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PART 1 – INTRODUCTION 
 
1.1 This Planning Brief has been produced in order to guide the future 

development of the Greater Greyfriars area. 
 
1.2 A map of the area covered by the planning brief is included on page 6 of this 

document. 
 
1.3 This Brief is one of several site-specific Supplementary Planning Documents 

being produced as part of the Gloucester Local Development Framework. 
 
Purpose of the Brief 
 
1.4 The purpose of this brief is to set out, primarily for the benefits of landowners 

and developers, the requirements of the Local Planning Authority, the 
Highway Authority and other service providers in relation to the 
redevelopment of this site either in part or in whole. 

 
1.5 It provides a basis on which developers can prepare plans and financial 

programmes.  It also sets out the principles of development that should be 
adopted by developers including: land use, layout, design, provision of open 
space, access and landscaping. 

 
1.6 During the preparation of the brief, technical advice has been sought from 

various officers within the City Council, who possess expertise in particular 
fields.  These include; the historic environment, land contamination, 
highways, noise, and so on.  Discussions have also been held with various 
landowners. 

 
1.7 This planning brief will be a material planning consideration when the City 

Council determines any planning application for the site (either in part or in 
whole). 

 
Public and Stakeholder Consultation 
 
1.8 The Brief has been subject to three periods of public consultation; the first in 

August/September 2006, the second in October/November 2007 and the 
most recent commencing in December 2009.  The latter was undertaken in 
accordance with Regulation 17 of the Town and Country Planning (Local 
Development) (England) Regulations 2004.  All public consultation has been 
undertaken in accordance with the Council’s adopted Statement of 
Community Involvement (SCI). In addition the GHURC has also undertaken 
public consultation on proposals for the site. 

 
1.9  Schedules of comments from consultations have been prepared, showing 

how the comments have been taken into account in producing the revised 
draft documents including the reasons why suggested amendments might not 
have been carried forward. 

 
1.10 The Brief has been subjected to a Sustainability Appraisal and a report 

produced summarising how well the Brief performs in social, economic and 
environmental terms. 
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Further Information. 
 
1.11 Since the publication of the consultation document in October/November 

2007, there have been developments that have impacted on the content of 
this Planning Brief in relation to the land allocation at the former Gloscat 
media site.  In the document, the site was identified for mixed-use 
development to include residential development and a Neighbourhood 
Resource Centre (NRC).  The NRC was identified in the Planning Brief as a 
significant planning obligation that would be sought by the Council from the 
development of the site. 

 
1.12 A key component of the funding for the NRC was to come from SWRDA’s 

‘Building Communities’ initiative, which was launched in 2002 to develop 
sustainable neighbourhood communities in urban areas.  However, SWRDA 
has recently carried out a strategic review of spending priorities in light of cuts 
from central Government and reduced income.  Subsequently, the decision 
was taken to withdraw all funding from the NRC, and it is considered unlikely 
the NRC will be brought forward within the foreseeable future. 

 
1.13 Consequently, references to the NRC have been deleted from the Planning 

Brief, but the desire for community facilities to be incorporated on the former 
Gloscat media site has been maintained. 

 
Contact details 
 
1.14 Contact details and sources of further information are provided on page 34 of 

this document. 
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PART 2 – SITE SURVEY 
 
Location 
 
2.1 The Greater Greyfriars area is located to the south east of the City Centre.  Its 

north western edge runs the length of Southgate Street from Kimbrose 
Triangle to the entrance to The Mall Shopping Centre.  The north-eastern 
edge runs through Bell Walk, Jennings Walk and Hampden Way, 
incorporating the Hampden Way car parks to the East.  To the south-east the 
boundary runs along the back of the Gloscat Media building, incorporating St 
Michaels Square Car Park, and then continues along Parliament Street to the 
south west, joining at Kimbrose Triangle. 

 
2.2 Major structures within the site include; Gloscat Main buildings and Media 

building, The Mall Shopping Centre, Gloucester Indoor Market, Greyfriars 
monument, Church of St Mary de Crypt, Greyfriars bowling green, Gloucester 
Library and Museum, Constitution House, St Michaels Square Car Park, and 
car parks to the north and south of Hampden Way.  Plan 1 below shows the 
boundary of the Greater Greyfriars area. 

 

 
Plan 1: Greater Greyfriars site boundary 
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Site Area(s) 
 
2.3 The total area covered by this planning brief is 7.93 hectares (19.6 acres).  

This can be broken down into the following main sub areas. 
 

• St Michaels Square – approximately 0.35 hectares (0.85 acres) 
• Gloscat Main Site – approximately 1.71 hectares (4.23 acres) 
• Gloscat Media Site – approximately 0.66 hectares (1.63 acres) 
• Car Park (north of Hampden Way) – approximately 0.22 hectares (0.54 

acres) 
• Car Park (south of Hampden Way) – approximately 0.29 hectares (0.71 

acres) 
• Greyfriars bowling green and the indoor market – approximately 0.31 

hectares (0.77 acres) 
 
2.4 Plan 2 below identifies the location of these main sub-areas. 
 

 
 
Plan 2: Main sub areas within the Greater Greyfriars area 
 
Ownership 
 
2.5 The Greater Greyfriars area is subject to a number of ownerships.  

Gloucester City Council is a major stakeholder, owning the Greyfriars bowling 
green, the indoor market, the City Museum, the car park to the south of 
Hampden Way and St Michaels Square Car Park. 

 
2.6 Gloucester City Council also owns the shopping centre, though this is subject 

to a long-lease to The Mall Shopping Centre. 
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2.7 The Homes and Communities Agency own both the Gloscat Main site and the 
Gloscat Media site. These were purchased from the College in 2004 to 
facilitate the relocation of the college to a new campus near the Docks. 

 
2.8 It is understood that Gloucester United Schools Charity owns the Sir Thomas 

Rich’s car park to the north of Hampden Way. 
 
2.9 English Heritage owns the Greyfriars monument. 
 
Existing Land-use 
 
2.10 Both Gloscat sites have been vacated by the College following its move to its 

new, purpose built complex located to the south of Llanthony Road and the 
Docks.  Both buildings are currently disused. 

