Watermore School Orchard Site (previously Brockeridge Infant
School)
Very preliminary outline proposal for redevelopment as a community
business hub
Contact: martin@endotether.org.uk
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Site overview
The buildings are a mixture of 150 year old
typical school buildings and a larger
number of more modern additions. The
grounds around them are spacious and
includes car parking and tree and grass
covered areas.
Almost half the land area is flat and open.
As a school it served the villages of
Frampton Cotterell and Coalpit Heath (now
conjoined). In recent years it has been the
KS1 half of the split-site Watermore
Primary School. New development at Watermore’s other site will unite KS1 and KS2 there,
leaving this site vacant.
The location is around 10 miles North of
central Bristol in Frampton Cotterell
(conurbation population around 20K). A
number of other villages, notably Iron
Acton and Westerleigh, are separated only
by narrow green areas and have good
pedestrian and vehicular connections.
Five miles North is Yate (pop. 22K). Two
miles South is access to the Bristol ring
road leading to Frenchay, Filton, Bristol and major motorways.
The wider area is typically farmed land with a large number of hamlets and substantial
villages.
In common with much of the country, a significant programme of house building is
underway or in the planning stages. Current proposals are for several thousand new
homes to be built within reasonable walking distance of this site.
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What we could do here
We could create a community business hub that enables local people to engage effectively
with the commercial world, provide facilities for local businesses to enable them to better
operate and grow, and reduces traffic by providing services within the villages.
By enabling the knowledge-based and knowledge-sharing economies in our area we can
put ourselves at the forefront of coming economic trends and help secure the ongoing
prosperity of our area.
Preservation of heritage
The current buildings are valued by local residents as they have been used by generations
of children. The older buildings in particular, as well as the mature trees near them, are a
local landmark.

By reusing them the heritage can be preserved whilst continuing to provide a service to
local people.
Facilities
The combined buildings make a quite capacious space which could accommodate a
number of distinct facilities.

These can be split into two groups: physical resources, where a community business hub
provides space or equipment and organisational resources where the hub can provide a
catalyst for activity or networking opportunities.
Note: More detailed analysis of some of the following suggestions is presented
on subsequent pages.
Physical

Flexible office space
Self contained small offices to let on easy-in, easy-out terms. These would be of use to
small or start-up businesses which might otherwise locate outside the village. It may be
that some of this space could be used by public bodies such as the parish council or the
police.
Hot desking
Ad-hoc use of a desk, screen, fast internet, and phone. The primary users of these
would be full-time or occasional home-workers who prefer a more professional space
removed from a domestic setting. They would also be of use to very small businesses
or sole traders who don’t require a dedicated office.
Meeting rooms
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By-the-hour use of private meeting facilities. These would be used by the general
business community but would save travel time for local people meeting travelling
company reps etc. They would also be useful for local home-workers and sole traders
meeting with potential customers or suppliers.
Maker space
This is a room providing a selection of maintained small-scale machinery such a 3D
printer, a laser cutter, and soldering station along with the software needed to operate
them. This works as both a community space and a starting point for new small-scale
manufacturing businesses.
Micro-workshops
This is a space where privately owned equipment too large or noisy for home use can
be stored and operated. E.g. airbrushing booths, tools for appliance repair. This opens
new opportunities for local people to operate craft and handiwork businesses.
Tutor rooms
Meeting rooms can be used during holidays and evenings as individual or small group
tutor rooms.
Organisational

Skill sharing
The hub could facilitate the creation of new local businesses through co-operation and
cross-pollination of ideas that might not otherwise happen. The Men’s Sheds
Association (http://menssheds.org.uk/) illustrates some of the possible positive
outcomes.
Educational engagement
The hub could yield convenient access to facilities so that near-by schools and clubs
can provide school-goers with exposure to future technology trends in the maker lab,
and to real-world businesses.
Personal and group development spaces
Providing a space outside the home can be hugely beneficial in the steps to being selfemployed, from room to think to equipment storage.
Benefits
The presence of businesses, and the opportunities to create new businesses will increase
economic activity within the immediate area.

