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PART 1
OVERVIEW

Chapters 1-4 set out an overview of the Development Framework study, including an
introduction to the document, a summary of existing context across the wider area, a
description of the outcomes from preliminary stakeholder engagement processes and a
summary of the area-wide strategy.



1 Introduction
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11 This Development Framework Study

1.1.1 Scope and purpose of the Development
Framework Study

This document provides a framework for the future
development of Bristol Temple Quarter & St Philip's
Marsh, a 130-hectare area surrounding Bristol Temple
Meads railway station. It been commissioned by Bristol
City Council, Network Rail, Homes England and West
of England Combined Authority, referred to in this
document as the 'client partnership'.

The scope of this study is to examine and reimagine
the long-term future of the area. It sets out a vision to
create an area of the city that achieves a mix of truly
affordable housing, new employment, significant social
outcomes from development, addresses challenges
posed by the climate emergency and ecological
emergency, promotes sustainable travel and supports
post-Covid recovery.

The study identifies opportunities for the future and
proposes a set of principles and concept designs

to guide their progression. Short, medium and long
term interventions are considered, from temporary
meanwhile uses through to enabling infrastructure and
construction of new homes and workplaces which will
help to guide the future of the area over the next 25
years and beyond. The proposals have been subject to
a comprehensive and iterative deliverability appraisal
to test their financial viability.

Throughout this study, sustainable and inclusive
development principles have been adopted with
people at the centre. The Development Framework

Study is intended to be flexible, providing guidance
for future developments promoted in Bristol Temple
Quarter. The principles should be used alongside
other statements of the Bristol City Council's strategic
ambitions such as the One City Plan and Social Value
Toolkit.

The Study has been subject to public engagement
during its preparation and formal consultation.

In June 2022, government funding was granted to
further our vision for Bristol Temple Quarter & St
Philip's Marsh.

Character areas

In this report, the Bristol Temple Quarter & St Philip's
Marsh area has been subdivided into six smaller
areas to reflect the local character, opportunities and
constraints, and level of required design detail for
each:

- Bristol Temple Meads Station

- City Gateway

« The Friary North

- Temple Gate

« Mead Street

St Philip’s Marsh

BF
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Figure 1 Study area location
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Masterplan proposals
Set out in Part 2 of this document

The purpose of the Masterplan proposals for Bristol
Temple Meads, the City Gateway and the Friary North is:
- To inform a Strategic Outline Business Case for
a programme of public realm and railway station
improvements
- To draw together aspirations and requirements from
different parties into illustrative RIBA 2/GRIP 2 design
outputs. This includes architectural concept designs
with a view to further design and outline planning
applications for the following key elements:
- Internal station improvements
- A new Northern Entrance and Southern Gateway

- A reconfigured public transport interchange and
relocated car parking

- New public realm and movement routes
- New buildings

- To inform further engagement and consultation with
businesses, residents and wider stakeholders, as well as
public consultation

- To demonstrate the financial viability of the proposals,

giving confidence to public funding bodies and private
investors

- To present a clear list of priority projects that can deliver
early benefits

- To present outline phasing for medium and long term
interventions

Development Framework proposals
Set out in Part 3 of this document

The purpose of the Development Framework proposals for
Temple Gate, Mead Street and St Philip’s Marsh are:

- To present flexible, guiding concepts for future
employment and residential development interventions
in Temple Gate, Mead Street and St Philip’s Marsh

- To present an evidence-based concept for enabling
infrastructure in St Philip’s Marsh and a future innovation
district and communicate the complexities associated
with development in this area

- To inform strategic decision-making in Bristol and the
wider West of England, in parallel with the Bristol Local
Plan Review

To raise the profile of these areas for prospective
investors

- To present a clear list of priority projects

- To present outline phasing for medium and long term
interventions

For St Philip's Marsh, a less advanced level of detail is
provided, as further detailed work and engagement with
local business and residents is required to understand
opportunities for future development.

For Mead street, more detailed work has been
undertaken, chapter 9 reflects the current status for the
area



1.1.2 Development Framework Study levels of detail

The proposals within this document are presented in different
levels of detail for each area, reflecting their current planning
status and the differing levels of complexity and challenges
associated with each. An example of this is the need for
detailed designs of flood defences at St Philip's Marsh.

These areas are grouped in 'Masterplan proposals' and
'Development Framework proposals', set out in Parts 2 and 3
of this document respectively.

Three of the six areas are well understood, are likely to
happen first, and are presented as a more detailed Masterplan
(Bristol Temple Meads, City Gateway, and the Friary North).

As consultations were held for the Mead Street Development
Brief in 2022, chapter 9 reflects the current status of this area.
The remaining two areas are set out as a series of principles
contained in a Development Framework with more detailed
work to come in future.

In addition, initial strategic considerations are presented for
areas adjacent to St Philip's Marsh, including Silverthorne
Island, Temple Island, the University of Bristol Enterprise
Campus.
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1.1.3 How the Development Framework Study was prepared
This Development Framework Study sets out the combined
aspirations and objectives of the client partnership (Bristol City
Council, Network Rail, Homes England and West of England
Combined Authority) through evidence-based proposals to
inform further conversations about the future development of
the area.

It has been prepared by Mott MacDonald, a global multi-
disciplinary consultancy with planning and placemaking
expertise, in partnership with Weston Williamson & Partners,
supported by Deloitte and other firms including 3Adapt, Alan
Baxter Associates, Avison Young, AWW, Turley and Pragma.

The study is underpinned by a robust evidence base and

has been undertaken in parallel with a number of third party
studies and projects that have direct influence on the future of
the area. Where possible, this Development Framework Study
has been developed to align with these interfacing projects.
The two most notable are an updated Bristol Employment
Land Study and the Bristol Avon Flood Strategy, both
commissioned by Bristol City Council. In addition, there are
emerging development proposals in the study area, such as
the University of Bristol Enterprise Campus and Temple Island,
which are outlined in Section 2.4.

The key proposals presented in this study have been
subject to a rigorous and iterative analysis of deliverability.
The findings of this exercise have informed the phasing

and priority projects presented in this report. This is with
the exception of Temple Gate and St Philip's Marsh areas
presented in Part 3 (chapters 8 and 10), which are presented
to a conceptual level of design.

Part 1 - Overview
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The study is based on information collected up to April
2020, coinciding with the early stages of the COVID-19
pandemic. The potential impacts of the pandemic and
considerations for this study are explored briefly in Section
2.5.15.

This report has been produced in parallel with a
preliminary stakeholder engagement exercise that has
been undertaken with community, business and other
interest groups between Autumn 2018 and Spring

2020. Key issues and themes identified through this
process have informed the Development Framework
approach, as outlined in Section 2.5.13. Further detailed
stakeholder engagement will be undertaken to finalise the
Development Framework and to inform future stages of
planning and design.

1.1.4 Status of the Development Framework Study

This document is an evidence-based study by independent
consultants. The vision it represents has been endorsed

by Bristol City Council as of March 2021. Following
consultation in January to March 2023, the Development
Framework will be presented to Bristol City Council’s
Cabinet for endorsement in May 2023. If endorsed, it

will become a material planning consideration in the
determination of planning applications within the Temple
Quarter Area.

11.5 Project governance

This study has been governed through a bespoke forum of
the four client partners: Bristol City Council, Network Rail,
Homes England and West of England Combined Authority.
This has included extensive collaboration to achieve
desirable, shared outcomes. This study has also been
supported by parallel governance and approval processes
within the individual organisations.

The three tiers of governance were:

1

Strategic Board
Directors and heads of
each partner organisation,
including the Mayor of Bristol
and West of England Mayor,
meeting quarterly

2

Steering Group
Senior management from each partner
organisation, meeting monthly

3

Project Board
Key representatives from each partner organisation,
meeting weekly and more frequently when necessary.

Figure 3 Project governance structure



1.1.6 Structure of the document

Part 1| Overview

Chapter 1

Chapter 2

Chapter 3

Chapter 4

provides an introduction to this
Development Framework Study, how it
was developed and how it aligns with
other city priorities

summarises the overarching planning
and development context for Bristol
Temple Quarter & St Philip's Marsh
and the objectives which have
informed the proposals

Chapter 6

presents the overarching vision for
the study area, encompassing Bristol
Temple Quarter & St Philip's Marsh,
and the guiding principles that have
informed the proposals

Chapter 7

presents an overview of the Temple
Quarter Development Framework,
focussing primarily on the areas to the
west of Bristol Temple Meads. This
includes recommendations for the
next stages of delivery

Part 2 | Masterplan

presents a masterplan for Bristol
Temple Meads Station, including
improvements to internal passenger
circulation, passenger facilities and
a new Northern Entrance

presents a masterplan for the

City Gateway. This includes the
public transport interchange, new
retail, and other public realm and
infrastructure improvements around
the station

presents a masterplan for the Friary
North

1Introduction | Temple Quarter Development Framework | Mott MacDonald | 13

Part 3 | Development Framework

presents a development framework for
Temple Gate and the Bristol & Exeter
Yard area

Chapter 9 summarises the updated

Development Brief for Mead Street

Chapter 10 presents a conceptual development
framework for St Philip’s Marsh and
initial strategic considerations for an
innovation district

Appendices

Appendix A presents a list of reference
documents

Appendix B presents a list of figure credits

Appendix C presents a glossary of terms used in
this report

Appendix D contains additional context on
employment, retail and heritage

Appendix E presents feedback from stakeholder
engagement and responses

Part 1 - Overview

Part 2 - Masterplan

Part 3 - Development Framework






2 Bristol Temple Quarter &
St Philip's Marsh Context
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2.1 Introduction

This chapter summarises the overarching planning and
development context for Bristol Temple Quarter & St
Philip's Marsh and the objectives which have informed the
proposals.

This chapter is structured as follows:

- Section 2.1 introduces this chapter and the regional
context of Bristol

- Section 2.2 summarises the strategic context and
Bristol-related publications that are relevant
to this study, including Bristol's One City
Plan, declaration of a Climate and Ecological
Emergency and the West of England Local
Industrial Strategy

- Section 2.3 summarises key planning and transport
policy documents, including the National
Planning Policy Framework and local policy
documents

- Section 2.4 outlines the proposed development context,
including other development schemes in the
area and commentary on the local market

- Section 2.5 summarises strategic considerations and
objectives for key topics to inform the
proposals, such as movement, heritage,
housing and stakeholder engagement. This
also includes some brief considerations of
potential COVID-19 impacts

- Section 2.6 concludes the chapter with a summary of
the principal constraints and opportunities
that have informed the vision, and the
interrelationship between them

2.1.1 Bristol city-wide and regional context

Bristol is the largest city in the south west of England, with a
population estimated to be 463,000 people. It is considered
to be one of the ten ‘cores cities’ of Great Britain (it is part

of the core cities network). The city straddles the River
Avon and its former city-centre port is a cultural hub. Bristol
is one of the UK’s most popular tourist destinations and is
recognised as one of the best city’s in Britain in which to
live (The Sunday Times, 2017). Bristol won the EU’s Green
Capital Award in 2015.

The Temple Quarter Development Framework area is an
area comprising approximately 130 hectares located to
the south-east of Bristol city centre. Somerset Street, St
Luke’s Road and Temple Way form the western boundary.
The River Avon forms a Southern boundary, St Philip’s
Causeway forms an eastern boundary, and the railway
lines connecting to Bristol Temple Meads form a boundary
to the North.



2.1.2 Urban character

Bristol is characterised by a patchwork of diverse

urban quarters interlinked to form a poly-centric city.