 
2.11 Other major land-uses include; retail (The Mall Shopping Centre and 

premises fronting Southgate Street); Eastgate Market; Gloucester Library and 
Museum; Car Parks (to the north and south of Hampden Way, and St 
Michaels Square); and residential (fronting Parliament Street, around St 
Michaels Square, and Priory Place). 

 
Access 
 
2.12 The Via Sacra runs through the site along Greyfriars, stretching between 

Southgate Street and Brunswick Road, providing pedestrian and cycle 
access.  Brunswick Road runs centrally north-east to south-west through the 
site, providing vehicular, as well as pedestrian and cycle access.  Parliament 
Street runs along the southern edge.  Pedestrian access to the Gloscat Media 
Site is currently through the front entrance located on Brunswick Road and 
vehicular access is from Hampden Way Car Park and Cromwell Street to the 
rear.  Constitution Walk provides pedestrian access from the City Centre 
through to the south-eastern corner of the Gloscat Main Site. 

 
2.13 Designated cycle routes run along Greyfriars Walk and Brunswick Road, 

providing access to most areas of the City and beyond. 
 
2.14 In terms of public transport, Brunswick Road, which dissects the site, is a high 

frequency bus route.  A bus stop is located in the centre of the study area, 
adjacent to the former main college building.  The bus and rail interchange is 
located approximately 0.5km away to the north. 

 
Public Rights of Way 
 
2.15 No public rights of way exist in the Greater Greyfriars area. 
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Characteristics and Topography 
 
2.16 The area is generally flat.  However there is a substantial fall in levels 

between Brunswick Road and the Gloscat Media site.  There is a fall in levels 
along the south-west edge of the Gloscat Main site and the rear of properties 
facing onto Parliament Street.  There is also slightly raised ground adjoining 
the Greyfriars monument. 

 
Listed Buildings 
 
2.17 Within the area there are a large concentration of listed buildings that have 

been identified as being of special architectural or historic interest and of 
national importance.  Those of particular importance are: 

 
• Greyfriars Inn behind 31 Southgate Street, Grade II 
• 31A Southgate St, St Mary de Crypt Grammar School, Grade II* 
• Church of St Mary de Crypt and its graveyard and memorials, Grade I 
• Addison’s Folly, Grade II 
• Greyfriars, Greyfriars House & Remains of attached Greyfriars church, 

Grade I 
• 5 – 8 Priory Place, Grade II 
• Public Library, Brunswick Road, Grade II 
• City Museum & Art Gallery, Brunswick Road, Grade II 
• Constitution House, Constitution House, Grade II* 
• Society of Friends Meeting House, Grade II; and 
• Gatehouse to forecourt of Society of Friends Meeting House 

 
2.18 A full schedule of listed buildings within the Greater Greyfriars area is 

provided as Appendix 1.  For more information, and to view descriptions of 
each of the buildings, go to www.gloucester.gov.uk/listedbuildings. 

 
Conservation Areas 
 
2.19 A Conservation Area is defined as ‘an area of special architectural or historic 

interest the character of appearance of which is desirable to preserve or 
enhance’ (Section 69 of the Planning (Listed Buildings and Conservation 
Areas) Act 1990).  The area covered by the Planning Brief falls within three of 
the Council’s adopted Conservation Areas; 1 – The Spa; 4 – Eastgate and St 
Michaels; and 5 – City Centre.  Plan 3 below identifies the location of these 
Conservation Area boundaries within the Greater Greyfriars area. 
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Plan 3: Conservation areas within the Greater Greyfriars area 
 
2.20 Conservation Area Assessment and Management documents have been 

prepared for all Conservation Areas in the City.  They were each the subject 
of a two-stage consultation process before being approved by Council as 
‘interim supplementary policy’ in September 2007.  All proposals for 
development within the area should address the guidance and advice 
contained within these documents. 

 
2.21 Conservation Area Consent will be required for the demolition of non-listed 

buildings and the felling of trees within these Conservation Areas. 
 
2.22 For more information go to www.gloucester.gov.uk/conservationareas. 
 
Archaeology 
 
2.23 The whole of the Greater Greyfriars area is located within an ‘Area of 

Principal Archaeological Interest’. 
 
2.24 Significant remains from the Roman period onwards are known to lie beneath 

the area covered by the planning brief.  A large proportion lies within the 
Roman City area.  Other important elements include: 

 
• The church of St Mary de Crypt, originating from the twelfth century, the 

current church being a culmination of a long period of rebuilding, 
particularly during the sixteenth century 

• The Franciscan Friary of Greyfriars, founded in 1231 
• Constitution House, built in 1750 
• Greyfriars House built in 1810, 
• The City Museum and Art Gallery dating from 1893 
• Roman and medieval City Walls and associated defences 
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• Roman industrial area including kilns east of Brunswick Road, and 
• Burials on Hampden Way Car Park 

 
2.25 The existing Gloscat Main building was built between 1938 and 1941, and the 

tower block and Media Site were added during the 1960’s.  Both the Gloscat 
Main site and Gloscat Media site were previously extensive gardens. 

 
2.26 Both Gloscat sites were the subject of an archaeological evaluation in 

February 2006.  Results have shown the presence of important 
archaeological deposits, features and artefacts as well as areas of significant 
disturbance.  Details of this and other studies can be obtained by contacting 
the City Council’s Historic Environment Team. 

 
2.27 Any planning application within the wider area would need to be fully 

compatible with an agreed archaeological mitigation strategy. 
 
Scheduled Monuments 
 
2.28 There are three Scheduled Monuments within the Greater Greyfriars area.  

These are; 
 

• 331 - Constitution Walk, remains of the Roman wall 
• 216 - Greyfriar’s Church 
• 330 – Glevum Roman Colonia (various sites) 

 
2.29 Parts of the Planning Brief area are designated as Scheduled Monuments.  

The area includes other elements of the historic environment that are likely to 
be of national significance.  Further elements of the area’s historic 
environment are likely to be of regional and local significance.  Any proposed 
development across the area would need to be preceded by a full 
archaeological desk-based assessment and archaeological evaluation.  The 
results of these investigations would then inform a mitigation strategy in 
respect of the area’s historic environment and would be likely to provide 
information that informs wider planning and urban design decision-making.  It 
should be noted that an intrusive archaeological evaluation would, of itself, 
require scheduled monument consent to proceed. 