The facilities suggested will provide local young people with open access to modern
technology, something normally limited to city centres.
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Commuter traffic will be reduced immediately as employment and personal development
facilities become available locally. In the longer term, due to seeding local businesses
rather then loosing them to other locations, traffic will continue to be reduced.
By placing facilities within the village, there are increased opportunities for nearby
businesses such as cafes and the nursery.
A cluster of growing businesses locally will lead to future employment opportunities for
local school-leavers in this area.
By providing flexible business facilities, otherwise pushed-out groups e.g. parents, the
retired, those with atypical or irregular working schedules can better access them. By
being locally located there is a significant time saving advantage.
Some of the wider area suffers from the “digital divide”, notably poor access to fast internet
connections. By providing easily accessible high-tech facilities in conjunction with private
spaces this disadvantage can be reduced for many rural businesses.
Many of the facilities would be cash-generative, off-setting the cost of securing use of the
buildings and running costs.

5

What is a maker space?

A “maker space” is a location where
ideas and design converge with
technology and small scale
manufacturing. They are fun,
educational community resources that
bring people together. Although they
often concentrate on technology their
remit includes all forms of making from
clothing to robots to mobile phone
apps.
“These spaces are really important in linking a person with a project idea to a
community with resources. Maker spaces are also more than physical resources,
they can be a platform for someone to meet like minded people in their area, find cofounders, find the impetus to work on a project that’s been sitting on the side of the
kitchen table, or even find the necessary resources to start a business.” Alexandra
Deschamps-Sonsino, introducing part of her work with the Connected Digital
Economy Catapult.
Maker spaces are sometime called fablabs, hackspaces or hacklabs although there are
operational difference between them. The UK Hackspace Foundation
(http://www.hackspace.org.uk/) has the description below and offers information and
support for new spaces.
“Hackspaces are places you can
visit to meet people, learn,
socialise, and collaborate. A
place to make your own projects
a reality or help others with
theirs. There is a rich tradition of
hackspaces worldwide. In
January 2009, the UK
Hackspace Foundation was
formed in response to the lack of hackspaces in the UK. Since then, we've helped
groups in a number of communities start creating their own spaces.”
There is an increasing realisation that such grassroots innovation can contribute
economically and socially to the communities in which they are situated.
There are strong ties between maker spaces and educational establishments. With
suitable support they can be used for after-school clubs, class visits, and as project
workrooms.
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Micro meeting rooms
The recent trend towards increasing levels of self employment is likely to continue. Many
of these businesses will be home based where access to traditional office facilities is
limited by space and cost. A community business hub would be able to meet these needs
and thus help local small businesses and sole traders thrive.
Ad-hoc offices

Traditional office space carries an overhead in terms of
administration and commitment. A local hub would meet the
need for quiet private spaces without these overheads.
Rented on a per-day or even per-hour basis with no further
obligation, it would open up opportunities for local people to
run their business from a professional environment.
An easily available distraction-free working environment
would result in higher productivity and better outcomes
especially for those groups with atypical working patterns for
example working parents, the semi-retired, and students. It would also offer opportunities
for people working multiple jobs, for example those in the fast growing “gig economy”.
Tutor rooms

Private tutoring is typically done at home. This requires the student’s family to have an
appropriate quiet space and, even if available, it is not always ideal as a leaning context.
“The private tuition industry is booming, with the proportion of pupils paying for a
tutor to help with school work or grammar school entrance exams up by a third,
according to new research. More than 40% of pupils in London have a private tutor at
some point in their school career, typically costing £27 an hour but sometimes much
more, fuelling an industry that is valued at £2bn a year, the report claims.” - The
Guardian, September 2016.
A community facility could support this growing industry and
enhance learning outcomes for local students and jobs for
local tutors. The same small, private meeting rooms that can
support local businesses can also operate as tutoring rooms.
As well as single-learner tutoring these spaces could enable
small-group tutoring which can offer the same advantages
but at a potentially reduced cost to local families.
Collaborative working

Some of the most exciting business developments of recent
time have come from knowledge and experience sharing
between areas. In South Gloucestershire we have a wealth of different skills from many
established industries and academic institutions.
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By providing an accessible collaborative space we can enable these skills to be nurtured
and transferred at a person-to-person scale.
This space would have the form of an open-plan area with an informal arrangement of
desks, chairs, a whiteboard and so forth. This area would also be amenable to use for
small meetings and presentations.
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Storage and light workshops
In the maker space equipment is shared
and generally available for anybody to use
subject to whatever training is required to
use it correctly. This fosters knowledge
sharing and experimentation but is not
suitable for regular commercial use.

