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Project Title: Bristol Temple Meads Eastern Entrance 

Project Owner: West of England Combined Authority 

Promoter and partners: Bristol City Council, Network Rail 
 

Description of Intervention: 
 
Work is underway to plan the redevelopment and regeneration of Temple Quarter as 
a new mixed used area. Strategic partners, including Bristol City Council, WECA, 
Network Rail and Homes England have come together with the aim: 
 
“To create a sustainable and flourishing new urban quarter for Bristol: a place that is 
welcoming to all – to live, work, learn, enjoy leisure time and build on Bristol’s 
strengths as a world class city.” – Mayor Marvin Rees 
 
The redevelopment of Bristol Temple Meads is at the heart of this regeneration 
opportunity, with investment required to create high quality entrances to the station, 
public realm, and transport facilities to accommodate existing and future demand.  
 
The scheme to be developed is a new eastern entrance to the station and into 
Temple Quarter. This is a critical element of the public investment required to enable 
this regeneration opportunity to come forward, and for the wider economic and social 
benefits to be realised across this area, the city as a whole, and the wider West of 
England region. 
 
The entrance will extend the existing passenger subway, used to access platforms, 
directly through to the development site on Cattle Market Road, where the University 
of Bristol intends to locate its new Temple Quarter Enterprise Campus. The entrance 
will improve permeability through the station, and create a gateway entrance to the 
east of the city. The new entrance will include gatelines as a form of revenue 
protection to the station (it will not form part of a public unpaid route through the 
station), as well as required facilities for passengers to buy tickets, access information 
regarding trains, and potential retail facilities. The entrance will comply with Network 
Rail requirements regarding accessibility, security and safety, and design guidance 
for stations. The entrance will provide sufficient capacity to accommodate existing 
and future demand from the east of the station, which is expected to increase 
significantly as the University’s development is built out and the Temple Quarter area 
is regenerated. There will be a direct interface with the development site on Cattle 
Market Road, where it will be necessary to locate public realm and potentially canopy 
cover and cycle parking in connection with the new entrance. 
 
The structural works required to deliver the entrance will require closure of platforms 
13 and 15 for a number of weeks during construction, which currently service trains 
into London. Due to the level of disruption and cost associated with these track 
closures, it is necessary to utilise the existing planned closures that Network Rail has 
agreed for their network critical re-signalling works to Bristol East Junction. If the 
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opportunity to align these two projects is missed then it may not be possible to deliver 
an eastern entrance to station, as it is unlikely that significant track closures for these 
services could be secured for this project in isolation. 
 
The expected cost for delivering the eastern entrance is £27m, including all design 
work, construction, management costs, risk and inflation.  
 
Due to the criticality of utilising the planned track closures to carry out structural 
works, it is necessary to expedite the delivery timeframe of this project. The track 
closure is planned for Summer 2021; design work, procurement and enabling works 
associated with the new entrance must be complete by this time to allow structural 
works to be carried out during the Summer 2021 track closure. Any non-structural 
works to fit out and commission the entrance can be carried out after this period, but 
must be coordinated with the University of Bristol’s development and construction 
timescales. 
 
Due to the level of interface and coordination with the Bristol East Junction signalling 
works and the compressed timescales for design work, Network Rail will take 
responsibility for delivery of this scheme, utilising in-house resource and expertise to 
progress the project through their GRIP governance process and ensure the Summer 
2021 milestone can be met. 
 

 
Figure 1: New eastern entrance to Bristol Temple Meads from the University of Bristol's development site 
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Market Failure (including why the private sector cannot resolve):  
 
There are a number of reasons why public intervention is required to deliver this project: 
 

1. This would be a major investment in strategic public transport infrastructure, and there 
is unlikely to be a mechanism for the private sector to take a return on investment, 
without a significant stake in the operation of the station 

 
2. Delivering a new eastern entrance will form part of a wider programme of work to 

upgrade Bristol Temple Meads station, a public asset, to ensure it is fit for purpose, 
able to accommodate future demand, and provide a modern passenger experience 
fitting of the scale of the station and the region it serves; it currently remains the only 
major railway station that has not seen significant investment to bring it up to modern 
standards. 
 

