retail Study

Page
90

Photo 5: BMS08 – Retail units fronting Union
Street, which are predominantly vacant.

Photo 6: The Odeon cinema on the corner of Union
Street / Nelson Street.
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B) Broadmead / The Horsefair
Site Overview
Type:

Retail

Site Area:

c. 2 Hectares / 5 Acres

Landowner:

Bristol Alliance
(Long Leaseholder)

Existing Use:

Retail

Key Occupiers:

Various national retailers with
some vacancies

BCC Site Ref:

BMS10

Site Overview:

The Site (BMS10) forms a large c. 5 acre block situated on the northern side of Broadmead, and includes a
parade of retail units on the northern side of The Horsefair. The site lies just to the north western edge of
Bristol Alliance’s Cabot Circus development. In terms of future, high quality retail provision in Bristol City
Centre, DTZ’s view is that this area presents the best opportunity in strategic terms for delivery of a next
phase of major retail development.
While the BMS10 site is outline (shaded blue), in reality it will be important to consider the opportunities
presented within the wider area to ensure synergies with the surrounding retail environment are maximised,
such as the retail units to the east of the Debenhams department store, which will potentially be a key anchor
for any comprehensive redevelopment. This would require a more detailed assessment of the opportunities
for comprehensive remodelling / redevelopment of this area of Broadmead / The Horsefair.
The site is fully developed for retail uses at present, although there may be scope for increased utilisation of
the (c. 5 acre) site through provision of better quality, and more modern units as there is a significantly
underutilised service area (Callow Hill Court) which offers a substantial opportunity for extension /
redevelopment. In order to maximise the opportunity, and increase the net floorspace, whole scale
redevelopment will be required to create more landmark double height units commensurate with the Cabot
Circus development.
To the northern side of The Horsefair there is a long parade of relatively smaller format stores, many of which
lie back to back with stores fronting Bond Street. The reason for this unusual layout is a considerable levels
difference between the two areas. While this area may be capable of delivering some larger modern stores, a
substantial amount of excavation may be required in order to utilise the whole of the area.
Further, while outside of the identified site, we are aware of the presence of the nearby St James Barton
roundabout. While in reality the roundabout land, or the so called ‘Bear Pit’, is unlikely to be particularly
attractive from a retail development perspective, there may be opportunities as part of a more
comprehensive redevelopment of Broadmead and The Horsefair to include realignment of the road network
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into the use and design planning which may offer opportunities to increase the land area available for future
retail and leisure related development.
Land Ownership:

The area is owned freehold by Bristol City Council. However, Bristol Alliance, which is a Joint Venture (JV)
arrangement between Land Securities and Hammerson, hold a long leasehold interest in the majority of the
site. Bristol Alliance delivered Cabot Circus, and will likely be keen to explore and understand the
development potential any views held by BCC. There are a number of units (c. 10) within the site (BMS10)
which are not currently under Bristol Alliance’s control. This should be further investigated.

Draft Site Allocation:

Suggested uses within the emerging Bristol Central Area Action Plan are for a mix of retail and residential. DTZ
support the inclusion of residential as part of any future redevelopment, as this will complement the ‘city
living’ concept which has proved successful on the adjacent Cabot Circus / Quaker’s Friar’s scheme to the
south of Broadmead (adjacent to Castle Park).

DTZ Assessment:

Potential Uses
DTZ support the draft allocation for retail and housing uses within the draft site allocations in the
Central Area Plan.
-

In DTZ’s view this site should be protected, and promoted towards delivering the city centre’s next
large-scale high quality retail / leisure development.

-

This area will be critical in order to consolidate Broadmead / Cabot Circus as the number one
comparison retail destination in Bristol.

Scale & Form of Development
In terms of scale, we would envisage retail development over two to three storeys (similar to Cabot
Circus), with greater height and density for any residential blocks.
-

However, it is evident that this is not a cleared and ‘ready to go’ site, which would require a substantial
development process including a very clear and robust retail development and letting strategy. This
process will take time, and therefore a strategy for bringing this forward should commence without
delay.

-

We would typically expect any new development to accommodate a range of unit sizes, from 1,500sqft
up to 40,000sqft (c. 150-3,500sqm) based on current anticipated requirements. However, over time
there could potentially be larger store requirements.