 
2.30 Plan 4 below identifies the location of these Scheduled Monuments. Further 

information can be obtained from the City Council’s Historic Environment 
Team. 
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Plan 4: Location of Scheduled Monuments within the Greater Greyfriars area  
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Trees and Tree Preservation Orders 
 
2.31 The Greater Greyfriars area hosts one of the best concentrations of large 

mature trees within the City Centre.  This is particularly the case within St 
Mary de Crypt Churchyard, St Michaels Square, and to the front and rear of 
the Gloscat Media buildings. 

 
2.32 At present there is one Tree Preservation Order within the area.  This is to the 

rear of 17 and 17a Brunswick Road (St Michaels Court/Hertha House). 
 
2.33 There is also a large mature Dawn Redwood tree located within the courtyard 

of the Gloscat main building that is not subject to a Tree Preservation Order.  
This tree is currently hidden from public view, but could be of significant 
amenity value if incorporated into any future redevelopment scheme.  As 
such, any opportunity to retain the tree should be actively pursued.  

 
2.34 The whole of the Greater Greyfriars area is designated as Conservation Area 

(see above).  Consequently, permission would be required for the felling of or 
works to any tree. 

 
Landscape 
 
2.35 There are currently a number of ‘open spaces’ within the Greater Greyfriars 

area.  However, they are generally of poor quality, underused and uninviting 
and do not complement the rich historical form that is prevalent.  These open 
spaces are detailed below. 

 
• The area of open space adjacent to the Greyfriars monument and The Mall 

Shopping Centre is surrounding on two sides by a tall expanse of non-
active frontage from The Mall Shopping Centre and the indoor market. 

• Greyfriars Bowling Green, located between the indoor market and 
Constitution Walk, has been disused for a number of years and become 
overgrown and untidy. 
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• To the north of the Bowling Green lies the underused and uninviting 

‘Aviation Gardens’.  The gardens are sandwiched between the disused 
Greyfriars bowling green pavilion and Constitution House.  There is 
currently no active frontage and no natural surveillance. 

• An expanse of lawn lies to the front of the Gloscat Main building.  This was 
originally part of a much larger area of open space to the south of the 
monastery, and also included lines of the Roman and medieval City 
defences. 

• St Michael’s Square is currently a surface car park.  Originally however, it 
was a large expanse of lawn, surrounded by Victorian housing. The 
frontage of the Square to Brunswick Road has recently been laid out as 
Public Open Space. 

 
Nature Conservation 
 
2.36 This area does not contain any nature conservation designations. 
 
Air Quality 
 
2.37 There are currently no air quality issues affecting this area. 
 
Noise 
 
2.38 There are a number of late night uses within close proximity to the Greater 

Greyfriars area which may give rise to noise nuisance.  An appropriate noise 
survey would be required with any planning application with any necessary 
mitigatory measures included within schemes. 

 
Contamination 
 
2.39 There is currently no indication of any potential contamination in this area. 
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PART 3 - PLANNING 
 
Planning History 
 
3.1 There are no recent or relevant implemented, lapsed, or extant planning 

consents within the Greater Greyfriars area. 
 
National Planning Policy 
 
3.2 Development should have regard to Government advice as set out in the 

relevant Circulars and Planning Policy Guidance Notes and Statements.  
Many are of direct relevance to the resolution of issues and needs within the 
area of the brief.  For more information please refer to the Department for 
Communities and Local Government (DCLG) website at 
www.communities.gov.uk  

 
Regional Planning Policy 
 
3.6 The Regional Spatial Strategy (RSS) for the South West will set out a 

strategic planning policy framework for the south west region up to the year 
2026.  Following a public consultation in summer 2006, the draft RSS and 
responses were submitted for consideration to an independent Examination in 
Public (EiP) Panel, and a report subsequently submitted to the Secretary of 
State.  A revised document was published in summer 2008 with proposed 
changes from the Secretary of State, and was subject to a 12-week period of 
public consultation.  After considering any further views expressed as a result 
of the consultation, the final Regional Spatial Strategy was due to be 
published in June 2009, but has been delayed. 

 
Local Planning Policy 
 
3.7 The Gloucester City Second Stage Deposit Local Plan (2002), although not 

adopted, is currently used by the City Council for development management 
purposes.  The Council is currently in the process of preparing a Local 
Development Framework (LDF) for Gloucester, which will replace the Local 
Plan. This Planning Brief will be a Supplementary Planning Document within 
the LDF.   

 
Second Stage Deposit Draft Local Plan 
 
3.8 Both GlosCAT sites are allocated in the Second Stage Deposit Local Plan 

(2002) for mixed-use redevelopment of primarily residential, with small-scale 
retail, office, and leisure uses. 

 
3.9 The site also lies within a designated area of archaeological importance, and 

therefore policies BE.31 – BE.36 will be particularly important material 
considerations. 

 
Draft Central Area Action Plan (August 2006) 
 
3.10 The Draft Central Area Action Plan (preferred options) (August 2006) 

proposes a mixed-used allocation for the Greater Greyfriars area.  The policy 
identifies the area for mixed-use redevelopment including: 
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Gloscat Main Site: residential with limited commercial – indicative capacity of 
250 dwellings and 1,000 sq metres of commercial floorspace. 

 
Gloscat Media Site: residential development including the provision of a 
Neighbourhood Resource Centre – indicative capacity of 150 dwellings. 

 
Hampden Way Car Parks: residential development – indicative capacity of 75 
dwellings. 

 
3.11 Particularly important site-specific requirements for the brief area include; the 

creation of a high quality area of public open space around Greyfriars 
monument; the enhancement of the setting of Greyfriars monument and listed 
buildings; and potentially high prominence of archaeological remains.  All of 
these are discussed in more detail below. 

 
Joint Core Strategy 
 
3.12 The Core Strategy is the most important part of the Local Development 

Framework.  It identifies the key, strategic issues of most importance to the 
local area and translates these into a strategy for tackling them.  Examples 
include how to provide more affordable housing, reduce traffic congestion and 
tackle climate change.  The Council previously consulted on a Core Strategy 
for Gloucester in 2005 and 2006.  In March 2008 however, it was decided to 
produce a Joint Core Strategy (JCS) with Cheltenham Borough Council and 
Tewkesbury Borough Council with input from Gloucestershire County Council.  