3. Bristol Temple Meads is a Grade I listed heritage asset, a major station and a critical 
node on the rail network, and therefore there is a high risk profile associated with any 
major works to the station.  
 

4. Work is underway to plan the redevelopment of Temple Quarter as a new mixed used 
community, with plans for significant additional housing and jobs. To ensure the 
successful regeneration of this area, strategic public investment will be required to 
deliver the required infrastructure to enable this area of the city to be redeveloped, 
and to act as a catalyst for investment, increasing market confidence. The new 
eastern entrance is a critical element of the public investment required to enable this 
regeneration to come forward, and for the wider economic and social benefits to be 
realised across this area, the city as a whole, and the wider West of England region. 

 
5. There is a critical interface with the Bristol East Junction signalling works that Network 

Rail is undertaking, which are essential to ensure that the rail network has sufficient 
capacity to operate and run services required up to 2030.  The signalling works 
cannot be compromised and therefore public intervention is required to ensure the 
interface is managed effectively and the opportunity to utilise the planned possessions 
and deliver this project is not missed. 

State Aid Position 
 
No State Aid will be granted, as the good or service is not tradable across Member States. 
 
As per good practice the project’s State Aid position will be under continuous review. 
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Rationale including alignment with strategic aims:  
 
This project will support the development of the Bristol Temple Quarter Enterprise 
Zone and in doing so will help to drive business rates retention and contribute to the 
West of England Economic Development Fund. 
 
Enterprise Zones represent Government’s locational priorities for economic growth.  
Additionally, Government has recently announced that it will support a massive 
increase in housebuilding.  Temple Quarter EZ is one of the highest performing 
Zones, yet its full potential to deliver both economic and housing growth remains 
untapped.   
 
The top objectives of the LEP, stated in their Strategic Economic Plan (SEP), include 
creating places where people want to live and work, ensuring all communities share 
in prosperity and ensuring a resilient economy that operates within environmental 
limits.  The SEP specifically calls for investment in the EZ to ensure that “they are 
inclusive so that the prosperity may be shared with other areas”.   
 
Bristol City Council’s Temple Quarter Spatial Framework – adopted by its Cabinet on 
4 October 2016 – sets out a blueprint for how development may look and spaces will 
work in the Enterprise Zone.  In welcoming its adoption, Mayor Marvin Rees made 
clear his expectation that the Zone “will become a new urban quarter offering access 
to jobs, much needed housing and leisure while making it easier for people to 
connect between [Temple Meads] station, the city centre and surrounding 
communities”.   
 
This project supports the delivery of all of these objectives, as a key project within the 
redevelopment of Bristol Temple Meads station, helping to create ‘a world-class 
railway hub with outstanding station facilities’. More specifically, the Framework 
describes how the former Royal Mail Sorting Office site should have ‘major public 
space with direct access to the station’. 
 
This project is also consistent with the emerging Local Plan Review for Bristol, for 
which the most recent public consultation has commenced on 18th March 2019. The 
document sets out policies for ‘a transformed and fully connected Temple Meads 
station’. The documents describe how ‘a new entrance to the east will also be created 
to facilitate access and act as a catalyst for development to the east of the station’, to 
contribute to achieving this strategic aim. 
  
This project is also complementary to the emerging masterplan for the refurbishment 
and redevelopment of Temple Meads station and the wider Temple Quarter area 
being brought forward by Bristol City Council, working in collaboration with WECA, 
Network Rail and Homes England. 
 
This project is also aligned with the strategic objectives and priorities of the 
Investment Fund; it will contribute toward boosting economic growth in the West of 
England Combined Authority area through delivering effective and resilient 
infrastructure.  
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OBJECTIVE ALIGNMENT 
Infrastructure 
Better links to reduce congestion and connect people  X 
Improve national and international connections X 
More affordable homes with a range of housing types X 
Employment spaces to meet the needs of all businesses X 
World-leading digital connections across the region  
Skills 
Improving skills and knowledge supply to meet existing and 
future demands 

 

A joined-up education, employment and skills system that 
meets the region’s business needs 

 

Provide residents with support, information, advice and 
guidance to unlock their career potential. 