-

A feasibility study, including an element of architectural input would be required to better understand
the full retail and housing potential of the site (including massing).

Retail / Leisure Demand
The biggest issue hampering future development and viability will be occupier demand. Our retail
needs assessment for Broadmead / Cabot Circus revealed that at present there is relatively small
demand for units within the centre.
-

However, the retail market is cyclical, and it can reasonably be expected that over the next three to
five years demand could well pick up to the point where redevelopment of the site becomes
increasingly viable.

-

In terms of comparison retailers who may have a requirement for a new store, this could include:
Forever 21; Victoria’s Secret; Whole Foods; H&M Kids; Hamleys; Lego; Vans; Tommy Hilfiger; Lakeland
and Slater Menswear. However, it is likely that much of this demand could be accommodated within
vacant units at the existing Cabot Circus development. Through time the retail landscape will change
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further, and more and other national and international retailers will have additional requirements for
Bristol city centre.
-

Convenience retail provision is currently limited. There may be scope for inclusion of a small food
store, such as Morrison’s who have a known requirement for Broadmead / Cabot Circus.

-

Cabot Circus and Quakers Friars already includes some bar / restaurant provision. It is therefore
unlikely any new scheme would include a large element of A3/A4 uses. However, there could be
demand from further ‘Grab and Go’ operators.

-

It is worth noting that there is current demand from A3/A4 restaurant operators for Cabot Circus.
Bristol Alliance are currently pursuing a scheme to convert a number of units at Quakers Friars and the
top floor of Cabot Circus (Glass Walk) to increase restaurant provision to cater for this demand.

Timescales
While there is insufficient demand to bring the site forward for development immediately, substantial
redevelopment projects of this nature can easily take five to ten years to come forward. Therefore,
investigations to understand the potential scale of the opportunity need to be understood as a next
phase of work at the earliest opportunity.

Site Photos:

-

Retail occupier demand should be monitored to ensure that when the market picks up, the Council and
Bristol Alliance (or other investors) have a clear strategy on how it wishes to proceed.

-

We envisage that redevelopment is unlikely to be viable for at least the next three to five years, after
which it will be at least 10 years since the opening of Cabot Circus (Bristol Alliance’s first development
phase). However, to make clear it is important that the process in terms of understanding site capacity
and massing along with forming a delivery strategy for the site (including discussions with the Bristol
Alliance and key stakeholders) should commence as soon as possible.

Photo 1: BHS commands a substantial corner
position on Broadmead.

Photo 2: A large vacant store (formerly Peacocks)
lies on the corner of Merchant Street and The
Horsefair.

Bristol City Centre
Retail Study

Page
94

Photo 3: There are numerous small format and
shallow stores along The Horsefair. There is a
substantial level difference with Bond Street.

Photo 4: Stores along The Horsefair are reasonably
well let to a range of independent and national
retail operators.

Photo 5: View down towards Concorde Street from
The Horsefair. Natural linkages from The Horsefair
to Cabot Circus.

Photo 6: Large underutilised service yard area
(Callow Hill Court) which lies between Broadmead
and The Horsefair.
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C) St Mary-Le-Port
Site Overview
Type:

Retail, Leisure, Hotel, Offices
and Residential

Site Area:

1.9 hectares / 4.8 Acres

Landowner:

Various

Existing Use:

Mainly vacant offices

Key Occupiers:

Lloyds Banking Group only
current occupier

BCC Site Ref:

OCS04

Site Overview:

The site comprises a number of relatively low grade three and four storey office buildings which are mainly
vacant, along with the remains of the St Mary-Le-Port church and some green space.
The land is situated just to the north of Bristol Bridge, on the northern side of the floating harbour. To the
east of the site lies Castle Park, with the historic St Nicholas market to the west. The site lies at the heart of
where the Old City once stood, but was destroyed during the second world war.
The site is strategically situated between the main Broadmead shopping area and the historic market area of
the city (St Nicholas Market), and therefore potentially forms an important linkage site between the two.
Linkages are currently poor and addressing this issue is a key priority of BCC.
While BCC have identified the site as OCS04 on the plan, it may be appropriate for any feasibility and viability
work to focus on a slightly wider area to increase the critical mass of the developable area, as this will
improve viability, which will be the key challenge to delivery on this site. DTZ are aware of the sensitivity of
the site and Castle Park, along with BCC’s aspirations.