 
3.13 The JCS will enable cross-boundary issues to be resolved and enable the 

RSS requirements to be considered in a co-ordinated manner, particularly 
with regard to the issue of urban extensions.  The consistent approach which 
will emerge from this initiative is also consistent with recent national and 
regional planning policy. 

 
Supplementary Planning Documents 
 
3.14 The Council has adopted a number of Supplementary Planning Documents 

(SPDs) that should be taken account of, and in particular the following: 
 
Heights of Buildings 
 
3.15 This document provides guidance on issues relating to the heights of 

buildings within Gloucester. It was adopted as ‘Interim Supplementary Policy’ 
in November 2008, following two periods of public consultation. 

 
3.16 The document sets out clear criteria which developers will be required to 

work through, when developing sites within the city. There are a number of 
levels to the SPD, including location considerations, protected view corridors 
and a list of design criteria, which should be followed when developing a 
scheme, which includes tall elements. 

 
3.17 The development of the Greyfriars site may have an impact on two of the 

protected views of the cathedral tower, as set out within the document. They 
are: 

 
• View 1 - Playground area 
• View 9 - Ribston Hall High School (strategic view). 
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• Gloucester Park (local view) 
 
3.18 Further to the consideration of these views, it should be noted that the 

character of the conservation area should be preserved. Development in this 
area will be limited to a height that does not noticeably or significantly exceed 
that of the surrounding built form. 

 
Development Affecting Sites of the Historic (Archaeological) Environment 
 
3.19 This document provides guidance on the Council’s planning approach 

towards archaeology in Gloucester.  It provides information on the City’s 
history, archaeological heritage and current designations, and then sets out in 
detail the planning process relating to the historic environment, for example in 
terms of the requirement for archaeological assessment and field evaluation, 
and the subsequent potential outcome. 

 
3.20 For more information go to www.gloucester.gov.uk/planningpolicy. 
 
Sustainable Community Strategy 
 
3.21 The adopted Sustainable Community Strategy (SCS) for Gloucester (2008 – 

2018) sets out a number of key aims and actions for the City.  For example, a 
key aim is to ‘create a place where the future matters’, and key actions 
include minimising contributions to climate change, and protecting and 
enhancing the built and natural environment.  Another key aim is to create ‘a 
place where people matter and we ‘narrow the gap’ in health, poverty and 
social exclusion, and actions include increasing the number of affordable 
dwellings in the city and improving the health of residents’. 

 
3.22 The proposed mixed-use allocation of the Greater Greyfriars area is 

considered to be consistent with the aims and actions set out in the SCS. 
 
3.23 For more information go to www.gloucesterpartnership.org.uk  
 
Gloucester Heritage Urban Regeneration Company (GHURC) 
 
3.24 The GHURC was sanctioned by Central Government in February 2004.  Its 

purpose is to facilitate the regeneration of the many historic areas of 
Gloucester, and to create a new and prosperous City for the 21st Century.  In 
late 2004, the GHURC appointed independent consultants to prepare a 
Regeneration Framework and Delivery Strategy for Gloucester, through a 
comprehensive process of public consultation. 

 
3.25 In the Regeneration Framework, completed in July 2006, the Greater 

Greyfriars area has been identified as a key regeneration priority for the 
GHURC. 
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PART 4 – CONSIDERATIONS 
 
Preferred Land Uses 
 
4.1 The Greater Greyfriars area has a proposed allocation for development in the 

Draft Central Area Action Plan, under draft Policy CA 18.  The draft Policy is 
set out below.  While Policy CA18 is set out below, paragraph 1.11 of this 
document outlines that funding for the Neighbourhood Resource Centre 
(NRC) was withdrawn by the South West Regional Development Agency 
(SWRDA) subsequent to the publication of draft Policy CA 18 and therefore 
the direct requirement for a NRC as set out below is no longer achievable. 
The Council is of the opinion that the City would benefit from the provision of 
community facilities and will actively pursue such provision as part of a 
scheme at the former Gloscat sites.  The Council is currently investigating 
how this should be delivered. 

 
 

Policy CA.18 – Greater Greyfriars 
 

The Greater Greyfriars area as shown on the proposals map is identified for 
 mixed-use development to include: 
 
 Gloscat Main Site 
 

Mixed-use residential and commercial development 
 

Indicative Capacity/Floorspace 
 

- 250 dwellings 
- 1,000 sq m commercial floorspace 

 
Site Specific Obligations: 

 
- Financial contribution towards a car club scheme for the city 
- Provision of car parking to serve existing dwellings at Priory Place 
- Archaeological assessment 

 
Gloscat Media Site 

 
The Gloscat Media Site is allocated for mixed-use development to include 
residential and new Neighbourhood Resource Centre (NRC). 

 
Indicative Capacity/Floorspace 

 
- 150 dwellings 
-  Neighbourhood Resource Centre 3,000 sq m 

 
Site Specific Obligations 

 
- Financial contribution towards a car club scheme for the city 
- The provision of land for a new Neighbourhood Resource Centre 
- Archaeological Assessment 

 
The Greyfriars Monument 
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The setting of the Greyfriars historic monument will be improved through the 
creation of a new public space around the monument and improved 

 pedestrian linkages. 
 

Bowling Green and Indoor Market 
 

There is the potential to create a new development block in place of the 
existing bowling green and market hall, which should provide greater space 
around the Priory.  Proposals will be considered in their merits subject to the 
retention or relocation of a market hall to a suitable location with, as 
necessary, a full archaeological evaluation being carried out in relation to the 
bowling green. 

 
 Hampden Way Car Parks 

 
 Proposals for residential development on the Hampden Way Car Parks will be 
 supported subject to the replacement of the existing parking in a suitable 

 edge of centre location. 
 

 Indicative Capacity 
 

- 75 dwellings 
 
 Site Specific Obligations 

 
- None 

 
 St. Michaels Square 

 
 St Michaels Square is allocated as public open space. 

 
 
Urban Design 
 
4.2 The following text should be read in conjunction with the numbered points 

marked on the ‘Greater Greyfriars Principles and Opportunities Plan’ (see 
below).  

 
1. Any new development adjacent to the monument shall enhance the 

setting of the Greyfriars Monument, creating one enlarged and 
continuous piece of high quality public space.  This will also act as 
part of an important link of public spaces from the Park through St 
Michaels Square and Blackfriars, to the Quay and the open 
countryside beyond. 