 

Business 
Helping businesses to start-up, grow and flourish X 
Supporting businesses to make the most of export 
opportunities 

 

Supporting an innovative economy  
Protecting and promoting our region's culture X 

 

Benefits  
 

There are several different benefits to delivery Bristol Temple Meads Eatern Entrance 
as follows: 
 

Rail Benefits 
Increased rail frequencies and extensions to the length of existing rail service 
underpin the planned growth with the Joint Spatial Plan. With the scale of housing 
and jobs growth planned in the West of England there will be requirements for far 
more ambitious levels of rail mode split for travel. Temple Meads is forecast to need 
to support demand increasing from 11 million per annum today to 22 million 
passengers by the end of next decade.  
With all elements that are being invested in within the station (including the Eastern 
Entrance) this will facilitate the capacity needed to support increased growth 
facilitating an additional 20,000 passengers each day and longer trains and enhanced 
frequencies serving Temple Meads.  
 
Housing Benefits 
The JSP requires delivery on 105,500 houses.  Housing sites identified to meet this 
requirement are listed below along with the narrative as to their reliance on the Bristol 
Temple Meads Eastern Entrance. 

1. The eastern access will support the regeneration of the St Phillips trading 
estate which is part of the ongoing masterplan for the Temple Quarter led by 
BCC. The IF funding will therefore be supporting the longer term housing 
development in this area (5000 + homes). 

2. Temple Quarter Enterprise Campus – 100 total housing units (based on 400 
student rooms). The development is part of the larger enterprise campus which 
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is reliant on Eastern Entrance which provides direct access to the station for 
this site and opens up access for the other housing and employment sites to 
the south and east of the station.  

3. Former Petrol Station and Bath Road Open Space sites, Totterdown – 160 and 
300 housing units respectively. These schemes are partially dependent on the 
New Eastern Entrance. 

4. Spring Street and York Road/Mead Street – 120 and 430 housing units 
respectively. These sites are dependent on improvements along the A4 
corridor but also on the station access improvements.  

5. Templegate Peugeot Site – 198 housing units. The scheme is partially 
dependent on the Eastern Entrance.  
  

Severance Benefits 
At Bristol Temple Meads there are measures which would directly address severance 
within the area. The eastern entrance will reduce the severance created by the 
station (although it should be noted that it will not be usable for non-ticket holders).  
 
Accessibility Benefits 
The new Eastern Entrance aims to overcome barriers from the east to the station and 
then the rest of Bristol. This improves the accessibility of the station and improves the 
accessibility of the services within the city.  

 
 
 

Options appraisal:  
 
There are limited options available to provide an eastern entrance to the station, 
however the following options have been considered: 
 

1. Do nothing – by not providing an eastern entrance, the station will continue to 
act as a barrier within the city, will not provide capacity in line with increased 
demand that is expected to come from the east of the station, and will not 
provide the wider economic and social benefits that this intervention would 
enable 
 

2. Use existing tunnel alignment – this option utilises the existing tunnel 
alignment and is a more minimalist intervention, but is not preferred as it: 

 
a. Does not comply with accessibility standards due to the gradient of the 

tunnel and would therefore risk being in contravention of the Equalities 
Act 2010 and Disability Access Regulations  

b. Provides limited additional capacity due to the tunnel width and would 
therefore not meet the requirements of the Business Case.  

c. Conflicts with the University of Bristol’s development and would required 
UoB to redesign. We have no legal driver to insist on this redesign and 
are therefore unlikely to secure agreement. Even if an agreement could 
be reached the alternative redesign would include a reduction in the 
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quality of the public space and station facilities around the entrance, 
and operational issues for both the station and the University 

d. Is not on the desire line and does not optimise efficient pedestrian 
movement due to the alignment of the tunnel.  

 
3. Straightened alignment of existing passenger subway – this option involves 

continuing the alignment of the existing passenger subway into the Cattle 
Market Road development site. This is the preferred option as: 

 
a. It enables sufficient capacity to accommodate future demand from the 

east of the station 
b. It is on the desire lines for passengers wishing to access the station, 

increasing inclusivity, improving wayfinding and enabling efficient 
passenger movement 

c. It does not conflict with the University of Bristol’s development and is 
supported fully by the University 

d. It enables greater place-making opportunities 
 

4. Existing servicing tunnel – this option involves continuing the existing servicing 
tunnel into the Cattle Market Road development site. This is not the preferred 
option as it would require a viable alternative to the existing servicing 
arrangements for the station, it would require new accesses to platforms to be 
opened from the servicing tunnel, and it would be more expensive and less 
deliverable than the preferred option, with no additional benefit. 
 