Land Ownership:

There are a consortium of land owners including Bristol Council, Aviva Investors (Morley Fund Managers) and
Strand Street Properties.
Deeley Freed were selected as the preferred developers for the site back in 2006, although due to a number
of factors, including the economic downturn, the original plans for the site have stalled. DTZ are aware that
negotiations between all stakeholders have continued since the collapse of the previous proposals, and that
the site remains high on the political agenda.

Draft Site Allocation:

The site’s suggested uses within the draft emerging Bristol Central Area Plan include a mix of retail, housing,
offices along with culture and tourism.
While DTZ support the principal mix of uses, we believe the site may be attractive to a number of mid to
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upper scale hotel operators.
DTZ Assessment:

Potential Uses
A mixed use approach, including a mix of retail, leisure, housing, hotel (possibly 4* / boutique) and
offices. Additionally, the promotion of cultural and historical uses and maximising the use of the water
frontage will be central to successful delivery of this site.
-

Utilising opportunities and synergies with the historic Old City and the adjacent St Nicholas Market will
need to form a key attraction of the site (an approach which has been successfully implemented across
many cities in the UK).

Scale & Form of Development
We are aware that a significant amount of work regarding the scale and form of development,
including public consultation, has previously been undertaken.
-

In today’s market it will be essential to ensure that any scheme or proposals provide sufficient critical
mass to be financially viable, and therefore present a potentially attractive proposition to the market.

Retail / Leisure Demand
Demand from national comparison retailers is anticipated to be fairly limited, as they are very much
seeking to be situated to the prime retail areas of Cabot Circus and Broadmead.
-

Given the historical and cultural nature of the site, a number of established bar and restaurant
operators may be interested (e.g. Cafe Rouge, Wagamama, Pizza Express, Strada). Additionally, there
are a number of smaller chains, including Byron, Cosy Club and Chaophraya who would likely have
interest.

-

Demand from smaller and independent retailers and leisure (food) operators is likely to be greater,
however, these smaller less established operations bring different issues in delivery terms (such as
covenant strength and project finance which impact on delivery investment value).

-

The site may be attractive to hotel operators (up to 4*).

Timescales
In the shorter term, investigations to understand the current potential of the site in terms of mix of
uses would need to be better understood in order to better gauge potential market demand. In the
current market, residential and a hotel with some complementary A3/A4 uses are likely to be key
drivers for development, with comparison retail and employment (new build offices) delivery a greater
challenge.
Site Photos:

Photo 1: View north across Bristol Bridge towards
the site and Castle Park.

Photo 2: View of the old Norwich Union building
which is now fully vacant.
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Photo 3: View of the old Bank of England buildings
(now Lloyds) which are mainly vacant.

Photo 4: View of the old banking buildings, which
appear partly occupied.
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D) Temple Quarter Enterprise Zone
Site Overview
Type:

Mixed Use

Site Area:

N/A

Landowner:

Various

Existing Use:

Transport Interchange

Key Occupiers:

Network Rail (mainly)

BCC Site Ref:

TQS11; TQS12; TQS09; TQS10;
BRS01.

Site Overview:

Although Temple Meads station remains operational, and therefore technically not a clear development site,
we are aware that the station area is currently subject to proposals from Network Rail for significant
improvements and investment (estimated £100 million), related to electrification of the Great Western main
line and the potential reuse of Brunel’s passenger shed as station platforms. Feasibility studies are currently
underway, although it is expected that site works will commence by Spring 2014 and completed by 2018.
Additionally, Network Rail’s plans are being undertaken in the context of the Temple Quarter Enterprise Zone,
which is 173 acres of land immediately surrounding the station aimed at delivering new business and
enterprise. Central to Network Rail’s thinking is the possibility of introducing new station related retail and
leisure uses to an extended area beneath the station. The potential for retail and leisure uses will be further
enhanced if the proposed 14,000 seat indoor area on the diesel depot (BRS01) site actually happens.
While DTZ’s analysis of retail and leisure opportunities for the Temple Quarter is not intended to be site
specific, we have indicated the types of retail and leisure operators who may be interested in taking space at
a newly reformed station area based on our experience of different stations across the UK. It has previously
been identified that plots 3 and 6 (TQS11 and TQS12), to the north of the station, have the greatest potential
for retail and leisure development.