This patchwork extends across the city centre from the
revitalised mixed-use Wapping Wharf development along
the Harbourside, the Georgian Terraces of Clifton, the
independent shops and cafés of Gloucester Road, the
artistic and free-thinking Stokes Croft to the industrial
Temple Quarter; each with a unique sense of place and
identity. These are illustrated on Figure 4.

Bristol’s built fabric is made up of a variety of building
types, densities and scales which reflect the many phases
of development that have shaped the city throughout

its history, and which are being embraced by Bristol

City Council as a template for future densification. This
diverse stock of building types creates a resilient offer to
meet the needs of a wide range of potential residents or
businesses.

The office and retail markets reflect the city’s poly-
centricity, which effectively divides the city centre into
distinct sub-areas with unique retail and office markets
such as Finzels Reach, Queen Square, Victoria Street and
Castle Park.
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The mosaic of distinct urban areas creates a varied and
dynamic city with something to offer a wide range of people,
yet it also masks significant socio-economic disparities
between affluent and deprived areas. Clifton which contains
areas in the 20% least deprived areas of the UK compares
with Lawrence Hill which contains multiple areas that fall
within the top 10% most deprived areas in the UK, according to
the 2019 Index of Multiple Deprivation.

This poly-centricity has also occasionally contributed to a
sense of disintegration between different areas of the city
which presents challenges for movement and continuity of
urban activation, especially in areas where major roadways
or infrastructure create severance between communities.
This is indicated in the Bristol Local Plan Review (2019) which
illustrates the role of roadways to act as barriers between
areas of different land use.

Part 1 - Overview

------

Part 2 - Masterplan

------

Part 3 - Development Framework
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Independent and Creative

Bristol is also characterised by flourishing independent
businesses and a vibrant creative arts and theatre scene.
Wapping Wharf is a prime example of a thriving retail area
driving footfall which has made national news by only letting
to small, independent companies. The success of independent
retail, restaurant and studio space is also demonstrated by the
Cargo Scheme and Engine Shed developments.

The balance of high-quality independent retail and
restaurants, access to urban green space, a varied supply of
housing and regional proximity to London via rail and road
have resulted in Bristol’s national prominence as a welcoming
and aspirational city in which to live. This national reputation
has put increased pressure on housing which has resulted

in rising costs and in some cases increased displacement of
established residents through gentrification.

An early vision workshop for this study brought together a
range of stakeholders including representatives from across
the client group and highlighted the following strengths of
Bristol all of which touch upon the independent and creative
spirit of the city: ‘Great arts scene’, ‘Independent Traders’,
‘Artists and Street Art’, ‘Independent Businesses’ ‘Sense of
Independence’. There is clearly a strong sense of identity for
Bristol as a hub of supporting local and creative enterprise
which many feel is a strength of the city.

Bristol’s creative spirit also supports technological innovation
through such incubator spaces as the Engine Shed and
partnerships with the University of Bristol which demonstrate
that the city provides an attractive base for professionals
across the creative classes and supports innovation is all its
guises.
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Celebrations and Community

Bristol hosts a series of festivals and events throughout the
year which draw in local, national and international audiences
and showcase the city’s diverse sources of pride. From the
annual Balloon Fiesta, music festivals, weekly street food
markets, St. Paul’s Carnival, art installations, film festivals to
the city’s ever-evolving street art portfolio; Bristol hums with
the energy of celebration.

As a poly-centric place, Bristol is home to a strong sense of
community spirit, both based upon individual neighbourhoods
and upon the city’s ability to bring these communities
together. This community spirit is difficult to quantify yet was
a strong theme of early visioning where it was mentioned as
a key quality of Bristol by every group which participated.
This sense of belonging and engagement is the product

of the complex context in which the city operates and the
communities which have grown organically over time. This
sense of community has also garnered praise in the national
media as Bristol has been named one of the most attractive
places to live.

Part 1 - Overview

Part 2 - Masterplan

Part 3 - Development Framework
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2.2 Strategic context

2.2.1 Bristol One City Plan

As an overarching vision for its future, Bristol has developed
the One City Plan (2020). The One City Plan identifies a
shared City Vision: “In 2050 Bristol will be a fair, healthy and
sustainable city. A city of hope and aspiration, where everyone
can share in its success.” The document sets out a vision for
the future of Bristol, decade by decade up to 2050 and takes
a thematic approach based around:

- Connectivity

- Economy

- Environment

- Health & Wellbeing

- Homes and Communities
- Learning and Skills.

The One City Approach is about: “working with the collective
intelligence of many stakeholders and for those organisations
to recognise that their future prosperity cannot be secured
merely through what happens within their boundaries. The city
context in which they operate is key’.

2.2.2 Climate and Ecological Emergency

On 13™" November 2018 Bristol City Council councillors
passed a motion calling on the Mayor to declare a ‘Climate
Emergency’. This included:

1. A pledge to make the city of Bristol carbon neutral
by 2030, taking into account both production and
consumption emissions (scope 1, 2 and 3)

2. Call on Westminster to provide the powers and resources
to make the 2030 target possible

2 Bristol Temple Quarter & St Philip's Marsh Context | Temple Quarter Development Framework | Mott MacDonald | 21

3. Work with other governments (both within the UK and
internationally) to determine and implement best practice
methods to limit Global Warming to less than 1.5°C

4. Continue to work with partners across the city and region
to deliver this new goal through all relevant strategies and
plans

5. Report to Full Council within six months with the actions
the Mayor/Council will take to address this emergency

This was followed by similar declarations by the UK parliament
on 1* May 2019 and the West of England Combined Authority
on 19" July 2019.

On 4t February 2020 Bristol declared an Ecological
Emergency in response to escalating threats to wildlife and
ecosystems.

These declarations are a recognition of the urgency of the
climate crisis and ecological crisis. The full implications of this
political and social shift are not yet known. However, they
signal a direction of travel that the threats posed by global
heating and the destruction of the natural world deserve
greater weight in decision-making, and that accelerated
changes to the status quo are both necessary and desirable.

In response to Bristol's declarations, new governance
structures have been created and publications released. A
Climate Emergency Action plan was released in July 2019. In
February 2020 the One City Climate Strategy was released
which identified ten key areas where climate action is needed.

Work is continuing to determine what actions and policies are
required to achieve net zero emissions within the devolved

Indiistrial
Strategy

Part 1 - Overview
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powers and mechanisms available. In December 2019
the Centre for Sustainable Energy published a report
to Bristol City Council of analysis of how the city can
achieve net zero greenhouse gas emissions (scopes
1and 2) by 2030. This included ten key interventions
on topics such as securing new powers, investment
in transport modal shift and city-wide programmes
such as district heating. Over the course of this
Development Framework, it is reasonable to assume
that policy will be strengthened and formal targets
will be adopted for key sectors, with a potential
shortfall being offset through carbon-negative
initiatives.

2.2.3 Traffic Clean Air Zone

In Summer 2019, Bristol City Council held a
consultation for a Clean Air Zone (CAZ) in Bristol. This
found that there is a high level of concern about the
health impacts of poor air quality. As with other major
UK cities, pollution from traffic is a serious problem

in Bristol. The Council’s Corporate Strategy outlines

a vision for Bristol that includes leading the way in
tackling the impacts of air pollution. The central areas
of the city and the main arterial routes have been
identified as being in breach of levels set by the UK
and the EU for NO2.

Bristol's CAZ will come into effect in November 2022
and will add a daily fee to vehicles that do not comply
with standards set out by the UK Government. The
revenue from the CAZ will be used to encourage
sustainable modes of travel within ongoing work,
communities, and businesses.
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Figure 6 Bristol Clean Air Zone

2.2.4 West of England Local Industrial Strategy
The West of England Local Industrial Strategy was
published in July 2019 and identifies the region’s
strengths and challenges. The Strategy supports
the national Industrial Strategy and is focused on
ensuring that actions in the West of England support
sustainable, clean economic growth and tackle
climate change. Four main priorities have been
identified as being key to the West of England’s
economy, these are:

- Fostering cross-sectoral innovation from research
through to commercialisation

- Ensuring that growth is inclusive, with a focus on

opportunities for employment and progression for
all

- Addressing the productivity challenge, including
adopting new technology and management
practices and supporting businesses to trade

- Capitalising on the region’s innovative strengths
to deliver the infrastructure necessary for future
growth

2.2.5 Other policies

There are several emerging and recently adopted
policy and strategic documents which will
influence and direct future plans for this area,
these include:

- West of England Local Cycling and Walking
Infrastructure Plan — adopted

- West of England Bus Strategy — adopted

Bristol Parking Strategy - emerging

Bristol Walking Strategy - emerging

Bristol Freight Strategy - emerging

Transport Development Management Guide -

released

- West of England Mass Transit Feasibility Study -
emerging

- Bristol Avon Flood Strategy - draft consultation

document released October 2020



2.3 Planning and transport policy

2.3.1 National Planning Policy Framework

The National Planning Policy Framework (NPPF) (2021) sets
out the Government’s planning policies for England and

how these should be applied. The NPPF must be taken into
account in preparing development plans and it is a material
consideration in making planning decisions. At the heart of the
NPPF is a presumption in favour of sustainable development
(NPPF, paragraph 11). NPPF sets out three mutually supportive
objectives for achieving sustainable development in the
planning system:

- An economic objective — to help build a strong, responsive
and competitive economy, by ensuring that sufficient land
of the right types is available in the right places and at the
right time to support growth, innovation and improved
productivity; and by identifying and coordinating the
provision of infrastructure

A social objective — to support strong, vibrant and healthy
communities, by ensuring that a sufficient number and range
of homes can be provided to meet the needs of present and
future generations; and by fostering a well-designed and
safe built environment, with accessible services and open
spaces that reflect current and future needs and support
communities’ health, social and cultural well-being

An environmental objective — to contribute to protecting
and enhancing our natural, built and historic environment;
including making effective use of land, helping to improve
biodiversity, using natural resources prudently, minimising
waste and pollution, and mitigating and adapting to climate
change, including moving to a low carbon economy
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2.3.2 National Design Guide

The National Design Guide was published in October 2019 and
forms part of the government’s Planning Practice Guidance. It
sets out the characteristics of well-designed places and provides
guidance on what good design means in practice. The Guide
considers that well designed places have individual characteristics
which work together to create its physical character and the
characteristics help to nurture and sustain a sense of community,
which work to positively address environmental issues affecting
climate. The ten characteristics are:

- Context — enhances the surroundings

- ldentity — attractive and distinctive

- Built form — a coherent pattern of development.

- Movement — accessible and easy to move around.

- Nature — enhanced and optimised

- Public spaces — safe, social and inclusive

- Uses — mixed and integrated

- Homes and buildings - functional, healthy and sustainable
- Resources — efficient and resilient

- Lifespan — made to last

2.3.3 Bristol Local Plan

The statutory development plan (also known as the Bristol
Local Plan), is made up of the following adopted documents:
- The Joint Waste Core Strategy (March 2011)

- The Bristol Core Strategy (June 2011)

- The Site Allocations and Development Management Policies
Local Plan (July 2014)

- The Bristol Central Area Plan (March 2015)

National Design Guide

ety o b

Part 1 - Overview
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The Core Strategy was adopted in 2011 and sets out a spatial
vision and delivery strategy up to 2026. It is currently under
review and will be replaced by the new Bristol Local Plan.
Policy BCS2 sets out the development that is to be delivered
within the area defined as “Bristol City Centre”. Development
up to 2026 in this area will include around 150,000m? of net
additional high-quality office floorspace; the provision of
around 7,400 new homes; and improved transport systems
and connectivity, including new public transport, pedestrian
and cycling routes and transport hubs. The policy states that
continued improvement will be promoted in regeneration
areas including Redcliffe and at city centre gateways
including Temple Meads.