An open light workshop space with work
benches and some secure storage –
various sizes of locker – would allow the
use of owner-operated equipment. Such
equipment might include sewing and
embroidery machines, air-brush booths (and their attendant compressors), and small
machine tools such as fret saws.
This space would constitute a community facility for
those with skills they wish to exercise but without a
suitable space at home, somewhat analogous to an
allotment. It would also allow those skills to be
applied in the context of a small business.
Many hand-craft based work opportunities could be
opened up to, for example, local parents with young
children, if an easily accessible workspace was
available. These would typically not require any
specialist equipment, only a differentiated space.
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Example layout
The diagram below shows how the available space could be used.

The yellow and cyan areas are the old high-roofed buildings. The blue and magenta areas
are more recent buildings current used as offices and partitionable classrooms. The red
area is current partially covered by a rain shelter but is otherwise open.
Access to the site is from road shown at the bottom of this plan.
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Situation within the town

The site is within a few hundred yards of the main road (A432) between the Bristol ringroad and Yate. It is accessible from multiple directions within the conurbation.
There are already a number of businesses in the immediate surroundings including a
motor garage, a hairdresser, and several shops and cafes. The site adjoins a pre-school
nursery.
Current vehicle and pedestrian
access is from Woodend Road to
the South with potential for
additional access from Lower
Stone Close to the West.
The buildings are well separated
from surrounding structures
except to the Southeast.
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The existing buildings
The old buildings

The highlighted area shows the
original 1850 buildings. These
consists of two “school-hall”
type structures and they are
currently used for this purpose.
They are high ceilinged
buildings with no internal walls.
Their open airy nature would
make them suitable for:
•

a reception area

•

a display and
presentation area

•

a communal networking
area

•

ad-hoc micro-meeting
rooms

The new buildings

The highlighted area show the
newer 1970s buildings. These
consist of a small number of
offices, an enclosed garden and
two large open plan classrooms
currently with reconfigurable
partitioning.
These buildings are already
very similar to conventional
office buildings. As such they
would be ideal for:
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•

permanently assigned
company offices

•

hot-desking facilities

•

meeting rooms

•

high-tech workshops

Additional land
Hard surfaces

The two areas highlighted are level tarmac-ed
surfaces.
The area to the South is accessible from the main
entrance and is currently used as a car park with
around 15 spaces.
The area to the North is currently a playground. It does
not have vehicular access but there is potential to add
access for the road through the grassed areas.
Parking facilities could be increased or simple single
store structures could be added for use as storage or
workshops.
Grassed areas

These areas are level but currently grassed with some
trees.
As noted above vehicle access to the hard areas could
be provided through them from Lower Stone Close.

Tree-covered area

The area shown here is largely covered with mature
trees and the ground underneath has quite a steep
slope.
It is clearly visible from the surrounding area and, as
such, contributes to the character of the site. In line
with the aim of preserving the well-liked heritage of the
site these areas should be left substantially
unchanged.
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Immediate surrounding land use

Being located in a built-up area,
the site has immediate
neighbours. In most cases these
are quite widely separated by
open land.
This map shows the current
usage of the surrounding land.
The orange shaded areas are in
residential used. In the parts to
the North and West the site is
abutted by quite extensive
gardens. In the part to the
Southeast the site is directly
abutted by housing.
The green areas are currently in
business or community use. The
part to the North is a pre-school
nursery whilst to the South is
the council-run Brockeridge Centre. The central part is a hairdressing salon.
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