Land Ownership:

The sites surrounding Temple Meads station area are owned by a variety of landowners, including: TCN
(TQS09); Kian Gwan Land Limited (TQS10); the Homes and Communities Agency (HCA) (TQS11, part TQS12,
BRS01); and, Network Rail (part TQS12).

Draft Site Allocation:

The sites have a range of ‘suggested uses’ within the emerging Bristol Central Area Plan, including retail,
leisure, offices, housing, workspaces, transport interchange and an arena. It is difficult to specifically state
how and where the retail and leisure uses are best situated (in terms of scale and form of development)
because the feasibility work, including the scoping out of different options, is still being undertaken.

DTZ Assessment:

Potential Uses
Along with the significant employment and housing development projected within the Enterprise Zone
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over the next 5-10 years, there is clearly scope for retail, leisure and hotel uses associated with the
works to Temple Meads station, and the proposed 14,000 capacity indoor arena.
Scale & Form of Development
It is not possible to comment on scale or form without more detail on how the station and routed to
and from the Enterprise Zone sites (for a mix of employment, residential and leisure uses) may look
and work in the future.
Retail / Leisure Demand
To be clear, the type of retail and leisure demand associated with Temple Meads station will not have
a material impact on the demand and scope for future retail and leisure development in the city
centre’s prime retail areas.
-

Demand for retail space within the Temple Quarter Enterprise Zone is going to be predominantly
station driven. It is useful to consider retailers at some of the UK’s other regional stations which have
been refurbished and remodelled in recent years, such as Manchester Piccadilly. It is important to be
clear that the tenant line up and demand will be completely dependent on the scheme being proposed
by Network Rail. However, to provide a flavour of the types of retailers who could be interested:
-

Food ‘Grab and Go’ – M&S Simply Food; KFC; McDonalds; Cafe Nero; Costa; Starbucks; Sainsbury’s;
Eat; Krispy Kreme; Little Waitrose; Banger Bros; Bagel Factory; AMT Coffee; Pret A Manger; The
Pasty Shop; Yo! Sushi.

-

Non Food – Accessorize; Monsoon; Paperchase; Tie Rack; Cards Galore; Timpsons; Boots. WH
Smith may also be interested in a new or reconfigured unit.

-

Public House / Wine Bar – Draft House Micro Brewery; Fullers Pub; Britannia Pub; Sloe Bar. JD
Wetherspoon may also be interested in a new or reconfigured unit.

-

Hotel – possibility of a budget to mid range hotel.

-

A number of independents have started utilising the ‘Arches’ at the front of the station, including a
nightclub (The Tunnels) and Hart’s Bakery.

-

Additionally, we are aware that the site is currently subject of a detailed feasibility study to deliver a
14,000 seat indoor arena. This will potentially bring with it additional retail and leisure opportunities.
This will need a separate review, very much dependent on the chosen development option.

Timescales
It is understood that the aim is that works on the remodelled Temple Meads station are completed by
2018. Therefore, this indicates a relatively fixed timeline to finalise and work up a retail strategy for
station and Temple Quarter Enterprise Zone.
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Site Photos:

Photo 1: TQS11 – View towards the cleared site
which has been outlined for retail, leisure, housing
and offices.

Photo 2: TQS12 – Includes a long narrow strip of
land which runs adjacent to Temple Meads station,
currently used for car parking.

Photo3: View of the current entrance to Temple
Meads station.

Photo 4: TQS09 – Site comprising the recently
refurbished Temple Studios and a predominantly
cleared area.

Overview of Potential Development Opportunities and Strategy
9.3

Our work described above has shown that:


There will be a growing and substantial capacity for additional comparison goods retail
floorspace in Bristol City Centre over the forecasting period to 2026, much of which will arise in
the later part of this period.



The Mall at Cribbs Causeway is a substantial competitor to the city centre, albeit currently on a
smaller scale.