DM13 of the Site Allocations and Development Management
Policies Local Plan sets out the strategy for delivering a
thriving economy in Bristol. The policy states that principal
industrial and warehousing areas will be identified and
retained for industrial and warehousing uses. The majority
of the St Philip’s Marsh area is designated as safeguarded
industrial land by policy DM13.

The Site Allocation and Development Management Policies
Local Plan supports the delivery of the Core Strategy.

It provides specific development management policies,
designations and site allocations.

The Central Area Plan explores how Bristol City Centre will
develop over the next 15 years to 2026 and also sets out
development management policies, designations and site
allocations. Policy BCAP6 allows for at least 100,000m? of
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net additional high-quality office and flexible workspace
within Bristol Temple Quarter. Policy BCAP35 sets out

the development that is to be delivered within the Bristol
Temple Quarter and states sites will be developed for a
wide range of uses, as part of the growth and regeneration
of the area as an ‘employment-led, mixed-use quarter of the
city centre, an exemplar for new initiatives and a hub for all
creative minded businesses’. Bristol Temple Meads Station
will be enhanced as a major transport interchange.

2.3.4 Bristol Local Plan Review

Bristol City Council is currently reviewing the Local

Plan. Once adopted, the emerging Bristol Local Plan will
replace the adopted Bristol Local Plan as the overarching
development plan for the City of Bristol. An initial
consultation on the Local Plan review ran until 24th May
2019, with further consultation in November 2022. The
development strategy for Central Bristol includes the
delivery of at least 11,500 new homes within the plan
period, with scope for significantly greater numbers where
further interventions and delivery of infrastructure can
unlock more potential.

Draft Policy DS1 states that a sustainable and flourishing
new urban quarter will be developed at Bristol Temple
Quarter, centred on an improved 21st century transport
hub at Temple Meads. Growth and regeneration at St
Philip’s Marsh for mixed uses including workspace and
provision of new homes in a regenerated city quarter which
complements the adjacent Bristol Temple Quarter. Draft
Policy DS3 states that St Philip’s Marsh will include mixed




uses including the provision new homes in a regenerated
city quarter which complements the adjacent Bristol
Temple Quarter. Development will ensure the retention,
refurbishment, intensification and/or redevelopment and
innovative reincorporation of workspace to ensure that the
number of jobs supported by the area is increased and that
the diversity of business and economic development is
maintained and enhanced.

Draft Policy E2 sets out the employment land strategy and
identifies that development of workspace at a number of
key locations including Bristol City Centre (Draft Policy DS1
‘Bristol City Centre’); Bristol Temple Quarter & St Philip’s
Marsh (Draft Policies DS2 ‘Bristol Temple Quarter’ and DS3
‘St Philip’s Marsh’), will ensure the continued economic
growth of Bristol.

The emerging proposals for the revised Local Plan are
designed to ensure that future development contributes to
Bristol's goals of being carbon neutral, climate resilient and
wildlife-rich city by 2030.

2.3.5 Progressing Bristol's Development

Based on the draft Local Plan and supporting the One City
Plan, ‘Progressing Bristol’s Development’ is a guidance
document setting out the approach to development in the city
following the impacts of COVID-19. It explains how planning
decisions will be balanced against existing Local Plan policies
together with emerging plans, new evidence, changes to
national planning policy and evolving development issues
across the city. This statement was approved by Bristol City
Council on 6th October 2020.
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2.3.6 Supplementary Planning Documents (SPDs)
SPDs add further guidance to the policies contained within
the Bristol Local Plan. Once adopted, SPDs are a material

consideration in the determination of planning applications.

Urban Living SPD

The Urban Living SPD (adopted November 2018) adds
additional guidance to the policies contained within the
Bristol Local Plan and provides guidance on best practice
in relation to urban design and public realm. The SPD
considers the need to optimise densities while also raising
design quality in new development, depending on the
setting. Part of the area is within the ‘city centre’ area
where the optimal density is defined as 200 units/ha and
other parts are within the ‘inner urban area’, where a lower
optimal density is defined as 120 units/ha.

Future of Redcliffe SPD

Part of the Development Framework area is covered by this
SPD. The SPD sets out a vision and identifies objectives,
which set out the guiding principles for future development
in Redcliffe.

Part 1 - Overview
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Enterprise Zone sites
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Bath Road Studios

Managed vibrant and contemporary workspace
with offices ranging from 100 sq ft up to 5,500 sq
ft. Houses ITV's Bristol studio.

Paintworks

A mixed use development aimed at creative people
and companies. Construction of additional live and
work space is currently underway.

10 Engine Shed

An enterprise hub providing workspace for a range
of high-tech, creative and low carbon

businesses, including Bristol SETsquared, the
University of Bristol’s award-winning high-tech
business incubator.

Freshford House
Ready to occupy offices ranging from 3,936 to
30,120 sq ft.

Albert Road industrial units
A range of industrial units with varying levels of
vacancy.

Temple Island

Enabling works are currently being undertaken on
site and future proposals will likely include office
space, residential units, a conference centre and

hotel.

Mead Street

A Mead Street Development Brief has been pre-
pared to guide future development of the area to
create a flourishing urban neighbourhood with a
mix of new homes and workspaces, including new
green space and sustainable travel connections.
A 221 unit residential scheme at the former Bart
Spices site currently has a resolution to grant,
subject to a Section 106 agreement.

Huller and Cheese
Retail units on the ground floor of a modern
housing development.

Glassfields

Development underway for a major mixed use
scheme to include a hotel and extensive open place
business accommodation set around a landscaped
square.

Fermentation Buildings Finzel's Reach
Boutique live/work units of 1,000 to 15,000 sq ft.
These units will be the focal point of the office,
restaurant, retail and leisure space within Finzel’s
Reach.

ND7
Build to Build to rent scheme for 255 units recently
completed.

Aurora Finzel's Reach
95,531 sq ft of Grade A BREEAM Excellent office
space across seven floors.

1 and 2 Glass Wharf

Two six storey Grade A, fully built office
developments. 1 Glass Wharf is Burges Salmon's
headquarters, whilst 2 Glass Wharf houses PwC and
a number of other occupiers.

Temple Quarter Campus

A new £300m University of Bristol campus that will
include a Digital Innovation Hub, a business school
and a student residential village. Due to open in
2026

Temple Square

Proposals for office space including the refurbish-
ment of the George and Railway and demolition of
the Grosvenor Hotel.

Generator Building Finzel’s Reach
27,000 sq ft of office accommodation over six
floors.

Plot 3

Current proposals for the site include a Build to
Rent scheme, aparthotel and hotel with a central
open space.

Temple Gate industrial estate
Currently occupied by a range of businesses,
including Honda, Fowler’s Motorcycles and
trampoline park Freedog.

Temple Point
Existing Grade A office accomodation over five
floors.

Premier Inn Finzel’s Reach
168 bed Premier Inn Hotel, completed and in
operation.

3 Glass Wharf
7 storey office building recently completed and
occupied by HMRC.

Temple Studios
40,000 sq ft of managed workspace for the creative
and digital industries. Managed by TCN UK.

100 Temple Street

Bristol City Council offices. Redevelopment of the
land to the rear of the building is nearing
completion and will provide approximately 50,000
sq ft of new office space

Canningford House
Premises offering 1,775 to 13,011 sq ft of office
space.

ND9
Development underway for a 7 storey office
building.

Bristol and Exeter House

16,000 sq ft Grade Il listed building offering cre-
ative boutique offices to a mix of start-ups and
entrepreneurial companies. Managed by TCN UK.

Redcliffe Quarter

2.5 acre mixed use development under
construction. It will include restaurants, student
accommodation, offices and apartments.

Old Fire Station

Mixed use development to include offices, 318
residential units and amenity space currently under
construction.

Silverthorne Lane

Planning approval for a major mixed use
development including residential, commercial
space, student accommodation and a new
secondary school.

Temple Gate North
Vacant plot due with potential for residential or
office use in the future.

EQ
Development of a 200,00 sq ft of grade A office
space over 8 storeys is nearing completion.

Land adjacent to 1 Temple Way
Redevelopment for student housing and commercial
space has been completed and is now occupied.

345 Bath Road
Planning approval for 109 residential units with
commercial and retail space.

Redcliffe Wharf

Planning approval for a mixed use development
to include residential, office, workspace and retail
space.

Assembly Bristol
Development for around 30,000 sq ft of commercial
space currently under construction.

10 Feeder Road
Planning approval for student accommodation,
flexible commercial space and incubator space.

Figure 8 Bristol Temple Quarter Enterprise Zone map key sites, 2022 © Bristol City Council

Former Peugeot Garage and Victoria House
Proposals for 400 residential units with commercial
space at ground floor.
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2.3.7 Bristol Temple Quarter Enterprise Zone

The Bristol Temple Quarter Enterprise Zone (BTQEZ)

is a 70-hectare site that was officially designated as an
Enterprise Zone in April 2012. The BTQEZ was extended
to cover an additional 30 hectares in April 2017. The
BTQEZ area has been subject to considerable change
and has seen some particularly major changes recently.
There has been a shift in the centre of the business
district to the west and north-west of Temple Meads
station. The decision by the University of Bristol to
develop the new campus heralds a further eastwards
shift in new development, with the recent demolition of
the former Post Office Sorting Office building signifying
progress. There has also been a re-modelling of the
road system outside of Temple Meads station, which is
recently completed.

BTQEZ developer benefits

Businesses working within the BTQEZ and developers
looking for new sites can benefit from incentives
including business rates and simplified planning. The
BTQEZ offers simplified local authority planning through
means such as Local Development Orders that grant
automatic planning permission for certain developments.

BTQEZ key sites

The Enterprise Zone boundary is shown in Figure 77,
including its extension in April 2017, and some key sites in
Figure 88.

Spatial Framework
The BTQEZ Spatial Framework is a non-statutory planning
document published in October 2016, which sets out
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how the Temple Quarter Enterprise Zone could become

a thriving new city quarter over the next 25 years. It sets
out how key urban design principles for the urban quarter
should be incorporated into new development. Whilst

not a statutory document, it is a material consideration

in Bristol City Council’s determination of planning
applications in the EZ area. Parameters for development
forms and heights, land uses and development quantum
are proposed.

The Spatial Framework is intended to be read alongside
two companion documents: the Sustainable Urban
Mobility Plan and the Public Realm Guide.

The BTQEZ Spatial Framework will remain a relevant
guidance document. Where there is divergence between
the Spatial Framework and this new Development
Framework, this more recent document will take
precedence.

2.3.8 Joint Local Transport Plan 4

The Joint Local Transport Plan 4 (JLTP4) has been
prepared by the West of England Combined Authority,
working with Bath & North East Somerset, Bristol, North
Somerset and South Gloucestershire councils. It was
published in January 2020 and sets out the vision for
transport up to 2036. JLTP4 aims to achieve a well
connected sustainable transport network that works for
residents across the region; a network that offers greater,
realistic travel choices and makes walking, cycling and
public transport the natural way to travel.
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JLTP4 aims to ensure that transport in the region is
carbon neutral by 2030. To do this JLTP4 recognises that
a substantial shift towards cleaner and greener and more
sustainable forms of transport is required. Five objectives
have been identified, as follows:

- Take action against climate change and address poor
air quality

- Support sustainable and inclusive economic growth

- Enable equality and improve accessibility

- Contribute to better health, wellbeing, safety and security

- Create better places

2.3.9 Bristol Transport Strategy

Bristol Transport Strategy was adopted by Bristol City
Council in July 2019. It fills a policy gap between the
regional JLTP and specific mode, topic or area based
strategies and plans.

