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Gloucester’s City Plan Consultation – Places, Sites, City Centre 
Strategy Consultation

Have your say!

The City Council wants to hear your views on this document of the City Plan, which will guide the 
future development of Gloucester City.

The Council is preparing its City Plan alongside the Joint Core Strategy (with Cheltenham Borough 
and Tewkesbury Borough Councils).  Together, they will provide a comprehensive plan for Gloucester 
up to 2031.

The City Plan will provide a clear understanding of how communities within the City are operating, 
what is working well and where the issues lie. It will set out how the development requirements for the 
City will be delivered in the City and look at opportunities through the planning process to address 
local issues. This positive approach to planning will help influence discussions and negotiations on 
future development opportunities and help to ensure community needs are met through the 
development process.

What does this document cover?

• Section 1: An Introduction to the City Plan

• Section 2: Development Needs and Context

• Section 3: Development Opportunities including a ‘SWOT’ (Strengths, Opportunities, 
Weaknesses, Threats) analysis of each ward, and a City Centre Vision and Strategy 

Sustainability Appraisal

In progressing its development plan, the City Council must undertake an appraisal of the sustainability 
impacts of its policies and proposals. All potential development sites have been through the 
sustainability appraisal processes which assesses environmental, social and economic impacts. This 
allows the Council to identify and minimise potential harmful impacts and maximise beneficial impacts.

Making comments

The consultation document has been made available online at www.gloucester.gov.uk/cityplan.  
Printed copies have also been made available at all local libraries, the Guildhall and Tourist 
Information Centre.

Please pass on your views by completing the questionnaire and respond in the following ways:

• On line at www.gloucester.gov.uk/cityplan

• Downloading and completing the PDF response form from our website

• Completing a response form at one of the local libraries, The City Council offices, the 
Guildhall and Tourist Information Centre)

Completed questionnaires should be sent to:

Planning Policy Manager,
Gloucester City Council,
Herbert Warehouse,
The Docks,
Gloucester,
GL1 2EQ

Email: spatialplanning@gloucester.gov.uk

This consultation closes 12th July 2013 and questionnaires should be submitted/returned by this date.
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What happens next?

Your comments on this consultation document will be used to inform the next stage in this process, 
the preferred option City Plan. The Council anticipates the next version of the plan being published by 
summer 2014 which will be the preferred approach for identifying sites and policies.

This consultation provides the opportunity to influence the direction of the City Plan document before 
the preferred approach is published.
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1. Introduction to the City Plan

The Council is in the process of preparing its new development plan for Gloucester. This will set out 
the development framework for the City until 2031 and replace existing planning documents. It will 
comprise two separate documents:

• Joint Core Strategy; and

• The City Plan

Additional Neighbourhood Plans may be prepared by communities in Gloucester in accordance with 
the Localism Bill and where prepared will sit beneath the City Plan.  The Localism Act (2012) has 
given new powers to communities to prepare their own Neighbourhood Plans.  If communities wish to 
prepare a Neighbourhood Plan, it would need to conform to the development plan and would sit 
underneath the City Plan.

The Joint Core Strategy

The Joint Core Strategy (JCS) is being prepared jointly by the authorities of Gloucester City, 
Cheltenham Borough and Tewkesbury Borough. It will set out the strategic planning framework for the 
three authorities and establish the amount of development along with broad principles for how it 
should be accommodated up to 2031.  The following consultations have already take place:

• Issues and Key Questions November 2009

• Developing the Preferred Option Document December 2011

It is expected that a Preferred Options JCS will be published in the Summer of 2013.  Further 
information on the JCS is available at www.gct-jcs.org. 

The City Plan

The City Plan will be a locally specific planning document for the City that will sit beneath the Joint 
Core Strategy. It will need to be in general conformity with the Joint Core Strategy and set out how the 
Council will deliver its ongoing Vision and influence the regeneration of the City as an attractive place 
to live and work. It will also establish a range of planning policies to manage wider development in the 
City.

The City Plan is being prepared in three interlinking parts: 

• Part 1 provides the overarching development challenges and development principles. This 
was consulted on earlier in 2011/12. 

• Part 2 will provide development management policies; and 

• Part 3 will take a locally based approach to places and site opportunities

Supporting the City Plan will be a number of Supplementary Planning Documents, some of which are 
already adopted on an interim basis for development sites in the City. The content of some 
Supplementary Planning Documents will eventually be incorporated into the new City Plan where 
appropriate, while others will remain in place linked to the emerging City Plan proposals.

More information in relation to the City Plan and consultation undertaken to date is available at 
www.gloucester.gov.uk/cityplan. 

City Plan Part 3: Public Consultation 

This consultation is focussed on Part 3 of City Plan which takes a place-based approach to 
development focussing individually on the City’s wards and sites within them. ‘Ward Profiles’ have 
been prepared which analyse a range of ward information and provide a summary of how the ward is 
operating, what is working well in the area and where any issues lie. 
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This sound understanding of how areas in the City are function is important when addressing site 
opportunities and how new development can complement and fit into an area. It is important that 
developments do not make existing local issues worse.  It may be that solutions to local problems 
(where they are impacted upon by development proposals), can be found through negotiation with the 
developers of the sites, for example around provision or upgrading of open space and community 
facilities.  