 
Subject to appropriate approval from English Heritage, the potential 
may exist to explore new uses for the Greyfriars monument. 

 
2. The Gloscat main building and the lawn situated to the front have 

been identified as making a positive contribution to the character and 
appearance of the City Centre Conservation Area.  There is a general 
presumption in favour of retaining buildings and open spaces that 
make a positive contribution to Conservation Areas, and it may be that 
a scheme involving the extension of the Gloscat Main building, subject 
to scale, design and detailing, could provide a sustainable and 
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acceptable option. This may have benefits in terms of conserving the 
historical development of the City and the character and appearance 
of the streetscene. 

 
However, alternative redevelopment proposals may also be 
acceptable if a scheme can clearly and robustly demonstrate that the 
redevelopment will be of a greater benefit in terms of improving and 
enhancing the character and appearance of the Conservation Area. 
Any scheme at this site must be of the highest architectural quality 
and design, and appropriate consideration must be given to the 
potential for the presence of nationally and locally significant elements 
of the historic environment. 

 
Any proposal submitted to demolish these buildings will be assessed 
against the same broad criteria as proposals to demolish Listed 
buildings as set out in Planning Policy Guidance Note 15 (PPG15) 
‘Planning and the Historic Environment’. 

 
3. There is the potential to create a new development block in place of 

the existing bowling green and market hall.  This would provide for an 
extension to The Mall Shopping Centre, with the creation of new retail 
units and a relocated market hall, linked to the Centre.  Should this 
block be developed some of the lost open space shall be replaced 
around the Greyfriars Monument (see point 1 above). This will enable 
the creation of a more meaningful and continuous open space, whilst 
enhancing the setting of the monument.  The block shall be developed 
in a way that allows for natural surveillance and active frontages to 
Constitution Walk and Greyfriars, and respects the setting of 
Constitution House. There is the potential to create new residential 
units in this location.  The potential to re-use the Aviation Garden 
Model Aeroplanes within the redevelopment of this area should be 
investigated. 
 

4. The side elevation of the library provides an important vista from 
Brunswick Road, and this shall be maintained as part of any new 
development. Any new development adjacent to the library, including 
on the opposite side of Brunswick Road, will be required to be of a 
high quality and innovative design that respects and enhances the 
setting of this Grade II listed building.  
 

5. There is the potential for the creation of a new development block on 
the Gloscat Main site.  As a matter of principle, this should be sited to 
form an edge to the open space around Greyfriars Monument, whilst 
respecting the amenity of the occupiers of Priory Place and Parliament 
Street. The block shall be developed in a way that allows for natural 
surveillance and active frontages to Greyfriars, and allows for the 
removal of the existing tower block.  
 
New development should reflect the prevailing building heights.  It 
may however be appropriate to increase building height to 4 or 5 
storeys in certain places.  Buildings of this height, however, must be 
considered in relation to the surrounding character and the impact on 
the City’s listed buildings, skyline and views to the Cathedral. 
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New development within the vicinity of Priory Place should be sited in 
a way that continues the existing building line.  This will help to create 
an appropriate street structure and enhance the urban grain. 
 

6. The existing façade to the rear of the shopping mall shall be upgraded 
in order to enhance the setting of the Greyfriars monument.  The 
potential may exists to create an active frontage.  Alternatively, the 
Council would also accept an aesthetic upgrade of the façade and the 
introduction of landscaping to soften its appearance.  Any new 
development of the façade should not unduly encroach on the open 
space around the monument. 

 
7. All new development will be expected to contribute to the 

enhancement of the linkages from the site to the wider area. This 
includes from Greyfriars to Blackfriars and Constitution Walk. 

 
8. The Via Sacra route between Constitution Walk and Eastgate Street 

shall be upgraded with improvements to the public realm and 
enhancements to the building façades.  

 
9. The Media Centre site shall be redeveloped in a way which is 

sensitive to the surrounding building heights and existing urban grain.  
Development on the frontage of Brunswick Road will require the 
removal of the existing trees, but will result in the reinstatement of the 
building line.  Suitable replacement trees shall be provided elsewhere 
on site. There is the potential for a new public space to be created 
within this block. 

 
Development should maximise opportunities for natural surveillance 
and activity on to the public realm.  

 
As part of the overall scheme the provision of community facilities 
needs to be considered, with the preferred location being on the 
former Media Centre site. Development of the site shall be designed in 
such a way that it does not preclude or jeopardise the potential 
redevelopment of the Hampden Way car park site.  The community 
facility shall be located in a prominent position, which is safe, 
convenient and visible. 

 
10. A new pedestrian route shall be provided from Cromwell Street to 

Brunswick Road in order to increase permeability and connectivity.  
 
11. A new pedestrian route shall be created between Cromwell Street and 

Hampden Way in order to increase permeability and connectivity. 
 
12. There is the potential opportunity to create a new residential block on 

both Hampden Way car parks. 
 
13 There is an opportunity to replace St Michael’s Square surface car 

park with a green landscape area once alternative parking is available 
elsewhere.  This will help to enhance the adjacent residential area and 
positively contribute to the creation of a series of linking open spaces 
(see point 1 above). 
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14. The area of green open space to the front of the former college 
buildings has been identified as a positive open space in the City 
Centre Conservation Area Appraisal (September 2007) and includes 
nationally significant archaeological remains of the city’s walls and 
ditches dating from the First Century AD to the Early post Medieval 
period. This area forms a high quality open space, which should be 
considered within design proposals for this location. 

 
4.3 In addition to the Principles and Opportunities identified on the plan and key, 

the City Council will also expect the following general development principles 
to be adhered to: 

 
4.4 Development on the edges of the site shall be of a design, scale and massing 

which respects the amenities of the occupiers of the adjacent neighbouring 
properties, in terms of overlooking, loss of privacy, overshadowing, security 
and overbearing impacts.  