The overall objectives of the strategy are as follows:

- Provide transport improvements to accommodate increased
demand from growth in housing, jobs & regeneration on an
already congested network with complex movements from
within and outside the city boundary

- Enable equality within an inclusive transport system that
provides realistic transport options for all

- Create healthy places, promoting active transport,
improving air quality, and implementing a safe systems
approach to road safety
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- Create better places that make better use of our streets and
enable point to point journeys to be made efficiently

- Enable reliable journeys by minimising the negative impacts
of congestion and increasing network efficiency and
resilience

- Support sustainable growth by enabling efficient movement
of people and goods, reducing carbon emissions and
embracing new technologies

The Strategy seeks to deliver and enable measures for new
developments that are permeable and accessible to all
users, including developments that are accessible by safe
and attractive cycling infrastructure.

The Strategy also aspires to deliver and enable the

design and development of communities that promote
sustainable and healthy transport, supported by high
housing densities, with the highest densities around public
transport facilities.

2.3.10 Other policy

The above list of strategic and local planning policy is
representative, not exhaustive. Additional policy and strategic
publications are referenced in Appendix A.
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2.4 Proposed development context

2.41 Key development schemes
Temple Quarter Enterprise Campus
The Temple Quarter Enterprise Campus (TQEC) is one of

the major development schemes currently underway within

the Bristol Temple Quarter. The TQEC site is comprised
of land at the former Post Office Depot site and some at

Temple Island. It is envisaged that the new campus will help
to regenerate the surrounding area and benefit the whole
city. The sites will be developed to provide a mix of flexible

research and teaching facilities, accommodation for up to
1,500 students and a range of commercial outlets.

The land at the former Post Office Depot was purchased

by University of Bristol in 2017 from Bristol City Council
(who had previously purchased the site in 2015). The
former Post Office Depot was a major structure upon
the site and was considered to be an eyesore for those
entering Bristol by rail. Demolition of the building took
place in 2019 and an outline planning application for

a mixed-use University campus comprising of up to
82,395m? of floor space, including up to 1,500 student
bed spaces was approved in June 2019 (application
reference 17/06459/P). Reserved matters applications
have subsequently been approved.

Silverthorne Lane

In August 2019, a hybrid planning application was
submitted for a major mixed use development on a 4ha
industrial site to the north of the Feeder canal and south
of Silverthorne Lane (19/03867/P). The site is within the
Bristol Temple Quarter Enterprise Zone. The application
proposes site wide remediation, including demolition
and the key components comprise up to 23,543 m? of

floor space to include offices, research and development and non-
residential institution and the erection 367 dwellings. Redevelopment
of 'The Erecting Sheds' is also proposed to provide offices and the
redevelopment of 'The Boiler Shop' to provide a 1,600 pupil secondary
school; in addition to the erection of buildings to provide up to 841
student units. The application was granted consent by Minister of State
for Housing, Stuart Andrew MP, on behalf of the Secretary of State in
April 2022.

Temple Island

Temple Island is currently vacant and is owned by Bristol City Council,

and subject to disposal agreements. Legal & General will progress the

development of this site. Plans outlined at Bristol City Council’s cabinet
meeting on 4th February 2020, showed the scheme content including:

- Up to 500 homes to rent and buy, with a target of 40% affordable
homes so more local people can live in the heart of the city

- A state-of-the-art conference centre

- A 350-bed hotel with potential for a roof top sky bar with views
across the city

- High standard office space to support the demand from local
businesses and businesses looking to establish themselves in Bristol

- New public spaces, shops and restaurants creating a new city centre
area where people can socialise and relax

- Easy connections to Temple Meads, the University of Bristol
Enterprise Campus, neighbouring communities and the local
transport network.

This development has not yet been submitted for planning permission.
Temple Island is currently undergoing enabling works to prepare the
site for development.



Floating Harbour Walkway

This proposed development is a new floating pontoon walkway
along the southern bank of the Floating Harbour, to provide
shared pedestrian and cycle way between Temple Meads ferry
landing and Cattle Market Road. This proposal was granted
listed building consent and full planning permission in October
2019 (19/01051/LA and 19/01050/F, respectively).

Temple Square

This development is adjacent to the Development
Framework area at Temple Circus. A hybrid planning
application (part outline/part full) for the redevelopment of
the site was submitted in 2016 (16/06828/P). The proposed
development includes the part demolition, extension and
change of use of the former Grade Il Listed George and
Railway Hotel. The application also seeks outline consent
for the northern plot (known as Temple Square). The
proposal is for an office based development (totalling over
32,000 square metres of offices), with other commercial,
town centre type uses on the lower levels. The Council has
approved a resolution to grant planning consent pending
the signing of a S106 agreement.

Temple Gate Highway Scheme

The Temple Gate Highway Scheme was a major
reconfiguration scheme to remove the Temple Circus
roundabout and replace it with a simplified, signal-
controlled junction. This scheme also included new bus
stops and improvements to pedestrian and cycle routes in
the area. Construction was completed in Winter 2019.
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Plot 3

A new development is in early stages of design for Plot 3,
owned by Homes England and part of the Temple Quay
Estate. It is understood that plans are for a hotel, aparthotel
and residential development, but this scheme has not yet
been submitted for planning permission.

Bristol Temple Meads Eastern Entrance

The provision of a new Eastern Entrance was originally
conceived as part of the masterplan but is now being
progressed by Network Rail on behalf of the CA. The Eastern
Entrance will provide gated entry between the University of
Bristol Temple Quarter Enterprise Campus and Temple Meads
station by creating an opening at the end of the Passenger
Subway. This development is currently in GRIP 4 stage of
design.

4 Glass Wharf, ND9 (Avon Street)

Planning permission for a 7-storey office building, providing
approximately 19,500sgm office floorspace, over a mixed use
ground floor was approved at 4 Glass Wharf in January 2018.
The site forms part of a Masterplan area for which outline
planning permission was previously granted for a mixed-

use zone that includes residential, business, leisure, retail,
financial/professional services and community uses.
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Figure 12 Temple Meads Eastern Entrance © Network Rail
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Figure 13 Floating harbour walkway © Bristol City Council




2 Bristol Temple Quarter & St Philip's Marsh Context | Temple Quarter Development Framework | Mott MacDonald | 33

3
g
3
F
Figure 14 Temple Quarter development context (April 2020)
< X WO .,
W=t ] N SRSETE
B S e s

é
9]
s
o
g

%
s \

.
S

......

3 4 pif
el v L

I = 71 Sites with planning permission
L—d

Current planning applications
or sites being considered for

development

! @ Not to scale

Part 3 - Development Framework




MBIAIBAQ - | Med

34 | Mott MacDonald | Temple Quarter Development Framework | 2 Bristol Temple Quarter & St Philip's Marsh Context

2.4.2 Market context

This market assessment was conducted between August
2019 and March 2020 by Avison Young, Turley, and Pragma.
This was written before the COVID-19 pandemic, and market
conditions have changed since.

Office market

The office market remains in a period of low supply and
high demand leading to strong office rental value growth

in the last 2 years. With the relaxation of the Government’s
Permitted Development rights, allowing the conversion of
office buildings to residential use and the economic context
of the time (low demand, high supply of office space),
Bristol saw a significant amount of secondary and tertiary
office space being converted into residential use. With
increasing demand and a reduced supply of space in the city,
competition has been fierce with rental value growth being
the big benefactor.

Whilst a number of sites have obtained planning permission
for office space over the last five years, recent development
has been limited to just two schemes, with only Aurora at
Finzels Reach being available in the open market. Due to the
lack of quality space in the market, the property was 85% let
before completion, demonstrating the level of demand for
space in the city. This low level of new space has put further
pressure on existing space.

There is a strong level of demand for office space up to 20,000
sq ft and also demand from companies looking for larger space.
New floor space could be flexible to accommodate not only

the larger requirements, but where a single occupier is not
available, allowing the ability to subdivide.

The emergence of serviced offices and co-working continues
to impact the city centre market. The demand for flexible
space, both in terms of size and term has impacted on the
more traditional office space market by reducing lease lengths
and rent free periods.

Demand for parking spaces in city centre offices has
reduced when compared to 10 years ago, however the
current market still expects a limited number of spaces
on site, with recent planning permissions demonstrating a
continued provision of spaces

Residential market

Bristol’s housing market has seen significant growth in recent
years, with high demand and low supply providing a tight
property market.

Virtually all of the new-build apartment schemes in the city
centre are private rented sector (PRS) or build to rent (BtR)
schemes, forward funded and/or purchased by investment
companies. PRS investors tend to look for locations with a
strong employment context, good transport connections
and healthy student retention as the product that is usually
(but not exclusively) provided is one of quality professional
management, sometimes with additional services. Bristol
is therefore a popular location for investors and there are
opportunities for future growth in PRS in Bristol city centre and
more peripheral areas.

From a developer’s perspective, the sale of a site to
an investor is a lower-risk disposal strategy allowing
the sale of the asset early, as soon as completion is
achieved, instead of a relatively unknown rate of sale on
completion. This is especially prudent when considering



the form of development, as macroeconomic factors can
change significantly in the years from inception to scheme
completion. In addition, there are funding implications on
holding a scheme during the sales period as the finance
costs over a long sales term may be expensive.

Due to the influx of PRS schemes in Bristol, the only new-
build units currently available are at Acorn’s Brandon Yard
scheme on Anchor Road, overlooking the river and SS Great
Britain, and City & Country’s The General on Spike Island,
some overlooking the water, making both schemes generally
unrepresentative of general property in the city.

Based on a review of residential property transactions in the
6 months to June 2019 within a 1 mile radius of Bristol Temple
Meads, information from Paintworks (Bath Road) and The
Milliners (Victoria Street) sales in 2018 and the shortage of
new-build property in Bristol, it is anticipated that values will
be the region of £450 - £500 per sq ft in the Bristol Temple
Quarter area.

One area of growth in the housing market is the emergence

of Housing Associations, both for lower and higher density
schemes. Schemes can be delivered with mixes of open market
sales, affordable housing, additional grant-funded affordable
housing or open market PRS rented units.

The bulk sale of units to Housing Associations (using grant
funding) or PRS/BtR investors is one solution to the swift
disposal of residential units, however, there is likely to be
demand from developers looking to deliver a ‘for sale’ product.
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Retail market

Uncertainty continues to rule the retail market with a number
of high-profile and well-known companies either going into
administration or seeking Company Voluntary Arrangements
(CVAs) to reduce their rent costs. Bristol is no different in this
uncertainty picture with the flagship Cabot Circus shopping
centre seeing a number of changes, with Arcadia Group
pulling out Topshop, Burton and Miss Selfridge from the
centre. Despite this, Cabot Circus continues to be popular and
recent new leases continue to be signed.

This uncertainty is perhaps mainly the result of the country’s
changing shopping habits, with the online share of UK retailing
forecast to increase to 18.5% by 2022 (Ellandi, Retail 2018
report), however the rate of this growth is starting to slow.