In addition to the ward information, this part of the City Plan provides details on potential development 
sites which are required to meet the City’s future development needs. These sites will be shown as 
allocations and will set out the Council’s proposals (sites over ten residential units) that are likely to be 
subject to development proposals during the lifetime of the Plan. Site allocations will be identified for 

particular uses, for example, homes, business, retail and mixed-uses and will provide clarity to 
planning applicants and the community on uses that, in principle, will be acceptable to the council on 
specific sites. Through this consultation there will be some sites where various options have been 
identified and feedback is sought on a preferred approach. However, it must be noted that the 
inclusion of a site in this document does not mean that the site will be identified in the Preferred 
Options for development. The purpose of this document is to provide options for public consultation 
and does not prejudice the Council’s decision as to whether to include a site or not, at a later stage of 
the City Plan’s preparation.

Development opportunities have been identified following a thorough assessment of sites in the 
Strategic Housing Land Availability Assessment and the Strategic Employment Land Availability 
Assessment processes. These studies concluded with identifying deliverable and developable sites 
which are capable of accommodating development within the plan period. These studies are available 
on the Council’s website. In addition, sites have been determined in accordance with an assessment 
against national and local planning policy and an assessment through the Sustainability Appraisal 
process.

These allocations will seek to address Gloucester’s challenges and build on strengths and 
opportunities.  They will deliver the development principles contained in Part 1 of this Plan as well as 
the spatial strategy and policies contained in the emerging Joint Core Strategy which seeks a 
concentration of growth in the urban areas including Gloucester City.

It should be noted that while the JCS is yet to determine the City’s housing and employment 
requirement, it is clear that the City will be unable to meet all its growth needs within its own 
boundary. It will therefore need to work with its JCS partners to look at additional land outside but 
adjacent to its boundaries through the strategic allocations in the Joint Core Strategy.
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2. Development Needs and Context

Gloucester is well on the way to transforming itself into a thriving 21st Century City having attracted 
and committed significant investment over the last few years bucking the national trend and 
weathering the economic recession.

This investment includes the delivery of Gloucester Quays with further associated developments 
planned to provide a leisure area, 10-screen cinema and restaurants, delivery of a high-quality retail 
and business park at the Railway Triangle, and significant investment within the Docks area improving 
the City’s residential and office offer.  Work is also progressing well on delivery of a multi million 
pound redevelopment at Kings Quarter which will add real value to the retail experience on offer 
within the City.  In addition between 2010 – 2012 over 370 businesses have started-up, relocated or 
expanded in Gloucester.   

It is important that looking forward the City Plan supports and maintains this momentum. It needs to 
capitalise and build on Gloucester’s positive investment successes and provide certainty and clarity to 
the market on its future development priorities and opportunities to 2031.  

Delivering the Growth Agenda in Gloucester

Gloucester’s population is set to continue growing over the next twenty years. Work is underway 
through the Joint Core Strategy to establish the overall growth levels for the City as well as a 
development strategy for meeting future needs. 

This population increase will require new housing and job opportunities along with additional retail 
provision and other infrastructure requirements including community, education, health and transport 
facilities. In addition it is also important that areas of built heritage, landscape and biodiversity value 
are protected from development to ensure these areas are retained for all to enjoy. 

It is the role of the City Plan to provide the framework which manages this balance between protection 
of the built and natural environment whilst meeting future growth requirements and delivering a 
sustainable and regenerated City over the next twenty years.

The City Plan requires a City Centre first approach to development, seeking new developments which 
support and strengthen the role and function of the centre and regenerate and redevelop its 
brownfield areas. A summary of the City’s main growth drivers are provided below. The City Plan will 
need to provide the framework and sites to deliver these requirements during the plan period to 
maintain Gloucester’s regeneration journey.

Employment Provision 

The City’s current employment provision is principally focussed within the Bristol Road corridor, the 
City Centre, the Eastern Avenue gateway and at Waterwells Business Park. These areas should be 
retained as a focus for jobs and principally B class employment uses. 

In meeting a growing population it is imperative that jobs are secured for the City and existing 
employment areas are protected and strengthened.  There is a presumption against the 
redevelopment of existing employment land. This is informed by a review of all employment land in 
the City through the Strategic Employment Land Availability Assessment (SELAA). Development on 
employment land for non B class uses will require demonstrable justification. Focus needs to be 
devoted to attracting and supporting business in the urban centre so that it can grow and develop. 
Supporting the City’s growth agenda will in turn support the economic performance of the County.  

According to the 2011 Business Register and Employment Survey (BRES), Gloucester’s core sectors, 
in terms of employment, are:

• Health 

• Retail 

• Education
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• Public administration and defence

• Business Administration and support Services. 

These 5 sectors equate to approximately 55% of Gloucester’s employment. The same sectors in 
Gloucestershire and Great Britain account for about 46% and 45% of employment respectively. 