There is a qualitative need to continue the process of regenerating the Bristol Shopping Quarter
which was successfully started with Cabot Circus, in order to ensure the long term vitality of the
city centre as a prime regional shopping destination.
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9.4



There is also a qualitative need to support and strengthen other retail areas in the city centre; in
particular Queen’s Road/ Park Street by means of traffic re-routing and public realm
improvements.



Key stakeholders have expressed broad support for further retail development and
improvement of city centre retailing, particularly the regeneration of Broadmead in the Bristol
Shopping Quarter.



There are likely to be needs for additional commercial leisure facilities in the city centre,
particularly for additional Class A3 to A5 uses in the Bristol Shopping Quarter.



The most prominent and commercially realistic opportunity for substantial increases in
comparison goods retail floorspace, to accommodate forecast needs, are in and on the edge of
the Bristol Shopping Quarter. These would involve redevelopment and extension of
Broadmead, to provide larger, modern shops and stores with more flexible floorplates than
currently exist; together with improvement of the public realm and connections to other parts
of the city centre.

The scale of the needs for new floorspace, and the opportunities in the Bristol Shopping Quarter, are
such that the regeneration of Broadmead can only be achieved by means of a phased programme of
renewal. This will require positive planning by the City Council as outlined in the NPPF, together with
action to bring forward for implementation sites which are allocated for redevelopment. In practice
this will mean:


Providing planning policy support in the development plan; including articulating a vision and
positive strategy for continuing regeneration of the Bristol Shopping Quarter and other retail
areas of the city centre, and allocating commercially realistic sites for new retail development.



Commitment by the City Council to make its land ownerships available for redevelopment in
partnership with other landowners and developers, and to enter into development agreements
with them as necessary.



Commitment by the City Council to use compulsory purchase if necessary to achieve site
assembly and drive forward the process of regeneration.



Entering into early negotiations with potential development partners, with the aim of bringing
forward the next phase of regeneration of the Bristol Shopping Quarter as soon as possible.
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9.5

It will also mean co-operating with neighbouring local planning authorities to control and limit outof-centre retail development, which would put at risk the City Council’s vision and planning strategy
for retail-led regeneration in the city centre. In particular, such co-operation should be aimed at
controlling and strictly limiting potential additional retail floorspace at The Mall at Cribbs Causeway.
Our research has shown that this out-of-centre destination is a substantial competitor to the city
centre. It is in a single ownership and is surrounded by a large surface car park, thus giving it physical
space for substantial expansion. Such out-of-centre retail development is generally quick, low cost
and easy; whereas new city centre redevelopment is relatively slow, expensive and difficult. However
the more that the easy option of out-of-centre development is taken, the more difficult it becomes
to achieve the higher priority city centre development with accords with national planning policy.

9.6

Our research has shown that there is now and will be in the next few years only limited demand from
the prime national multiple retailers which are essential ‘anchors’ to any substantial new retail
development. These are department and variety stores and large space-using fashion, homewares
and lifestyle stores. This means that irrespective of our expenditure-based retail capacity forecasts,
new prime retail development will only be achievable on a scale which is supportable by such retailer
demand. If the retailers potentially interested in moving to or expanding in Bristol are
accommodated in an early extension to The Mall at Cribbs Causeway, they will not locate in Bristol
City Centre later on when sites there can be offered to the market; and the opportunity to
regenerate Broadmead in accordance with the sequential approach and the Council’s strategy would
be lost. The Mall would gain market share and Bristol City Centre would lose it, perpetuating the
commercially obsolescent buildings at Broadmead. Thus the commercial reality is that substantial
extension The Mall would be an alternative to further regeneration of the Bristol Shopping Quarter
as described above; and would effectively prevent it going ahead for many more years.

9.7

We therefore consider that the City Council should actively pursue continued regeneration of city
centre retailing, particularly in and on the edge of Broadmead; and should work with South
Gloucestershire District Council to control and strictly limit expansion of The Mall at Cribbs
Causeway.
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10 Review of Retail Area and Frontage Designations
10.1 This chapter provides an overview of Bristol City Centre’s 7 Retail Areas; and sets out the general
principles to be applied by Bristol City Council with respect to retail area frontage designations in the
emerging Local Plan and BCAAP.
10.2 At Chapter 3 of this Study, we identified and compared the retail and leisure functions of the 7 Retail
Areas within Bristol City Centre. At Chapter 6, we assessed the qualitative needs and opportunities
for improvement within these retail areas. Against this background, we summarise in FIGURE 18
below the principal function(s) of and the planning policy recommendation(s) for the 7 Retail Areas.
Figure 18
Overview of Bristol City Centre’s 7 Retail Areas
Retail Area
Broadmead/ Cabot
Circus

Principal Function(s)
This is city centre’s largest and prime retail area,
with a critical mass of national multiple and highend retailers. However, the existing food and
drink offer lacks an evening economy focus.