Smaller and niche brands can be seen to be growing in
strength. Wapping Wharf is a prime example of a thriving retail
area driving footfall which has made national news by only
letting to small, independent companies. Wapping Wharf’s
adjacent Cargo scheme has been equally successful with
retail, restaurants, studios and bars all in converted shipping
containers and Cargo 2 launched last year to cater to more
small businesses. Finzels Reach is continuing this trend with
their recently-opened Brewpub, operated by Bristol-based
Left Handed Giant Brewery. To the west of Victoria Street, the
second phase of Redcliffe Quarter has planning permission
to develop a food hall as part of the mixed-use scheme with
local Michelin-starred chef Josh Eggleton at the helm, again
focussing on small, local food and drink companies.
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The continued rise of food and beverage companies
is a current trend of the high street with commentators

...... pointing towards a shopping “experience”, i.e. shopping

becoming more than just the purchase that can be
achieved online and becoming the coffee/lunch/drinks,
personal service received and experiences, either co-
located in a shopping centre or across a city centre.
Development of new retail space in the city is low,

g generally limited to the commercial element of new

" residential schemes, such as Redcliffe Village’s second

§ phase including a food hall and associated retail.

3 The most notable retail development is the granting of

N outline planning permission for the redevelopment of part
of the Broadmead shopping centre in June 2018. The
development will consist of 102,480 sgm (GEA) of high
street retail.
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Figure 18 Finzels Reach development © Finzels Reach
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2.5 Development Framework strategic considerations

The purpose of this Development Framework is to present
cohesive, deliverable plans for Bristol Temple Quarter &

St Philip's Marsh. This section summarises the primary

considerations from key topics that have informed this study
and will continue to influence the next stages of design.

- Land use and ownership

- Housing

- Employment

- Retail

- Flood risk

- Heritage

- Movement and connectivity

- Parking

- Public realm and green infrastructure
- Diversity and inclusion

- Sustainable and inclusive growth

- Stakeholder engagement feedback

- COVID-19 impacts and considerations
- Potential meanwhile uses strategy

In addition, Appendix D contains a more detailed
intermediate summary of employment, heritage and
retail issues.

It is worth noting that there are many instances
where these considerations overlap, and

sometimes compete with each other. Thus, the

role of the Development Framework is to achieve

an appropriate balance and to make informed
compromises where necessary. A summary of the
main alignments and compromises between these is
outlined in Section 2.6.
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2.5.1 Land use and ownership

At present the Development Framework area is largely
occupied by industrial and commercial land uses. However,
the area sits between the residential areas of Totterdown,
Redcliffe and Barton Hill and includes Sparke Evans Park,
which is in need of enhancement. Whilst largely industrial,
the area includes the Grade | Listed Bristol Temple Meads
Station and together with listed structures along the Feeder
Canal, these features contribute to the local character and
sense of place, along with the semi-natural characteristics
of the River Avon.

Land ownership within the Temple Quarter is highly
fragmented. Public stakeholdings in the area consist of

sites that are owned directly by Bristol City Council or by
other government bodies such as Network Rail, Homes
England, Utilities, Highways England and strategically aligned
institutions like the University of Bristol. The majority of sites
within the project area are smaller, privately owned lots.

Data was collected in 2020 and may not reflect current land
ownership.

Brigtol City Council OS5 License Number. 1000340
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Figure 19 Land ownership (March 2020)



2.5.2 Housing

The homes we have

Over recent years, Bristol has played an integral role
in providing new homes within the West of England
housing market area. The city has accommodated
around 45% of the new homes provided across the
West of England since 2006.

The city centre has played an important role in
accommodating this growth, providing around 7,600
new homes since 2006, representing an average of
630 homes per annum, and broadly equates to around
1/3 of overall supply in the city. Flats account for some
99% of this supply.

The housing stock in Bristol accommodates a
population (472,400 in 2021) that is amongst the
largest of all cities in Great Britain, reflecting its status
as one of ten core cities. Population growth in Bristol
has been unprecedented in the last two decades.
Between 2011 to 2021, population growth increased by
10.3%, which notably surpasses the 6.3% growth seen
across England and Wales. This has been particularly
concentrated in central areas of Bristol.

The household profile of the central area of Bristol is
dominated by single person or couple households,
contrasting with other parts of the city where families
live in larger households. Temple Quarter is adjacent to
an area where larger households are prevalent, which
is fairly uncommon in the central part of the city and
has a role in potentially bridging separate markets.

A growing population has sustained a strong demand
for housing. As of 2020/21 the average price for a
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home in Bristol was £364,006. The lack of accessible
and affordable homes is a critical issue and is
worsening, with the average price paid to purchase
housing in Bristol having increased by some 68%
between 2010-20. This is the second highest increase
in price in the UK (UK House Price Index, 2021). Gross
weekly pay in Bristol has seen limited growth over the
same period, increasing by only 28%, which suggests
that the relationship between house prices and local
earnings is worsening.

Issues of affordability are particularly acute within the
city centre, and are not dissimilar from those recorded
in London, where over 50% of those aged 22-29 are
unable to access a one bedroom property.

The homes we need

The Bristol Local Plan Review recognises the role of
growth and regeneration areas, including Temple
Quarter. At the time of writing the Council expects
the entirety of Central Bristol, including its growth
areas, to deliver at least 15,500 new homes within
the plan period, with scope for significantly greater
numbers where further interventions and delivery of
infrastructure can unlock more potential.

There is an evident and important role for Bristol
Temple Quarter & St Philip's Marsh to play in providing
new homes to address gaps in the current offer and
meet future needs.

There is an evident and important role for Bristol
Temple Quarter & St Philip's Marsh to provide new
homes to address gaps in the current offer and meet
future needs. One key objective in this project is for

the area to support a minimum of 4,000 new homes
within Bristol Temple Quarter & St Philip's Marsh

by 2040. The development should also explore
opportunities for enabling additional new housing
beyond the emerging plan period of 2040 in the
context of anticipated sustained future demand over
the longer-term.

Diversity of housing is an important factor to reflect
and attract a broad demographic of residents. This
Development Framework should support the delivery
of housing which reflects a range of housing needs
and collectively ensures the establishment of mixed
and sustainable communities within the Temple
Quarter. This should include an appropriate mix of
apartments and homes. Affordable housing should be
secured, and a representative and proportionate mix of
‘entry-level’ market housing which is accessible to first-
time buyers and lower income households.

The typology of housing could assist in blending Bristol
Temple Quarter & St Philip's Marsh seamlessly into the
adjacent city centre and established neighbourhoods.
Liveability of new residential neighbourhoods should
be integrated from the outset to accommodate
different patterns of movement, working and
recreation.

Housing will play a vitally important role in achieving
Bristol's net zero carbon ambitions through successful
implementation of sustainable policies. This
Development Framework presents an opportunity to
embed the principles of low carbon, sustainable high
density development established through the Urban
Living SPD and reflect city-wide best practice.

Part 1 - Overview
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2.5.3 Student Accommodation

Bristol’s higher education establishments have seen
significant growth in recent years, including the University

of Bristol and the University of the West of England. The
University of Bristol have projected further growth in student
numbers over the next 10 years, including a major physical
expansion of the university with the delivery of a new
Enterprise Campus at Temple Quarter. This growth will create
an additional need for bed spaces city-wide by 2028.

The expansion in higher education has increasingly

seen the development of purpose-built student
accommodation, mostly within central locations.

There are opportunities to accommodate student
accommodation in Temple Quarter. However, to ensure a
mixed and balanced community is achieved, the delivery of
student accommodation needs to be managed appropriately
through the emerging Local Plan and future guidance
documents, such as masterplans, prepared for the Temple
Quarter area.

2.5.4 Employment

JLL has prepared a draft Employment Land Study on behalf of
Bristol City Council (JLL, 2019). The study provides evidence
on employment land demand and supply in Bristol and the
adjacent areas to help the Council develop its new Local

Plan. A summary of this study is in Appendix D. The spatial
interpretation of this Employment Land Strategy was provided
by Bristol City Council Economic Development team and has
been incorporated as an input into this study.

2.5.5 Retail

Pragma has prepared a Retail Strategy on behalf of Bristol
City Council (Pragma, 2020). Bristol Temple Quarter &

St Philip's Marsh has the opportunity to create a lifestyle
quarter, whereby the multiple user streams can live, work,
eat and engage in leisure pursuits. To achieve this, a strong
convenience offer would be most appropriate. Different user
groups will have different requirements and it is important
the retail mix reflects this. The retail sector continues to be
characterised by uncertainty. Thus, the quarter should not
seek to provide a retail offer synonymous or competing with
the city centre.

In addition, there are specific opportunities for an improved
retail offering at the station. This is a recurring request in
customer surveys and in the engagement undertaken as part
of this study. It is envisioned that this could be a small local
centre to serve commuters, workers and nearby residents.
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Figure 20 Restaurant frontages




2.5.6 Heritage

Silverthorne Lane is the only conservation area within
the Bristol Temple Quarter & St Philip's Marsh area.
Furthermore, The Development Framework area abuts
the Bedminster Conservation Area and is also at close
proximity to the Redcliffe Conservation Area. Sparke
Evans Park in St Philip’s Marsh is included on the list of
‘Local Historic Parks and Gardens’. There are no World
Heritage Sites or Scheduled Monuments within the
Development Framework area.

The Development Framework area has a sense of place
that is derived from topography, successive layers of
infrastructure and associated industrial development.

The resultant character is quite different from much of the
surrounding city. There are a number of listed buildings and
other historic structures that are recognised to contribute to
the significance of the local area and Bristol.
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The historical value of the vast majority of the site does
not match the significance of Bristol Temple Meads station.
Brunel’s ingenious original terminus is the best surviving
major station from the pioneering phase of railway
development and the ancestor of all subsequent termini.
Brunel was instrumental in the whole enterprise and the
association between one of the important and famous of
all engineers with one of his most important and famous
projects further increases its historic value.

The following listed buildings (and their associated curtilage)
are within the Bristol Temple Quarter & St Philip's Marsh
area:

- Temple Meads Station (Grade |)

- Bristol Old Station (Grade I)

- Bristol and Exeter Building (Grade II*)

Figure 21 (From left to right) Bristol & Exeter House, Bristol & Exeter Yard, Station Approach, Station Concourse (top)

Part 1 - Overview
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2.5.7 Flood risk

The River Avon flows in a westerly direction along the
southern boundary of the Development Framework area
before passing through the centre of the western part of
the area. The Feeder Canal passes through the northern
section of the area. While the River Avon and the Feeder
Canal provide waterside amenity opportunities for the
development, they also pose a flood risk to the site.

The area is currently afforded limited protection from fluvial
and tidal flooding from a flood defence situated along the
right bank of the River Avon immediately east of Temple
Meads railway station. This is part of wider flood defence
infrastructure that is used to manage and protect Bristol
Floating Harbour. Although the area is afforded some limited
protection by existing defences, parts of the site remain
vulnerable to flooding.

Ground levels across the site vary significantly. Temple
Meads station (and the area immediately south), the site of
the Wholesale Fruit Centre and the railway depot are all at a
raised level typically 13 — 14m AOD. However large portions
of St Philip’s Marsh are between 8 and 10m AOD, with parts
of Albert Road and Feeder Road being as low as 7.2m AOD.

A review of the Environment Agency (EA) Flood Map

for Planning in 2019 indicates approximately 35% of the
development area is within Flood Zone 3 and 45% is within
Flood Zone 2. The potential impact of climate change on
sea level rises is predicted to have significant impact on
the development area with the proportion of the site falling
within Flood Zone 3 predicted to increase to 50% by 2110.
Without management of flood risk, development of the site,

in particular for uses classified as ‘more vulnerable’ such as
residential development, will be constrained. The figures to
the right represents the EA Flood Map for Planning in 2019
and 2022. Notably, the EA Flood Map for Planning in 2022
shows an increase of land within Flood Zone 3.