 
4.5 All new development will be expected to be of the highest architectural 

quality. Materials and design should reflect and enhance the locally distinctive 
qualities of the City.  Townscape analysis work and Design Statements will be 
expected to be produced in advance in order to inform the design process.  
These will be required as part of the submission of any planning application.  
The City Council will expect, in accordance with PPS1 and “By Design”, high 
quality, sustainable design that positively enhances the local distinctiveness 
of the City. In addition, appropriate Archaeological Assessment and 
Evaluation should be undertaken, the findings of which will inform the 
mitigation of impact as determined by the Local Planning Authority. 

 
4.6 Any proposed scheme for the whole site or part of the site will need to comply 

with the objectives of this brief and not in any way prejudice the achievement 
of its wider aims.
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Housing Mix 
 
4.7 In accordance with the emerging Local Development Framework and in line 

with national planning policy concerning the creation of sustainable 
communities, residential development within the brief area will be expected 
to include a mix of dwelling types including homes that are suitable for 
families. Where redevelopment within the brief area involves the loss of any 
existing family housing through demolition or conversion, these should be 
replaced on a like for like basis. 

 
Traffic and Transport 
 
Vehicular Access 
 
Gloscat Main Site 
 
4.8 The primary means of vehicle access should be off Brunswick Road via a 

priority t-junction.  No other vehicle accesses will be permitted. 
 
4.9 Consideration should be given to the pedestrianisation of Greyfriars with 

alternative means of vehicular access provided through the development site 
to Priory Place. 

 
Gloscat Media Site 
 
4.10 Vehicular access to this site can be via Cromwell Street, or Brunswick Road, 

though no motor traffic through route should be established.  A pedestrian 
and cycle route should be provided between Cromwell Street and Brunswick 
Road. Any material impact on the surrounding public highway will have to be 
fully mitigated.  If the site is developed comprehensively with adjoining land 
on Hampden Way, then vehicular access from Hampden Way is also 
possible, but again no motor traffic through route should be established to 
either Brunswick Road or Cromwell Street, although a pedestrian and cycle 
route would be supported. 

 
Hampden Way Car Park 
 
4.11 The sole means of vehicular access should be off Hampden Way though any 

material impact on the surrounding public highway will have to be fully 
mitigated, particularly the sub-standard junction of Wellington Street and 
Eastgate Street 

 
4.12 The design of the access and internal highway network should be in 

accordance with Gloucestershire County Council's Highway Requirement for 
Development (Issue 2) document.  Where appropriate, Home Zones should 
be provided in accordance with the Institute of Highway Incorporated 
Engineers Home Zone Design Guidelines. 

 
Pedestrian and Cycle Access 
 
4.13 The Via Sacra runs through the area along Greyfriars Walk and Constitution 

Walk. This element of the Via Sacra should be retained and improved to be 
utilised as pedestrian and cycle routes and to reinforce the historic character 
of the area. 
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Car Parking 
 
4.14 The vehicle parking standards set out in the Second Gloucestershire Local 

Transport Plan 2006-2011 will be used as a basis for assessing maximum 
parking provision.  Significant constraint on on-site car parking should be 
considered given the excellent accessibility of the site by all modes of travel 
and the need to minimise the impact of private car use on the surrounding 
areas.  The development of the Gloscat Main site should allow for provision of 
allocated off-street parking for the existing properties in Priory Place at a ratio 
of one space per dwelling.  Regard should also be held to ‘Manual for Street’ 
(DfT 2007) and the ‘Residential Car Parking Research’ (CLG of 2007). 

 
4.15 St Michaels Square car park may be replaced with a green landscaped area 

once replacement car parking has been provided elsewhere within the vicinity 
of the inner relief road (principally Bruton Way, Gouda Way, Trier Way, St 
Annes Way and the Southwest Bypass) to ensure the continued vitality and 
viability of the City Centre. 

 
Cycle Parking 
 
4.16 The standards set out in the Second Gloucestershire Local Transport Plan 

(2006 – 2011) will be used as a basis for assessing cycle parking provision. 
 
Transport Assessment 
 
4.17 A Transport Assessment will be required as part of any planning application. 

In order to determine the extent of any Transport Assessment required, it will 
be necessary for a scoping report to be agreed with the Highway Authority 
and Planning Authority. Any affect on the local transport network, identified 
through a Transport Assessment will need to be appropriately mitigated.  In 
assessing the impact of the development, consideration should be given to 
measures that would reduce traffic in Parliament Street. 

 
Travel Plan 
 
4.18 A Travel Plan Strategy will be required to be submitted in support of any 

planning application and submitted, agreed and implemented in accordance 
with the timetables contained therein. 

 
Car Club 
 
4.19 The development will be required to provide funding for the Gloucester City 

Car Club at a level commensurate with the provision of car parking spaces 
and the proposed density of development. 

 
Landscape Design 
 
4.20 The Greater Greyfriars area presents an excellent opportunity to improve 

existing and create new high quality public open spaces that respect and 
enhance the rich historic fabric that is prevalent. 

 
Gloscat Main Building 
 
4.21 The Gloscat Main Building and the lawn has been identified within the City 

Centre Conservation Area Appraisal and Management Proposal document 
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(adopted September 2007) as providing a positive contribution to the 
character and appearance of the Conservation Area (see Urban Design 
considerations).  There will be a presumption in favour of retaining the 
building and open spaces, unless a scheme for its redevelopment can clearly 
and robustly demonstrate that it would be of greater benefit in terms of 
improving and enhancing and character and appearance of the Conservation 
Area.  In the event that the Gloscat main building and lawn are not retained, a 
high quality area of public open space will be created that respects and 
enhances the south elevation and the overall scale of the Grade II Listed 
public library.  The space should also give adequate consideration to the 
potential for the presence of nationally significant elements of the historic 
environment. 

 
Greyfriars 
 
4.22 A new high quality area of public open space will be created which 

incorporates the Grade I listed Greyfriars monument. 
 
4.23 The opportunity may arise, subject to satisfactory relocation of the indoor 

market and archaeological investigations on the Greyfriars bowling green 
(Scheduled Monument 330C) to demolish the existing indoor market building 
and to develop on the bowling green.  This would allow for a much larger and 
comprehensive area of open space to be created, incorporating St Mary de 
Crypt Churchyard, the Greyfriars monument and the Greyfriars bowling 
green. 

 
4.24 Any new development on the bowling green would need to ensure active 

frontages onto Greyfriars Walk and Constitution Walk. 
 