5. GPO tunnel – this option involves utilising the existing GPO tunnel to provide 
an eastern entrance, but is not the preferred option as it severely conflicts with 
the University’s development, has limited benefit due to its location, and is 
constrained by the width and height of the tunnel.  

 
In consideration of options for funding, a Housing Infrastructure Forward Funding bid 
is due to be submitted to MHCLG in March 2019 for investment in the A4 strategic 
growth corridor to unlock sites for delivery of a significant number of new homes. The 
bid demonstrates how additional match funding beyond the grant will be utilised 
within the wider investment, and this includes up to £50m from the Investment Fund, 
of which this project forms part. This project requires early investment to ensure that it 
can be delivered within the critical window of the planned track closures in Summer 
2021.  
 

Synergies with Other Projects/Programmes/Sector Initiatives:  
 
There is a critical interface between this project and the Bristol East Junction 
signalling works that Network Rail are undertaking. This project will need to ensure 
that any structural works requiring track closures will take place during the existing 
planned closures for the signalling works. This will ensure a significant cost saving 
through reduced possession costs, ensure deliverability, and minimise disruption to 
the public during construction.  
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Additionally, there is an interface with the wider masterplanning work that is underway 
for the Bristol Temple Meads station and Temple Quarter area. Managing this 
interface effectively will ensure that this project will be considered holistically as part 
of the wider station improvements and passenger experience to provide best value 
and avoid potential conflicts. 
 
The project will also be coordinated alongside construction of the University of 
Bristol’s development to ensure that investment in the public realm surrounding the 
new entrance will not require any redesign, or be damaged through the construction 
process for the University’s development.  
 
Delivery of this infrastructure will support the development of the Temple Quarter 
Enterprise Zone and indirectly drive business rates retention, which will contribute to 
the West of England Economic Development Fund. 

Outcomes including wider socio-economic benefits:  
 
Direct impacts 
 
Construction jobs impacts have been modelled by Bristol City Council using 
methodology applied by Amion Consulting in their assessment of the economic 
impact of Engine Shed 2 carried out for the FBC submitted to WECA in late 2018.  
The findings of the analysis are noted in the table below.  These should be 
considered as indicative only, with the final methodology to be confirmed at FBC 
stage. 
 

Total construction cost £26,644,713 

Construction labour cost coefficient for 
infrastructure projects (workers per £1m 
of output at 2011 prices)1 

13.9 

Construction investment per worker2 £79,281 

Number of person years generated at 
construction phase 

336 

Number of permanent FTEs generated at 
construction phase 

34 

 
GVA has also been calculated using the same approach taken by Amion, namely to 
assume that GVA generated by the construction sector is worth 38% of its turnover.3  
This in turn derives a gross GVA for the scheme of £10.1 million. 
 
Indirect impacts 
 
By improving accessibility within the Temple Quarter area and enhancing the 
functionality and appearance of Bristol’s main transport interchange, the scheme will 
indirectly support development in both the Enterprise Zone and wider city centre.  In 

                                                           
1 Homes and Communities Agency, Calculating cost per job: best practice guidance (2015) 
2 Adjusted using same factor (1.102) as applied by Amion to calculation of economic impact in the Engine Shed 
2 guidance 
3 Based on previous analysis of Annual Business Inquiry data by Amion. 
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so doing it will aid the meeting of the target to deliver 22,000 new jobs in the EZ by 
2043 and associated development and business rates growth targets. 
 