Bristol City Council, in partnership with the EA, approved the
Bristol Avon Flood Strategy Strategic Outline Case* (SOC)

in March 2021. The strategy’s objectives include to support
the safe living, working and travelling in and around central
Bristol by ensuring flood threat is reduced. Additionally, the
strategy aims to facilitate the sustainable growth of Bristol
and the West of England by supporting opportunities for
employment and residential land, and infrastructure.

The SOC sets out the case to deliver a strategic flood

risk management approach to central Bristol with further
measures upstream and downstream of the city centre.
Further work is now being done to develop Outline Business
Cases (OBCs) to refine the proposals and unlock funding to
move in to full business case and construction.

The Level 1 Strategic Flood Risk Assessment (SFRA) for
Bristol was published in December 2020. The level 1 SFRA
provides a citywide assessment of flood risk from all sources
assessing the risk now and in the future, taking in to account
the predicted effects of climate change. The level 2 SFRA is
in the process of being updated in line with the development
of the emerging Local Plan.

*https://www.ask.bristol.gov.uk/bristol-avon-flood-strategy-
consultation
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2.5.8 Movement and connectivity

The Bristol Transport Strategy (Bristol City Council, 2019,
page 14) includes a helpful summary of movement and
connectivity in the city:

"The city has two major watercourses flowing through it,
which brings constraints in movement from one side of
the city to the other as there are limited options to cross
them, contributing to bottlenecks at various points in the
city centre.

Bristol has many major transport corridors that stretch
from beyond the city boundary to the city centre. There is
very high demand on these corridors and they transport
thousands of people travelling from the wider area daily.
The impacts are felt at a local level, however the strategic
nature of these linking routes need a coordinated
approach...

Bristol has a number of local centres that provide key
services and facilities but are also destination points in
their own right, attracting visitors from across the city
such as Gloucester Road, Bedminster, Fishponds, Clifton
and many more.

Bristol’s neighbourhoods and residential streets are all
designed differently as a result of the different eras in
which housing has been developed. This ranges from
narrow, Victorian streets where houses do not have off
street parking to wide modern streets, shared spaces and
home zones.

The way our city is laid out means that day to day
travel patterns are varied and it is recognised
that an approach to how we plan movement in
and through the city centre has to be different
from how we plan movement in and between
residential areas and local centres."

The continued development of transport networks
in Bristol and the wider West of England is governed
and guided by a suite of policy documents and
publications. Key documents are summarised in
Section 2.3.

Several diagrams of Bristol's transport network are
presented overleaf:

- Figure 25 — Central highway network

- Figure 26 — Central pedestrian network, including
proposed routes, from the Bristol Central Area
Plan (Bristol City Council, 2015)

- Figure 27 — Central cycle network

- Figure 28 — High-level proposed public transport
improvements, from the Bristol Transport Strategy
(Bristol City Council 2019)

In addition, Figure 288 presents high-level
proposed public transport improvements, from

the Bristol Transport Strategy (Bristol City Council,
2019). This re-emphasises the importance of Bristol
City Centre and Bristol Temple Meads at the heart
of the region.

Challenges
The key transport challenges facing the city are:

)} Housing, jobs and regeneration: Over 100,000 new homes and new
jobs needed across the region by 2036°

} Equality: Bristol has some of the most deprived areas in the country,
with a difference of 16 years in healthy life expectancy between the
most and least deprived areas of the city*.

} Health: Physical inactivity contributes to 1 in 6 deaths and around
300 deaths a year are due to air pollution®.

)} Better places: We need to tackle poor quality public space by
creating high quality places and making better use of our streets

)} Reliable journeys: Bristol has some of the worst congestion in the
country, causing unreliable journeys for many people®.

)} Sustainable growth: \We need to support economic growth and
accommodate emerging technologies while cutting carbon emissions.

Figure 24 Key transport challenges, Bristol Transport Strategy (2019)
© Bristol City Council
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Figure 6: Public transport proposals
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Movement in Bristol Temple Quarter & St Philip's Marsh
One of the most significant challenges in redeveloping
Bristol Temple Quarter & St Philip's Marsh are the physical
and natural barriers in St Philip’s Marsh which currently
restrict access to the site from a number of key locations.
The rail network, canal/waterway, and existing highway
network form a nearly continuous perimeter around the St
Philip’s Marsh area. Vehicular access is limited to the north,
east and southern boundary, and further height restrictions
exist along the northern access points, as the rail arches
limit vehicle type and size. The canal forms a physical
barrier that runs east-west through the north of St Philip’s
Marsh and results in a high degree of severance between
the northern and southern sections of the area.

The transport aspirations for the area around the station are
characterised by competing needs for space. The station
cannot continue to welcome private motor vehicles whilst
impeding those who walk, whether out of choice or necessity.
However, for some people with disabilities and/or reduced
mobility, a motor vehicle may be more accessible than other
means. There is thus a balance to be struck, and those
making changes to the area have a responsibility to reduce
discriminatory barriers.

The way we are moving is changing. The popularity of walking
and cycling has increased and new, disruptive technologies
(such as ride-hailing and cycle/scooter sharing apps) may
continue to transform vehicular travel. Other cities are
recognising the benefits from prioritising active forms of
transport and Bristol must not be left behind. This masterplan
will apply the principles of the Future of Mobility: Urban
Strategy (DfT, 2019), including provision for digital wayfinding,
electric vehicles and autonomous vehicles.



2.5.9 Parking

The demand for car, cycle and motorcycle parking in Bristol
originates from a variety of sources, including residential,
businesses, education and leisure activities. In the city
centre there are several designated public car parks but
on-street car parking is widely restricted, as shown in
Figure 2929. There are also additional private car parks
inside commercial and residential developments. Public
cycle parking in the city centre is typically concentrated

at key locations, such as shopping and entertainment
venues. Beyond the city centre, parking provision is largely
associated with the local land use. For example, the
industrial areas of Mead Street and St Philip’s Marsh attract
small and large vehicles that park on-street and in private
forecourts.

Challenges and policy

Car parking is a recurring challenge raised by the public
and stakeholders in Bristol. It is important to recognise

that future changes to provision cannot be considered in
isolation from network capacity. This is acutely felt in cities
like Bristol where the population is growing and the physical
space for highways is limited. The true remedy is a city-
wide shift toward active and public transport, as outlined in
Section 2.5.8 above and supported by policy.

The provision of car, cycle and motorcycle parking in

new developments is governed by the Bristol Local Plan.
Policy DM23 of the Site Allocations and Development
Management Policies (2014) sets out maximum provision
for car parking for different building uses and minimum
provision for cycle parking and parking for disabled people.
This policy will be retained in the emerging Local Plan.
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The Bristol Central Area Plan (March 2015) does not formally
prescribe a reduced level of car parking standards in the
city centre but Policy BCAP29 states that, “New private
non-residential parking within the city centre will be limited
to the essential operational needs of development such as
space for service vehicles and pool cars and an appropriate
level of disabled parking”. Similarly, the BTQEZ Sustainable
Urban Mobility Plan (January 2016) advises a maximum of
1space per 600m? for B1 (Business) buildings within the
Enterprise Zone.
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Station parking

The north side of the station is currently dominated by surface
car parking, much of which is long-stay and used both by rail
travellers and commuters. The Station Approach is used for
short-stay parking and drop-off, which exacerbates conflicts
with taxis, buses, pedestrians and cyclists at peak times. In
addition, the Friary area is often used as informal drop-off/
pick-up.

This masterplan presents an opportunity to reconfigure the
transport interchange to promote sustainable travel choices,
improve legibility and accommodate forecast passenger
growth. In particular, the relocation of surface car parking
around the Northern Entrance is critical to unlocking sites
around the station to create a new City Gateway. For more
information, refer to Chapter 6.

Strategic objectives

Sustainable transport is a central component of the vision for
this Development Framework. As such, one key requirement
in this study was to, “minimise private vehicle use throughout
the Temple Quarter, and particularly in the immediate vicinity
of the station”. By carefully considering an appropriate level
of parking within each new development, this Development
Framework presents an opportunity to contribute towards
Outcome #2 of the Bristol Transport Strategy: “On and off
street parking managed efficiently to encourage use of
sustainable transport and tackle congestion, while providing
options that support the city’s 24 hour economy.”

Plot 6 Private Car Park: 142 spaces

G

North

Plot 6 Long Stay Car Park: 246 spaces
Midland Shed Long Stay Car Park:
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Figure 30 Existing Bristol Temple Meads station interchange

Station Approach Detail

Key
@ Taxi Rank - 10 cars
@ Taxi feeder - 20 cars (2 lanes)

@ Short stay parking - 8 taxi, 11
general

@ 2 bus stops (5 bays) for 7
services

@ Short stay - 7 Blue Badge, 7 Mo-
torcycle, 20 general, 3 drop-off

Forecourt cycle parking - 104
bicycles

British Transport Police - 10
spaces

Platforms 3/4 cycle parking - 448
bicycles



2.5.10 Public realm and green infrastructure

Bristol is a unique city, in the way the Avon River and the
canal and open space network plays such a critical role

in the city structure. The integration of Bristol with its
water elements and network of parks and urban spaces

is a component of its amenity and is perhaps one of the
strongest concepts of the original design that has been
maintained throughout the evolution of the city. Compared
to many cities, Bristol has a large provision of open space.
Despite this abundance, the quality and vitality has yet to
be realised. The Bristol Temple Quarter Development and
St Philip's Marsh Framework area currently has very little
publicly accessible and usable open space and suffers from
a general poor treatment of public realm.

Only approximately 2% of the Development Framework
area is currently designated for open space. This is
exacerbated further due to severance issues created by

the River, canals and rail infrastructure. The Development
Framework area lacks functional open space at every

level, creating opportunities for new open space. As the
population grows so does the importance of, and pressure
on, the open space network. The requirements of a growing
population highlight the necessity for the Development
Framework area to capitalise on its existing waterfront
amenity. Investment is needed to transform its underutilised
waterfront areas into relevant and attractive open spaces
for the Bristol of tomorrow.

The Canal and River have relatively good coverage in terms
of utilisation for walking and cycling purposes, however
several opportunities exist for greater connectivity to the
wider context as well as and general quality and capacity
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improvements. There is a shortfall in clear linkages to open
space from group and local centres. Sparke Evans Park,

the most significant green space on the site is somewhat
isolated within the urban environment. These spaces are

not well defined or integrated with their surrounding centres
and residential areas. Additionally, they lack a presence or
connection with the city centre, a missed opportunity to
capitalise upon river front amenity. The Avon River, Feeder
Canal and rail infrastructure all provide major connectivity
opportunities as a strong continuous open space corridor.
The edges of the waterways are currently underutilised, with
its connectivity diluted poor legibility, safety and quality, with
limited crossing points and unrealised connections to centres.

The edge conditions of the Development Framework area’s
waterways vary considerably along its length. Inactive edges,
where there is no pedestrian access or building activation
account for more than 40% of the river edge profile. Semi-
active edges, where there is pedestrian access but no
engagement with built form or landscaping accounts for 50%
of the river and canal edges, creating some areas with low
levels of passive surveillance. Only 10% of the river and canal
edge could be considered either active or amenity space,
referring to the Sparke Evans interface with the river, and
areas of the Floating Harbour. Opportunities exist to improve
the urban interface with the linear park network in these
locations, not only to address possible issues associated with
a lack of surveillance, but to unlock the significant recreational
and environmental value of the area's waterways.