4.25 Any development proposal on this site would need to be preceded by a full 

archaeological desk based assessment and an archaeological evaluation, 
which in turn will inform an appropriate mitigation strategy. 

 
4.26 Any development will respect and enhance the Grade I listed Greyfriars 

monument, the Grade II listed Priory Place, the Grade I listed Greyfriars 
House and the Grade II listed Addison’s Folly. 

 
St. Michael’s Square 
 
4.27 St Michaels Square is allocated under the Second Stage Local Plan 2002 for 

conversion to public open space, subject to the satisfactory replacement of 
existing parking.  The St Michaels Square Residents Group have 
implemented improvements to the Brunswick Road frontage with aspirations 
of securing funding to return the rest of the Square to lawn in the future. 

 
4.28 All public spaces will be redeveloped and co-ordinated in a way so as to 

provide a high quality public realm (see Urban Design considerations). 
 
Trees 
 
4.29 This area hosts a number of concentrations of large mature trees, and it is 

therefore desirable that these should be maintained wherever possible.  
There will be a presumption in favour of the retention of any trees that are 
considered by the City Council’s Tree Officer and Landscape Architect to 
have a significant positive contribution to the streetscene.  Felling of such 
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trees will therefore be resisted unless supported by a full, robust, and 
satisfactory justification for their removal, including details of a suitable 
replacement tree to be provided on site. 

 
4.30 The whole of the Greater Greyfriars Area is designated as a Conservation 

Area, and therefore permission will be required for felling of or works to any 
tree. 

 
4.31 Where possible, opportunities for new tree planting should be taken in order 

to provide for the future. 
 
Planting 
 
4.32 A palette of trees should be used reflecting the need to take on board the 

challenges of climate change. Trees are an important habitat in their own right 
particularly in an urban context. 

 
Nature Conservation 
 
4.33 There are no identified sites of nature conservation interest on this site or any 

other recognised wildlife asset. Notwithstanding this, even dense urban areas 
can provide useful habitats for some species.  Bats are known to be present 
in the area.  As bats are a European protected species, prior to demolition of 
any building, surveys will need to be carried out to ascertain if any roosts are 
present. Where roosts are found mitigation/ compensation will be required.  
However, gulls are less than welcome and any development will be expected 
to take into account the City Council’s guide ‘Gulls How to Stop Them Nesting 
on Your Roof’.  

 
4.34 Simple measures can be taken to better the wildlife value of the site. The 

erection of house martin, swift and bat boxes is fairly straightforward.  House 
Sparrows, once a common sight in urban areas, are now in steep decline 
thought in part to be down to the loss of nesting opportunities.  

 
4.35 Green roofs, either intensive or extensive have many benefits in terms of 

thermal performance, water management and of course biodiversity.  
 
4.36 One of the key principles of PPS 9 is that development should ‘aim to 

maintain and enhance, restore or add to biodiversity’. This stance is echoed 
in the emerging Local Development Framework. All development therefore 
will be expected to benefit wildlife in someway. As part of their submission 
developers will be expected to show how their development increases 
biodiversity over and above the existing baseline value. As a minimum 
nest/roosting box and/or cavities/nesting bricks will be required along with 
some provision for semi natural features.  A Phase II provision survey will be 
necessary of this site. If any nature conservation value is present it will need 
to be taken into account. 

 
Climate Adaptation 
 
4.37 As the climate warms it is predicted that winters will become wetter and 

summers hotter. Passive designs that provide shade in summer though allow 
winter sunlight will be encouraged. Design features common in more 
southerly countries such as shutters and briese soleils will be sought, as will 
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structural tree planting that can provide shade in summer yet let light 
percolate in the winter.  

 
4.38 As well as cooling individual buildings it is known that greenery lessens the 

‘heat island effect’ of urban areas. Research from Manchester University has 
shown that tree planting can reduce summer extremes of temperatures by as 
much as 4 degrees. Urban greenery whether tree planting, green roofs or 
foliage covering buildings will be sought as a means of reducing urban 
temperatures. 

 
Waste Minimization 
 
4.39 In September 2006 Gloucestershire County Council adopted a 

Supplementary Planning Document ‘Waste Minimization in Development 
Projects’. Its aim is to minimize the production of waste during the demolition, 
construction and occupation of buildings. It requires developers to submit a 
‘Waste Minimization Statement’ as part of their application. 

 
4.40 The City Council will therefore ask for such a statement and may condition 

any application to ensure that commitments contained within it are met. 
 
4.41 For details on what to include in the statement please see the SPD on 

www.gloucestershire.gov.uk by following the link to Planning and 
Development – Minerals and Waste Policy. 

 
Community Safety 
 
4.42 There are currently a number of community safety issues within the Greater 

Greyfriars area.  In particular, there are no active frontages along both 
Greyfriars Walk and Constitution Walk.  There are a number of underused 
and disjointed open spaces, and poor linkages between Cromwell Street, 
Brunswick Road, and Hampden Way. 

 
4.43 There are a number of key community safety considerations that must be 

taken into account when drawing up any proposal. 
 
4.44 Routes should be: 
 

• Direct and clearly structured. 
• Lit so as to provide uniform coverage of the site with consideration for 

maintenance and future landscaping, whilst not creating glare to local 
residents and highway users. 

• Wide enough to create a feeling of openness and promote a feeling of safety. 
• Have a defined purpose i.e. they link uses or places of activity.  Too many 

routes through an area may reduce use and therefore lead to an increase in 
the potential for crime and the fear of crime. 

• Overlooked by buildings and /or activities in order to create natural 
surveillance. 

 
4.45 Buildings should be: 
 

• Designed to maximise the potential for natural surveillance. 
 
4.46 Layouts should: 
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• Encourage a sense of ownership by providing clear definitions between public 
and private spaces. 

• Ensure private spaces are clearly defined, with restricted access and 
boundary demarcation to provide defensible space. 

 
4.47 In particular: 
 

• Pedestrian routes along Greyfriars Walk and Constitution Walk should have 
active frontages to create activity during the daytime and night-time.  This 
may include commercial uses or residential properties. 

• Individual entrances to ground floor apartments should be provided to 
increase activity in the streetscene. 

• Where possible new development should back onto the rears of existing 
properties along Parliament Street in order to provide a secure and robust 
layout, leading to a safer living environment. 