Planning Policy Recommendation(s)
Emerging planning policy should reflect
and support the principal function of
Broadmead/ Cabot Circus as the city
centre’s prime retail area.

Queen’s Road/ Park
Street

This is the city centre’s second largest retail area
in terms of retail content and a genuine
alternative destination to Broadmead/ Cabot
Circus. It comprises a wide range of retailers
(including multiples and independents), and a
number of leisure and cultural attractions.

Emerging planning policy should promote
Queen’s Road/ Park Street as a retail,
leisure and cultural destination.

Old City/ Baldwin
Street/ Victoria Street

This area is anchored by the historic St Nicholas’
Market and comprises a mix of retailers, leisure
services (i.e. bars/cafes/restaurants) and other
service businesses. It is a popular destination for
visitors to Bristol City Centre.

Emerging planning policy should promote
the area as a historic shopping and leisure
area.

Christmas Steps/ St
Michael’s

This area comprises a range of small, specialist
independent retailers and service businesses. It
has a vibrant identify and distinctive
environment, but lacks sufficient critical mass of
attractions to make it an automatic destination
of choice for shoppers and cafe users.

Emerging planning policy should promote
the area as a speciality shopping and
catering area, which compliments rather
than competes with the city centre’s more
established retail areas.

Harbourside

Harbourside is the city centre’s principal leisure
destination for eating and drinking and social
activity. It includes almost no retail attractions,
and therefore cannot realistically be considered
as a retail area.

Emerging planning policy should promote
the area as a leisure destination (which
includes some residential and office uses).
The policy should be framed so as not to
preclude retailers occupying vacant
ground floor units.

Old Market

Old Market contains few retail (or leisure)
attractions and no multiple retailers. The area is
characterised by a high proportion of

The area should be identified as a local
and specialist centre in emerging planning
policy. The policy should seek to bring
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Stokes Croft

independent service businesses and vacant
shops. It primarily serves a local catchment but
also has a wider evening economy focus.
Stokes Croft is well-known for its creative and
community focus. The area is a popular evening
destination with a number of bars and clubs, and
includes a mix of (almost entirely independent)
retailers and service businesses. It also comprises
a high proportion of vacant shops.

vacant shops back into use.

Emerging planning policy should promote
Stokes Croft as a specialist shopping and
leisure area aimed at permitting a wide
range of retail, leisure, services and
community uses.

10.3 In this context, we outline below the general principles to be applied by the Council with respect to
retail area frontage designations in the emerging Local Plan and BCAAP. These principles take into
account and accord with the provisions of the NPPF and the DCLG Practice Guidance.
10.4 The NPPF requires local planning authorities to define the extent of primary and secondary frontages
in designated centres. In the case of Bristol City Centre, this relates to each of the 7 Retail Areas
identified by the Council. The NPPF defines primary and secondary frontages as follows:



Primary frontages are likely to include a high proportion of retail uses which may include
food, drinks, clothing and household goods.
Secondary frontages provide greater opportunities for a diversity of uses such as
restaurants, cinemas and businesses.

10.5 The DCLG Practice Guidance also states that the extent of primary and secondary frontages should
be informed by pedestrian flows, and/or rental levels.
10.6 On this basis, for the purpose of designating retail area frontages in the emerging Local Plan and
BCAAP, the Council should have regard for some or all of the following principles:
a)
b)
c)
d)
e)

Composition of uses
Key anchors and attractions
Levels of accessibility and connectivity
Pedestrian flows
Rental levels