Sparke Evans Park is the only formal green space park within
the Development Framework area, however the River Avon,
Feeder Canal and vegetated areas of railway infrastructure

Part 1 - Overview
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and industrial sites all fall within Bristol Temple Quarter &

St Philip's Marsh and contribute to a network of wildlife
corridors. The River Avon is a designated Site of Nature
Conservation Interest (SNCI) and includes salt marsh
vegetation along the tidal river, together with a mosaic of
bank-side habitats. The Feeder Canal is also a designated
SNCI and forms part of the Floating Harbour, which provides
a predominantly fresh water habitat for fish, water-bird
populations and other wildlife. Railway lines, sidings and
industrial areas have been colonised by vegetation in places,
also contributing to wildlife habitats.

This Development Framework presents an opportunity

for focussed investment in public realm and green
infrastructure to enhance city life and complement new
liveable neighbourhoods. This could include integration with
movement routes, flood defences, community space for a
more inclusive and sustainable future.

Figure 31 River Avon (above), Feeder Canal (below)



2.5.11 Diversity and inclusion

Bristol is a city that wants to celebrate and promote

the diverse communities that live here. There is an
established strategic base to support this, including the
Urban Living SPD, One City Plan and Bristol Children's
Charter, as well as the five Equality Objectives set out
in the Council's Equality and Inclusion Strategy.

The Temple Quarter Development Framework provides
an exciting opportunity to ensure the area is designed,
built and managed in a way that brings together
communities, now and in the future.

The demographic data shows that figures for Bristol sit
largely in line with those of England as a whole. The
only major exception to this is the number of people
living in deprived areas. Bristol has a significantly
higher number of people living in deprived areas when
compared nationally.

The renewal of Bristol Temple Meads and the
surrounding area presents a unique opportunity to
improve its accessibility and inclusion. An inclusive
transport network not only improves the experiences
of disabled passengers, but also contributes to
delivering wider socio-economic benefits, enabling
people to partake in employment and social activities,
in turn contributing to improved wellbeing and reduced
isolation.

In this Development Framework, we will challenge
ourselves to do all we can to ensure that diversity and
inclusion is central.
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2.5.12 Sustainable and inclusive growth

Sustainable development is often described using the
Brundtland Report definition as, "development that
meets the needs of the present without compromising
the ability of future generations to meet their own
needs". Bristol has declared a climate and ecological
emergency and aims to be a carbon neutral, climate
resilient, ecologically resilient and wildlife-rich city by
2030.

Not re-inventing the wheel

This study does not propose a new model or
framework for sustainability. Instead, it is based on
sound application of first principles of economic, social
and environmental sustainability that are already
embedded in all levels of policy, from the National
Planning Policy Framework down to the Urban Living
SPD.

During the delivery of this Development Framework

it is almost certain that best practice, policy and
regulation for sustainable development will be
strengthened. The urgency of the climate crisis and
the pace of technological change could have far-
reaching implications for social, economic and political
structures, which will certainly impact town planning
and development. Development should be aim to be
net zero carbon, resilient to the changing climate and
incorporate multi-functional green infrastructure that
makes space for nature and enhances the climate
resilience of the city. Thus, the proposals for this area
should be intentionally flexible to accommodate new
ideas and direction towards a more sustainable future.

Inclusive growth

It is worth noting that there are many shared principles
between sustainability and inclusivity. Inclusive growth
is an essential and integral part of the Mayor’s One
City vision. The economic theme of the One City Plan
underlines the role of inclusive growth with its aim
that by 2050 everyone in Bristol will contribute to

a sustainable, inclusive and growing economy from
which all will benefit.

The economy theme consists of three main
objectives. First, tackle persistent worklessness
and economic exclusion. Second, economic

growth through boosting productivity and, third,
improved integration between neighbourhoods and
employers.

This Development Framework will seek to address
these challenges, within its remit, through intelligent
application of urban design principles to create a
flexible set of proposals that can foster inclusive
growth.

Part 1 - Overview
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2.5.13 Stakeholder engagement feedback

This project has undertaken numerous engagement and
consultation activities to communicate and influence each
stage of development. These included a range of stakeholders,
including the client team, professional stakeholders and the
public.

In addition, representatives from local protected characteristic
groups were consulted to assess potential impacts under the
Equality Act 2010.

Engagement with the client partners was undertaken throughout
the project in regular meetings, including the project board,
steering group and strategic board (described in Section 1.1.5).

Consultation with professional stakeholders (e.g. transport
operators and Historic England) and other parts of the client
bodies (e.g. Bristol City Council highways team) were typically
undertaken in topic-specific workshops when appropriate.

Local community and business engagement sessions followed
two phases:

Phase 1: You said, we’re listening
Gathered feedback on what is good and bad in the area today
and aspirations for its future

Phase 2: You said, we’re doing
Presented emerging ideas and recorded feedback to refine the
proposals

Further engagement is expected to be undertaken to
disseminate the final Masterplan and Development Framework
and consult on the next stages of project design.

Improve the pedestrian
and cycle network

-V
Showcase what this city
is all about and have

a uniquely Bristolian
“wow factor”

Vv

Provide accessible
public spaces

"
Consider future

workspace models and
the changing needs of
the modern workspace

Vv

Consider quick win
opportunities to provide
much needed social
infrastructure

Vv

Responses are summarised in more

detail in Appendix E.

TOP SIX PRIORITIES

1. Routes for pedestrians and cyclists
(46%)

2. High quality public spaces (38%)

. Connections between different types
of transport (35%)

4. Station capacity and ease of use (34%)

5. Green and open spaces (34%)

0000

6. Events, public art and entertainment
(29%)

(Online consultation via Bristol City
Council Consultation & Engagement Hub,
February to April 2019)




September 2018
Visioning worksh
BCC, HoE, NR,
DfT, CA

op

February 2019
Business focus group

July 2019

workshop

Bristol Temple Meads Station Close-out

BCC, HoE, NR, CA, First Bus, Historic
England, Bristol Airport, GWR

August 2018
Project start

January 2019
St Anne's and

Totterdown community

February-March 2019
Text message survey

September 2018
Future of Temple Meads
Requirements workshops
BCC, HoE, NR, DfT, CA, First
Bus, Bristol Airport, GWR

February 2019

High Level Option
Assessment workshop
BCC, HoE, NR, DfT, CA

January-March 2023
Development Framework
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Figure 32 Timeline of stakeholder engagement
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2.5.14 Engagement September 2022 to April 2023
Since September 2022 a more comprehensive
programme of engagement and consultation has

taken place to build awareness of the regeneration
programme, engage with communities and businesses,
and consult on the Mead Street Development brief and
draft Temple Quarter Development Framework. This
has included the following:

Mead Street engagement and consultation

(22nd November 2021 to 7th January 2022)
Engagement with local businesses and community
to inform a draft Development Brief. The Mead Street
Development Brief was endorsed by Bristol City
Council’s Cabinet in August 2022, following formal
consultation between 20th May and 4th July 2022.

Business engagement (Autumn 2022)

A focused period of engagement with businesses in St
Philip’s Marsh, which included a survey, door knocking
and meetings, and the establishment of regular round

table meetings, chaired by the Mayor of Bristol, as well
as regular news letters

Community engagement (ongoing)

Briefings have been organised for organisations and
stakeholder groups. Regular walking tours are carried
out to explain the changes, specifically focused on
the changes proposed in and around Bristol Temple
Meads Station. Continuing opportunities for schools
and university engagement, including tours and
workshops.

Consultation on the draft Temple Quarter
Development Framework (10th January to 8th March
2023)

Multi-faceted consultation to ensure that engagement
reached a variety of different groups and communities,
including those less-heard-from. This included:

- Online information and survey, available in different
formats

- Creative engagement activities, with a focus on
young people and those in the Barton Hill area

- Drop-ins across the area

- Online and in-person briefings and feedback
sessions

- Workshops and events with several identified
communities

- Walks and talks
- Media briefing with local media outlets
- Workshops with young people

A significant amount of feedback was received, across
the range of consultation activities that took place.
Feedback from these activities has informed updates to
the final version of Development Framework. Feedback
that was not directly related to the content of the draft
Development Framework has been recorded and will
be used to help to inform more detailed proposals for
Temple Quarter as they are being developed.

Key themes were regularly cited, including:

- the type and amount of housing and employment

- accessibility in and around Bristol Temple Meads

- travel routes and sustainable travel, particularly
walking and cycling infrastructure

- the provision of community infrastructure;

- and the range of green and blue spaces that might
be created or enhanced

There were also suggestions for how specific aspects
of the proposals could be taken forward.

Respondents were asked to what extent they agreed or
disagreed with the Guiding Principles within the draft
Development Framework. There was a high level of
agreement with the principles:

Guiding principle 1: Integrated & Connected -
91% agreement

Guiding principle 2: Inclusive Economic Growth -
87% agreement

Guiding principle 3: Quality Places - 89% agreement
Guiding principle 4: Quality Spaces - 89% agreement

Guiding principle 5: Vibrant & Creative Communities -
88% agreement

79% of respondents agreed with the Guiding Principles
in relation to proposals at Temple Gate, and 84%
agreed in relation to St Philip’s Marsh.

A full consultation report can be found at www.
bristoltemplequarter.com




2.5.15 Additional considerations and uncertainties

The impact of wider macro factors affecting the UK and
global economies have introduced uncertainties and potential
challenges to some of this Development Framework’s
outcomes. This section briefly explores potential impacts and
considerations that may influence the next stages of design
and implementation.
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COVID-19

The immediate impacts of COVID-19 caused dramatic disruption
to many aspects of city life. In response to the need for social
distancing, patterns of movement, work and social life shifted in
a short period of time. The ripples of the virus have also directed
the attention of citizens and policymakers toward topics such

as neighbourhood life, supply chains, care for children and

older people, and the allocation of physical space in the public
realm. For instance, In May 2020, Bristol City Council announced
an acceleration of planned transport improvements, including
pedestrianising the Old City, introducing bus priority over Bristol
Bridge and other walking and cycling improvements.

This Development Framework has not been designed to
accommodate pandemic conditions, such as social distancing,
widespread home working and minimal use of public transport.
By its nature, this study is primarily concerned with medium to
long-term development in Bristol, as such there is still a degree
of uncertainty to the long-term impacts of COVID-19. However,
as we emerge from post-pandemic recovery, it is essential to
consider COVID-19 impacts as a critical aspect of medium to
long-term development and effective place-making in Bristol.

Part 1 - Overview
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Cost of Living Crisis

Post-pandemic, strong growth was forecast across global
economies as health restrictions eased and consumer
spending expected to increase. However, this recovery
has been significantly affected by the wider cost-of-living
crisis, which has become a significant factor impacting
on consumer habits, housing affordability and fuel
poverty amongst others.

Supply chain disruption during the pandemic has been
further disrupted by the war in Ukraine affecting energy
supply and subsequent policy decisions. Combined
with rapidly rising inflation, this has negatively impacted
development costs and household spending through
tightened consumer credit conditions and intense cost
pressures. Inflation (CPI) is forecast to peak at 11.8% in
the coming months, before falling back gradually during
2023 but still remaining high (Institute of Fiscal Studies,
October 2022).
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Climate Emergency

All around the world, policymakers and citizens have
drawn parallels between the COVID-19 pandemic and
the climate emergency. UK carbon emissions dropped
temporarily in spring 2020, but have since recovered to
pre-lockdown levels, re-emphasising the need for action
on net zero commitments.

As the UK government hosted COP26 in November
2020, it is expected that investment in low carbon
infrastructure may have a role to play in the pandemic
recovery and subsequent economic growth prospects.
The Development Framework will need to consider such
opportunities as part of its focus on sustainable and
inclusive development.