 
4.48 Residential development should be designed in accordance with the Council’s 

adopted Supplementary Planning Document: Designing Safer Places 
(September 2008).  Copies can be downloaded at 
www.gloucester.gov.uk/urbandesign. 

 
4.49 Regard should be had to ‘Safer Places: The Planning System and Crime 

Prevention’ (DCLG, April 2004. – copies available from 
www.communities.gov.uk) and ‘Secured by Design’ (copies available from 
www.securedbydesign.com). In addition developers will be expected to 
contact the Police crime Prevention Design Advisor during the design process 
with continued consultation through the development and construction. 

 
Services and Utilities 
 
4.50 It is assumed that all the necessary services and utilities are present on or 

near the site to enable development to proceed.  Prospective developers are 
advised to check the adequacy and availability of utility services. 

 
Flood Risk 
 
4.51 Most of the Greater Greyfriars area is not located within a flood risk area.  

However, the car park located to the south of Hampden Way is located within 
Flood Zone 2.  As such an appropriate Flood Risk Assessment must 
accompany any planning application on this site.  See PPS25 Annex D and 
Annex E for more information. 

 
Drainage 
 
4.52 Gloucester City Council supports a sustainable approach to drainage.  The 

Greater Greyfriars area is constrained and therefore the options available are 
limited.  However there are still methods and technologies that can be 
applied. 

 
4.53 It is expected that the ‘Management Train’ methodology is adopted (see 

CIRIA C522).  Furthermore, whilst it is acknowledged that technologies that 
employ conveyance mechanisms may be difficult to include, techniques such 
as green roofs will attenuate run-off and provide other significant sustainability 
gains for the development. 

Interim Adoption Greater Greyfriars Planning Brief 
February 2010 

30

http://www.gloucester.gov.uk/urbandesign
http://www.communities.gov.uk/
http://www.securedbydesign.com/


 
Planning Obligations 
 
On-site renewable energy generation 
 
4.54 Supplement to PPS 1 suggests 10% on site renewable energy obligation as a 

minimum. Policy BNE 16 of the Councils draft Development Control polices 
requires that residential development of 10 or more units and non-residential 
developments exceeding 1000m2 will need at least 10% of its energy 
requirement coming from on or near site renewable sources or Combined 
Heat and Power (CHP). 

 
4.55 The applicant will need to demonstrate how it will comply with this. A section 

106 agreement or planning condition will be used to secure the 
implementation of any agreed technology. 

 
Affordable housing & lifetime homes 
 
4.59 The redevelopment of this site for housing will trigger a requirement for 

affordable housing provision.  The Council currently seeks 40% of all homes 
on new housing sites to be affordable although the amount of affordable 
housing will be negotiated on the basis of market conditions at the time of the 
application. 

 
4.60 The Council will require in the first instance completed affordable dwellings to 

be provided on-site and subsequent transfer of these to a Registered Social 
Landlord.  Where a financial appraisal is provided that demonstrates that on-
site provision of completed dwellings is not viable, the Council will accept the 
transfer of serviced land plus a contribution towards building costs. 

 
4.61 In exceptional circumstances, the payment of a commuted sum for off-site 

provision may be acceptable. 
 
4.62 Affordable housing that is provided will be subject to a planning obligation to 

ensure that all initial and subsequent occupiers will benefit from the affordable 
status of the dwellings. 

 
4.63 Further advice is set out in the Council’s Draft Supplementary Planning 

Document - Affordable Housing (March 2008). 
 
Public open space 
 
4.64 The creation and enhancement of a number of open spaces have been 

identified in the ‘urban design’ and ‘landscape design’ sections of this 
document.  Further contributions towards the creation and enhancement of 
areas of open space may be sought depending on the nature of the 
development. 

 
Education 
 
4.65 Depending on the number and type of dwellings proposed, the redevelopment 

of this area or part of this area may be required to make appropriate 
contributions towards education facilities (at children’s centre, primary and 
secondary levels) local to this site. 

 

Interim Adoption Greater Greyfriars Planning Brief 
February 2010 

31



4.66 Developers are advised to contact Gloucestershire County Council as early 
as possible for advice in this regard. 

 
Validation Checklist 
 
4.67 The Government amended the Town and Country (General Development 

Procedure) Order 1995 (the GDPO) to introduce a mandatory standard 
application form and associated information requirements for validation of 
applications in2008.  Gloucester City Council has adopted this guidance to 
provide applicants with clear advice on what information and details are 
required as part of an application submission.  In addition to the national 
statutory requirements, the City Council has also adopted a number of Local 
Requirements.  Applicants are advised to seek officer advice at the earliest 
opportunity and should consult the City Council.  For further information go to 
www.gloucester.gov.uk/dc. 
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Further Information and Contact Details 
 
Spatial Planning and Environment 
 
Gloucester City Council 
Herbert Warehouse 
The Docks 
Gloucester 
GL1 2EQ 
 
Telephone 01452 396836 
Email spatialplanning@gloucester.gov.uk 
Website www.gloucester.gov.uk/planning 
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Appendices 
 
Appendix 1 – Listed Buildings 
 

• 27 Southgate Street, Grade II 
• 29 Southgate Street, Grade II* 
• 31 Southgate Street, Grade II* 
• 31 Southgate Street, rear range, Grade II 
• Greyfriars Inn behind 31 Southgate Street, Grade II 
• 31A Southgate Street, St Mary de Crypt Grammar School, Grade II* 
• Church of St Mary de Crypt, Grade I 
• Addison’s Folly, Grade II 
• 35 Southgate Street, Grade II 
• Greyfriars, Gateway to Friends Meeting House, Grade II 
• Greyfriars, Friends Meeting House, Grade II 
• Greyfriars, Greyfriars House and remains of attached Greyfriars church, 

Grade I 
• 5 – 8 Priory Place, Grade II 
• Priory Place, Grade II 
• 43 Southgate Street, Grade II 
• 53 Southgate Street, Grade II 
• 55 Southgate Street, Grade II 
• 57 Southgate Street, Grade II 
• 59 Southgate Street, Grade II 
• 61 Southgate Street, Grade II 
• Public Library, Brunswick Road, Grade II 
• City Museum and Art Gallery, Brunswick Road, Grade II 
• Constitution House, Constitution Walk, Grade II* 
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