Project Spend Profile 
 

a. Business Case Development Phase (funds required to develop 
the scheme up to the submission of a Full Business Case)  

 

Cost (£000s): 17/18 18/19 19/20 20/21 21/22 22/23 Total 
Funds Sought 0 0 2,000 500 0 0 2,500 

Public Match 0 0 0 0 0 0 0 

Private Match 0 0 0 0 0 0 0 

Overall Total  0 0 2,000 500 0 0 2,500 

 
b. Delivery Phase (funds required from Full Business Case approval 

to scheme completion)  
 

Cost (£000s): 17/18 18/19 19/20 20/21 21/22 22/23 Total 
Capital Sought 0 0 0 6,682 8,909 8,909 24,500 

Revenue Sought 0 0 0 0 0 0 0 

Total 0 0 0 6,682 8,909 8,909 24,500 

Public Match 0 0 0 0 0 0 0 

Private Match 0 0 0 0 0 0 0 

Overall Total  0 0 0 6,682 8,909 8,909 24,500 

 

Cost Breakdown  
 
Please provide, in as much detail as possible, a breakdown of costs by spending 
categories, or at minimum the types of expenditure to be incurred and an estimate 
against each. 
 

a. Development Phase 
 

Design Team Fees £1,052,981.33 

Permanent Way £12,329.52 

Telecommunication Systems £8,356.36 



West of England - Outline Business Case 

  

Building and Property £173,660.34 

Civils Engineering £163,023.36 

Enabling Works £608,668.34 

O.H.P. on Design (except signalling) £86,943.41 

Other Project Costs £350,000.00 

NR Allowance for Common Safety 
Method £250,000.00 

NR Allowance for Station Change £100,000.00 

Project Management £112,238.51 

Project Team Fees - applied to Total 
Construction Costs, Design and 
Other Project Costs 

£112,238.51 

Base cost £1,515,219.84 

Risk £984,892.90 

Anticipated final cost  £2,500,112.74 

 
 
 
 
 

b. Delivery Phase  
 

Direct Construction Works £6,900,270.87 

Permanent Way £88,068.00 

Operational Telecommunication 
Systems 

£59,688.27 

Buildings and Property £1,240,431.00 

Civil Engineering £1,164,452.60 

Enabling works £4,347,631.00 

Indirects: Preliminaries £2,415,094.80 

Overheads and profit £1,010,199.65 

Other Project Costs £1,035,040.63 

Project Management £908,848.48 

Base cost £12,269,454.43 

Risk £7,975,145.38 

Inflation £3,900,000.00 

Anticipated final cost  £24,144,599.81 

 
 

Source and Commitment of Match Funding:  
 

Public Match Source Amount (£000’s) Secured/ Status 
None    
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Private 
Match 

Source Amount (£000’s) Secured/ Status 

None    

    

    

    
 

Whilst there will be no match funding for this project specifically, the project forms 
part of a wider investment programme, as outlined in the Housing Infrastructure 
Forward Funding bid, which is due to be submitted to MHCLG in March 2019. The bid 
is for investment in the A4 strategic growth corridor to unlock sites for delivery of a 
significant number of new homes and it demonstrates how additional match funding 
beyond the grant will be utilised within the wider investment programme. 

Delivery Issues, Key Milestones, Track Record and State of 
Readiness:  
 
Based on the preferred option, some consideration has been given to the 
construction methodology to give confidence that the scheme can be delivered within 
the existing constraints. Some analysis of Network Rail station requirements, and 
pedestrian movement and demand has been undertaken within the context of the 
wider masterplanning work for the station. Dialogue with the University of Bristol, who 
will build out their development on the adjacent site, and Historic England is ongoing, 
and assurances have been given that the high level concepts of the scheme are 
acceptable. Further engagement throughout the design process will be required.  
 
Network Rail are now undertaking a review of the available information, holding 
stakeholder workshops and progressing the project through their GRIP governance 
process.  
 
Designs will be developed and the construction methodology tested through use of 
Network Rail’s internal design team and construction experts. Network Rail will be 
responsible for delivery of the project, including obtaining listed building consent, 
procuring contractors and managing interfaces with other projects and stakeholders. 
 
 

Milestone completion dates Baseline 

GRIP stage 2 June 19 
GRIP stage 4 Dec 19 
Procurement for GRIP stage 5-6 Feb 20 
Full business case approval with conditions Apr 20 
GRIP stage 5 July 20 
Consents obtained Sept 20 
Final Approved Business Case Sept 20 
Start on site Dec 20 
Enabling works complete June 21 
Structural works complete Aug 21 
Fit out and commissioning complete Aug 22 
Operational Mar 23 
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Network Rail is highly experienced in delivering major works to their assets and 
network, and is best placed to manage their GRIP governance process to ensure 
successful delivery. Network Rail are able to draw on lessons learnt and expertise 
from around the country where new station entrances have been delivered in an 
operational environment, and they have extensive experience of working alongside 
Historic England to deliver major refurbishments of historic stations. 