10.7 In applying these principles, primary frontages would generally comprise a high proportion of retail
uses including some key anchors and attractions. These may include national multiple and/or key
independent attractions. They would generally be well-connected and accessible by a choice of
modes of transport (including bus stops). Reflective of these considerations, primary frontages would
be expected to have higher pedestrian flows and rental levels. Shoppers and other city centre users
tend to gravitate towards to the most prime retail frontages, thus justifying retailers’ higher rental
levels.
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10.8 Secondary frontages, however, would be expected to have lower pedestrian flows and rental levels
due to the higher proportion of non-retail uses (and vacant shops); the presence of few or no key
attractions; and/or poorer connectivity. The latter may result from concentrations of vacant shops,
the relative distance of bus stops and/or physical barriers such as major roads.
10.9 In accordance with the Practice Guidance, the Council should undertake regular healthchecks in
order to monitor and inform changes to the extent of primary and secondary frontage designations.
10.10 It may be appropriate for the Council to adopt change of use policies for some or each of the 7 Retail
Areas, or for specific frontages therein, in order to reflect and strengthen the planning policy
recommendations set out in FIGURE 18 above. For example, the Council may seek to afford greater
flexibility for change of use along secondary frontages so as to reduce vacancy rates and/or sustain a
diverse composition of uses. This would enable the Council to manage retail area frontages and
permit only compatible uses.
10.11 Bristol City Centre also includes the Temple Quarter EZ. Whilst the EZ does not currently include any
significant retail and leisure uses, it is an important growth area within the city centre and has the
potential to accommodate substantial such uses. The frontage designation principles outlined above
can therefore be applied by the Council to this area in due course (as appropriate).
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11 Conclusions and Implications for Strategy
11.1 This Study has considered the current performance and attractiveness of Bristol City Centre, its
forecast capacity for additional retail floorspace, and how such floorspace could be accommodated
in terms of development opportunities. By way of an overview of the main findings, and the future
implications for strategy and planning policies, we summarise the findings of Stages 1 and 2 below:
Stage 1


Retail capacity forecasts for Bristol City Centre show that there is sufficient population and
expenditure growth to support additional comparison goods floorspace, including a major
retail-led development, in the medium to long term. This floorspace should be directed
towards the prime retail area i.e. the Bristol Shopping Quarter.



Bristol City Centre’s spatial pattern of market shares is clearly influenced by the presence
and offer of the out-of-centre shopping centre at The Mall. Any future growth in floorspace
at The Mall, if not balanced by new retail development in Bristol City Centre, could
potentially have significant adverse impacts upon the vitality and viability of Bristol City
Centre.



Bristol City Centre has a strong clothing and footwear offer, reflected by its market share in
this category of comparison goods (relative to The Mall). The city centre also performs well
in terms of attracting catchment area expenditure on household textiles, and out-performs
The Mall in all other categories of comparison goods. Nevertheless The Mall is a substantial
competitor to Bristol City Centre for comparison goods retailing.



The promotion of the Bristol Shopping Quarter marketing campaign should continue;
however consideration should be afforded to a wider city centre campaign which promotes
both multiple and independent businesses in a joined-up manner.



There is action needed to reduce vacancy rates in the city centre, including the Bristol
Shopping Quarter. This area, unsurprisingly, is the focus for the majority of ‘latent’ retailer
demand in the city centre. The provision of larger and more flexible retail floorspace is
important in this respect, possibly through the amalgamation of smaller units within the
city centre’s prime retail area.



In the Cabot Circus/ Broadmead area, the existing food and drink offer lacks an evening
economy focus and needs to be supplemented by a sufficient critical mass of
entertainment, leisure and community facilities. This would serve to increase footfall and
dwell time in the area, and improve the wider experience for shoppers and other users;
one cannot visit a leisure attraction over the internet. The Council should consider the
pedestrianisation of The Horsefair and Penn Street in Cabot Circus/ Broadmead.



Queen’s Road/ Park Street, by virtue of its function and retail offer, is considered a genuine
alternative destination to the prime retail area of Broadmead/ Cabot Circus. To facilitate
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further improvements, the area would benefit from better traffic management and better
amenities for shoppers and other users.


St Nicholas Market – the main attraction in the Old City/ Baldwin Street/ Victoria Street
area – would benefit from refurbishment and initiatives to improve its vibrancy and
attractiveness. The wider area should be promoted as a historic shopping and leisure area
to reflect its balance of daytime and evening economy activities.