Planning

Despite the disruption of the pandemic and the

current crises, the national and local planning system

is recognised as part of the solution. A RTPI paper

'Plan the World We Need' emphasises growing calls

for a green recovery, that "planning is essential for
delivering change on the ground...As the recovery
gains pace, planning will be critical for directing
investment to solutions which balance economic, social
and environmental objectives." (Royal Town Planning
Institute, 2020).

This has been followed by another RTPI paper ‘Green
Growth Boards’ which builds upon the green recovery
and proposes bringing together the local authority with
key stakeholders to address climate challenges through
communication, collaboration and innovation (RTPI,
November 2021).

In Bristol, a new Local Plan is expected to be adopted in
2024, and other planning tools, such as Supplementary
Planning Documents, are still considered robust good
practice to achieve the city's strategic objectives.
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Summary

Bristol is still a vibrant and attractive city with an exciting
future. The pandemic and the current cost-of-living crisis
have not fundamentally changed the opportunities that
exist in the city, but nor have they solved the infrastructure
challenges and inequalities that require action.

In October 2020, Bristol's One City initiative published their
Economic Recovery and Renewal Strategy. This includes
overarching priorities:

- To seek to reduce poverty and inequality

- To increase the city's resilience and environmental
sustainability

« To enhance the economic and social wellbeing of every
community

To meet these goals, the strategy is built around three pillars:

» People and labour markets
« Business and investment
- Bristol's places, including Temple Quarter

This Development Framework provides a set of placemaking
principles and flexible scenarios for this area of Bristol. Given
the present uncertainties, this study is strengthened by its
focus on infrastructure, the building blocks of quality places,
rather than prescriptive land uses and built form. As such,
the need for taking a flexible, collaborative and innovative
approach to regeneration and planning the future land uses
is more important than ever.

Part 1 - Overview
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2.5.16 Potential meanwhile uses strategy
Meanwhile uses have the potential to promote new ways of using a space,
...... encourage new businesses to an area and allow new partnerships to
form. Importantly, meanwhile uses are seen as a great way to diversify the
opportunities available to people in their city centre, helping to improve the
quality of Bristol’s public realm.
The vision for meanwhile uses in Bristol Temple Quarter is two-fold. Firstly, to
create useful public services that everyone in Bristol has the potential to enjoy or
§ find benefit from. Secondly, to positively promote the area, helping to change the
" public’s perception in the creation of a new “urban quarter.”
<
% Three locations are identified for potential strategic-scale meanwhile uses.
! Assessment of the feasibility of these locations, and potential for other locations
N of varying scale, could be explored as part of an emerging strategy.
1. Temple Square
2. Sparke Evans Park
Figure 33 Meanwhile use sites
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Figure 34 Temple Square meanwhile precedents

TEMPLE SQUARE

Opportunities
Well connected to Temple Meads
station, with a high existing footfall

Highly prominent site at the heart of the
early delivery phases of the masterplan

Capacity to sustain viable commercial
operations and promote a changing
focus for the area, including food stores

Can be delivered as part of the station
and City Gateway programme

Constraints
Land ownership and development time-
frames may limit availability of the site

Must be accessible to the whole
community and not purely a commercial
focus relating to the station

Potential meanwhile uses
Site for visitor centre/exhibition, either in
a temporary or permanent capacity

Retail and leisure use activity to support
increased residential and office capacity
delivered by the masterplan
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Figure 35 Sparke Evans Park meanwhile precedents

SPARKE EVANS PARK

Opportunities
Well connected to St Philip's Causeway

Open space with a known identity

Well located to support existing
residential communities to the east and
south

Riverside location with ecology
resources

Constraints
Site infrastructure is currently limited

Ecology would need to be assessed and
protected

Local residential properties (e.g.
Paintworks) could be disrupted by
evening events

Unlikely to generate additional footfall
from Temple Meads area, due to
distance

Potential meanwhile uses
Bristol Food Festival

Community music events
Fitness focussed events

Site for temporary visitor centre/
exhibition

Ecological education events

Part 1 - Overview
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Pop up food van

Night market

Figure 36 Temple Gate - Legibility and Place Making Opportunities



2.6 Conclusion

This chapter has outlined the primary
considerations from key topics that
have informed this study; and that will
continue to influence the next stages of
design.

This chapter has considered variously:

- Land use

- Housing

- Employment

- Retail

- Flood risk

- Heritage

- Movement and connectivity

- Parking

- Public realm and green infrastructure
- Stakeholder engagement feedback
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A growing city with competing needs

The key message from these strategic assessments is

that they all place considerable demands on a finite area

of land to perform multiple functions; particularly but not
exclusively, in St Philip’s Marsh. The Bristol City Council
municipal area is at the higher end within the UK in terms of
population density at around 4200 population/km? (i.e 42/
ha), equivalent to parts of outer London (CBRE, 2016). It is
also a fast-growing city with a strong consistent growth rate
which varies from 0.24% to 0.69%. This means around 1,050
to 3,100 people are added to the population every year.
This places enormous pressure on the city centre to provide
affordable homes and employment.

The data presented in this chapter suggests a need to
ensure the delivery of a minimum of 3,000 — 4,000 new
homes within the Temple Quarter & St Philip’s Marsh by
2036. Yet there are also high levels of demand for both
office and industrial space, with a lack of commensurate
supply, with only about one years’ worth of annual take-up
available at time of writing. Compromises will be needed,
along with a mixed approach to land use.

Land use will also be challenged by the area’s situation
between and alongside the River Avon and the Feeder
Canal. Although the site is afforded some limited protection
by existing defences, parts of the site remain vulnerable

to flooding. A review of the Environment Agency (EA)

Flood Map for Planning indicates approximately 35% of the
development area is within Flood Zone 3 and 45% is within
Flood Zone 2.

The potential impact of climate change on sea level rises is
predicted to have significant impact on the development area
with the proportion of the site falling within Flood Zone 3
predicted to increase to 50% by 2110. Without management of
flood risk, development of the site will be constrained. There
are also significant challenges in redeveloping Bristol Temple
Quarter & St Philip's Marsh in the form of physical and natural
barriers in St Philip’s Marsh which currently restrict access to
the site from a number of key locations.

Land ownership within the study area is complex and
fragmented. West of the railway, there are large parts of

land in public sector ownership, but this is distributed
awkwardly between Bristol City Council, Network Rail and
Homes England. This underpins the need for a collaborative
partnership to progress with interventions around the station.

St Philip's Marsh presents different challenges, with relatively
little land owned by public sector bodies. The remainder of the
site is divided into small parcels with several hundred private
owners. This imposes a significant constraint for coordinated
infrastructure and development delivery in the area.

Part 1 - Overview
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Towards a 21st Century station area

Bristol Temple Meads station regeneration is a project of
national importance. Its success is directly linked to the social,
economic and environmental wellbeing of the city centre,
wider city and West of England region. It is a significant

heritage asset; Brunel’s ingenious original terminus is the best

surviving major station from the pioneering phase of railway
development and the ancestor of all subsequent termini. Care
and celebration of the exceptional Grade | buildings will be
fundamental to the future of the station.

The area to the south and east of the station has vast
potential for regeneration and should over the longer term
realise substantial housing and job numbers. The station
itself, however, provides a physical barrier to development,
and an emotional one to investor appetite, due to previous
failed attempts to address its local barriers to access and
egress. The lack of permeability and accessibility between
key development sites is holding back development. Patterns
of land development and ownership have also constrained
development surrounding the station due to limited Network
Rail land ownership and the dominance of surface car parking
in the immediate vicinity of the station. There are several
phases required before the potential of the area can be
realised.

By 2035, the number of passengers using Bristol Temple
Meads Station is expected to rise to 22m a year — more
than double the number using the station today. This is

as a result of significant increase in service provision. The
station is, on occasion, already at capacity and constraining
growth in the area. Initial funds are required to vastly
improve access to and from the station and ensure it can
cope with the predicted growth of passenger numbers. In
addition, the transport aspirations for the area around the
station are characterised by competing needs for space. It
is not possible for all modes of transport to have the most
convenient drop off/pick-up at station entrances. Thus, there
is a balance to be struck in using the available spaces to
promote sustainable transport choices.

Older people and disabled people with mobility and visual
impairments also face issues in the station environment and
are more reliant on a consistent, well-designed and well-
maintained environment, both for safety and for navigation.
The accessibility of pedestrian routes is a particular issue
to consider when existing routes are replaced between
platforms and the new entrances, as well as changes to the
passenger subway, both during construction and operation.

It is often noted (through surveys and engagement) that
the quality of passenger experience in the station is poor
and fails to provide an attractive gateway to Bristol. As the
station is forecast to experience high passenger growth in
the next 20-25 years, there is also a forecast need for retail
around the station. There is an opportunity for convenience
retail and food and beverage but it will need a distinct
identity to differentiate it from other areas of the city, given
the challenges in this sector.



Sustainable urban living

The Bristol Temple Quarter & St Philip's Marsh area
currently has very little publicly accessible and usable
open space and suffers from a general poor treatment

of public realm. The area lacks functional open space at
every level, creating opportunities for new open space.

As the population grows so does the importance of, and
pressure on, the open space network. The demographic
data above shows that figures for Bristol sit largely in

line with those of England as a whole. The only major
exception to this is the number of people living in deprived
areas. Bristol has a significantly higher number of people
living in deprived areas when compared nationally. There
is a need for planning and development to respond to
these complex challenges and play their part in fostering a
more inclusive city.

Private vehicles are a recurring theme in envisioning

the future of this area. There is very good car parking
coverage in the city centre, particularly near the
Broadmead and Cabot Circus retail areas with around
2,000 spaces available in existing car parks and in

the evenings, when many leisure activities take place.
Redevelopment provides a major opportunity to create
communities in which car ownership is not essential and
enabling people to walk, cycle and access public transport
services is easy. There are other benefits in the form of
high-quality public spaces and urban living that reflect
established principles of sustainability and placemaking.
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A city that listens

The themes above were all picked up during the
engagement exercise where there was a strong desire for
a diverse mixed economy for successful development. This
was envisaged in the creation of a mixed-use development,
with independent and chain retail, public artwork, make-
spaces, a mix of employment spaces, meanwhile use,
retention of industrial uses and opportunities for schools
and skills. Throughout the study area there was emphasis
given to providing a holistic and sustainable transit network
and a permeable, people-focused movement network —
with safe cycling and walking routes, design for disabilities,
places to sit and relax, and linkages to the city centre.

A wide range of housing affordability was restated as a

city priority. In terms of the masterplan itself, the project
aspirations for a delivery-focused, phased approach were
supported to identify and deliver quick-wins, create new
entrances to Temple Meads and integrate and nurture
creativity through good design.

In summary, it is perhaps worth recognising that any
masterplan or development framework of this scale sets
out a broad vision, principles and a spatial/delivery plan
at a distinct point in time. This chapter has presented

an extensive range of sometimes competing strategic

considerations arising from a comprehensive evidence base
developed for this study. These are not all fixed or technical;

some are economic, societal, environmental, stakeholder or
politically driven and will change into the future.

This Development Framework is not
therefore a blueprint — start here,

finish there. As already evidenced
through the process to date, its ability
to adapt to changing circumstances,
new opportunities and deliver on the
ground will be driven by the professional
team, its skills and experience, political
leadership (and decision making) and
funding support. However, an agreed,
cohesive, long-term vision for the area,
to aid the development of contextually-
specific placemaking principles, is an
important start. This vision is presented
in the next chapter.
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