Eastern entrance 
programme.pdf

 
 

Dependencies, Key Risks and Viability:  
 
Top 5 current risks RAG 

rating 
Proposed mitigation measure Mitigated 

RAG 
rating 

1. Integration with the Bristol 
East Junction signalling 
works – There is a risk that it 
will not be possible to integrate 
the station entrance works with 
the Bristol East junction 
signalling works due to 
construction issues, or 
possession requirements 

 Network Rail to manage both 
projects, under the same 
governance arrangement 
Early identification of possession 
requirements and construction 
methodology 

 

2. Compressed design 
timescales – Due to the 
criticality of undertaking works 
during track closures in 
summer 2021, it will be 
necessary to compress design 
timescales significantly, which 
may not be achievable or 
result in less resolved design 
when procuring the main 
contractor to carry out the 
works 

 Ensure sufficient resource 
availability 
Ensure quick escalation and 
resolution of project issues 
Streamline processes 
 

 

3. Listed building consent – 
Listed building consent will be 
required to carry out the works, 
which may take longer than 
anticipated or may not be 
granted 

 Early and regular engagement with 
Historic England throughout the 
design process 

 

4. Design and construction 
interface with the University 
of Bristol’s development site 
– There is a risk that the 
interface on the Cattle Market 

 Early and regular engagement with 
the University of Bristol. 
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Road development site cannot 
be managed, either during the 
design process or through 
construction 

5. Operational agreement – 
There is a risk that obtaining 
all necessary agreements and 
approvals from the operators 
will take longer than 
anticipated 

 Early stakeholder engagement 
through Network Rail processes 

 

 

Risk Register 

Template v1.xlsx
 

 

Approval of the Outline Business Case:  

Senior Responsible 
Owner from 
promoting 
organisation 

Name:  

Signature:  

Date:  

 

Section 151/Chief 
Finance Officer of 
promoting 
organisation 

Name:  

Signature:  

Date:  

 

Submitted by:  

Contact details (email/phone):  

Date of submission: 
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Annex A: Logic Model 

 

Context and Rationale 

This project aligns with the emerging Local Plan Review, which sets out aspirations for the redevelopment of Bristol Temple Meads to create a word-class railway hub with 
improved connectivity to all parts of the city. The Local Plan Review aligns with the Joint Spatial Plan.  
Public investment is needed to bring this project forward due to the limited time window for delivery, and the regeneration benefits across the region that will be realised 
as a result of strategic public investment.  
 

 

Objectives Resources/ Input  Activities  Outputs  Direct & Indirect 

Outcomes  

Impact  

In line with the timescales 
for the University of Bristol’s 
construction of the new 
Temple Quarter Enterprise 
Campus, the aims/ 
objectives of the scheme 
are: 

• Improve access and 
connectivity to the station 
from the east of the city 

• Improve passenger 
experience by creating a 
gateway environment   
 

• £27m to fund the 
scheme 

• Project team 
resource to manage 
the project 

• Specialist legal and 
property advice 

 

In order to address the 
aims and objectives we 
will accomplish the 
following activities:  

• Design 

• Governance 

• Procurement 

• Obtain consents 

• Enabling works 

• Construction 

• Fit-out 

• Stakeholder 
engagement 

We anticipate that, once 
accomplished these activities 
will produce the following 
deliverables:  

• A new operational 
eastern entrance to 
Bristol Temple Meads 
station into the 
University of Bristol’s 
new Temple Quarter 
Enterprise Campus 

We anticipate that if 
accomplished these outputs 
will lead to the following: 

• Improved accessibility to 
Temple Meads complex 
from south and east of 
city, including shorter 
journey times 

• Increased attractiveness 
of wider area for 
development 

• Improved passenger 
experience, measured 
through passenger 
satisfaction surveys 

We anticipate that if 
accomplished these activities 
will lead to the following 
changes in service, 
organisation or community:  

• 34 permanent FTEs 
generated at 
construction phase 

• A gross GVA for the 
scheme of £10.1 million.  