Independent businesses at Christmas Steps/ St Michaels should continue to be supported
and fostered; thus it should be promoted as a speciality shopping and catering area, which
complements rather than competes with other retail areas. Improvement action should
focus on better linkages with Nelson Street and the prime retail areas.



Harbourside is and should remain the city centre’s main destination for leisure activities. It
has almost no retail attractions and does not therefore function as a retail area. The focus
should be on strengthening the existing mix of entertainment, leisure and community
facilities, in addition to increasing footfall through the area (particularly in the evenings).



Old Market should be identified as a specialist local centre to reflect its evening economy
role and limited retail offer. In order to address the high proportion of vacant shops,
improvement action may look at greater flexibility for change of use.



The Council should promote Stokes Croft as a specialist shopping and leisure area for
independent businesses. Whilst the area has a well-known creative identity, it would
benefit from environmental improvements and greater flexibility for a wider range of uses
to address vacancy rates. Bringing the two large vacant buildings (namely the
Carriageworks and Westmoreland House) back into beneficial use will be vital to ensuring
the long term health of Stokes Croft.



Some city centre retail areas are isolated and in need of better pedestrian linkages to the
wider city centre. Improvement action should seek to address key routes (i.e. Nelson
Street) and bring forward key opportunity sites (i.e. the St Mary Le Port site) in order to
improve connectivity to and from the prime retail areas. In addition, the Council may wish
to have further regard for the pedestrianisation of some parts of the city centre. Emerging
proposals for car free Sundays in city centre streets should be encouraged and their
impacts monitored.



A holistic approach should be taken to walking, cycling and public transport in the city
centre; to facilitate regeneration of the less prime development sites, and better link the
more isolated retail areas in the city centre to each other and the main sources of
shoppers.



The city centre has a strong leisure offer, focused particularly at Harbourside. Any
opportunities to enhance the evening economy offer in the Bristol Shopping Quarter
should also be explored by the Council. Our assessment of leisure operator interest and
requirements demonstrates that demand from this sector is limited in the light of market
conditions and existing supply in Bristol City Centre and surrounding areas.
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Stage 2


The most prominent development opportunity for large-scale retail (and potentially
leisure) development is Broadmead / The Horsefair, adjacent to Cabot Circus. This site
should be actively promoted as such by the Council and its partners. It would make a
substantial contribution towards accommodating forecast capacity for additional
comparison goods floorspace in the medium to long term, and the regeneration of the
Broadmead area.



Achieving this next phase of regeneration of the Bristol Shopping Quarter will require
positive planning by the City Council to articulate a vision and strategy for the area and
allocate sites for redevelopment; followed by commitments and action to bring forward
sites in and on the edge of Broadmead for retail-led redevelopment in partnership with
other landowners and developers.



It will also necessitate the City Council working with neighbouring local authorities to
control and strictly limit out-of-centre retail development; in particular expansion of The
Mall at Cribbs Causeway, which would put at risk or substantially defer achievement of the
Council’s strategy for further regeneration of the Bristol Shopping Quarter. To that end,
there is now and will be in the next few years only limited demand from the prime national
multiple retailers, of the type that are essential ‘anchors’ to any substantial new retail
development. If such retailers are attracted to an early expansion of The Mall, there is a
significant risk that they will not locate in Bristol City Centre later on.



The other development opportunity sites in the city centre are considered less prime and
more appropriate for a mix of uses (i.e. not predominantly retail), and would therefore
make a more limited contribution towards accommodating forecast retail capacity.
However, these sites – if brought forward – would certainly help to improve the future
vitality and viability of the city centre as a whole.



It will also be necessary to plan for an appropriate scale and form of retail floorspace at
Bristol’s existing (or new) town/district/local centres in accordance with the sequential
approach. Whilst likely to make only a limited contribution towards accommodating
forecast retail capacity, such centres are higher priority locations for new retail
development (i.e. in preference to out-of-centre locations).



The Council should take into account, and apply, the general principles set out in Chapter
10 when designating primary and secondary frontages within each of the 7 Retail Areas.

11.2 This Study therefore provides Bristol City Council with a sound basis for planning policies in the
emerging BCAAP, and for ensuring the future vitality and viability of the city centre.

Bristol City Centre
Retail Study

Page
109