Looking forward Gloucester’s economy needs to continue to restructure from the traditional 
manufacturing base and build on its knowledge based economy. The knowledge intensive and 
innovative sectors of aerospace and advanced engineering, healthcare and life sciences, creative 
industries, environmental technologies and microelectronics sectors are seen by the Government as 
playing a key role in driving future economic growth, rebalancing the economy and creating a greener, 
low carbon economy. 

In addition Gloucester currently has a growing creative industries sector with the establishment of the 
incubator facility Quays Creative, in the Docks, the relocation of Gloucestershire Media Group, the 
location of various arts and crafts facilities and the continued use of the City as a film location. 

Gloucester’s growth sectors in terms of employment growth, according to the Local Economic 
Forecasting Model (LEFM) 2011 (Cambridge Econometrics and The Institute for Employment 
Research forecasts, 2011) are forecast to be: 

• Professional services

• Business services

• Computing services

• Recycling

• Insurance

• Tourism (hotels & catering)

• Banking & finance

• Construction 

• Retail

• Health & social work

• Education

The City Plan needs to provide the development opportunities to encourage and attract these growth 
sectors. In addition support needs to be given to the City’s manufacturing sector, which will remain 
important to the City.  The City’s industrial estates, especially along the Bristol Road, are performing 
well and serve the City and county strongly. In addition within the manufacturing sector there are 
knowledge growth sub-sectors in electronics and mobile and broadcast technologies. Also the 
pharmaceutical sector is the largest Research and Development investor in the UK. These growing 
sub-sectors are drivers of future growth within the manufacturing sector and these need to be 
supported and encouraged to invest and grow in Gloucester/Gloucestershire.   

Opportunities also exist to the south of the City at Quedgeley where a significant existing employment 
consent is located. There are also opportunities for the more efficient use of existing employment land 
off Bristol Road and Eastern Avenue.

Investment in these employment growth areas will be encouraged in conjunction with development of 
the necessary skills in the workforce as well as measures to build enterprise, creativity and innovation.  
Retail

The City Centre is where the majority of existing retail is concentrated, offering a wide range of 
different shops, services and facilities.  It is focused around the ‘gate’ streets, Kings Walk and the 
Eastgate Shopping Centre.  Cultural and leisure activities and the evening economy uses are 
clustered in the more peripheral areas within the gate streets.

These are challenging times for all City Centres having to respond and adjust to the impacts of the 
recession, the rise of internet shopping and competition from out of centre retailing. Gloucester City 
Centre is performing fairly well as a retail centre but there are underlying weaknesses.  In the short to 



9

medium term, the Kings Quarter regeneration area provides the opportunity to address these through 
new retail development along with other uses such as restaurants, cafes and leisure. 

In addition, support needs to be given to proposals that widen the retail offer e.g. specialist shopping 
opportunities as well as new developments which complement and add value to the mix of uses in the 
City Centre. Together these will enhance the overall visitor experience and help in delivering a strong 
and vibrant City Centre.

It is estimated that approximately half of the overall jobs forecast for the City over the next twenty 
years will not be in the traditional industrial sectors.  This will be partly delivered through retail focused 
developments at Kings Quarter. 

Bulky goods retail is primarily focused at St Oswalds Retail Park, the Peel Centre and Eastern 
Avenue, with other units dispersed elsewhere in the City.

Gloucester Quays Designer Outlet Centre is located to the south of the Docks and provides discount 
retail offer.

The City Council has a long established principle of seeking to provide additional bulky retail 
floorspace as close to the City Centre as possible with good accessibility, rather than development 
coming forward in a more dispersed approach. 

Elsewhere, there is a network of smaller district and local centres that provide for more localised
everyday needs, including for example Quedgeley district centre and Barton Street local centre.

Offices

Major office premises are dispersed throughout the City Centre, and include Gloucestershire County 
Council at Westgate Street, various warehouses at the Docks and Ecclesiastical at Brunswick Road.  
There is also a concentration at Bruton Way adjacent to the railway station. 

Elsewhere in the City there are major employment areas, primarily office focused, at Barnwood and 
Quedgeley.

Through discussions with agents there is an identified need for good quality, centrally located, modern 
office accommodation with its own car parking provision. This requirement needs to be provided 
centrally with office workers playing an important part in supporting the role and function of the City 
Centre.  It is considered that this need could be provided within the Great Western Road area as well 
as Blackfriars.

Tourism 

Given Gloucester’s significant and important heritage, tourism is extremely important to the both the 
City and wider County economy. The latest tourism figures show that 1.69m day visits to Gloucester 
were made in 2010 with a total visitor spend of £126m (that is spending on accommodation, food, 
shopping and other related activities). 

There are key visitor attractions including the Cathedral, Gloucester City and Folk Museum and 
Soldiers of Gloucester, National Waterways Museum, and Gloucester Park.  The City also boasts 
sporting facilities of regional and national status including Gloucester Rugby Club, the Ski and 
Snowboard Centre, and GL1 Leisure Centre, all of which provide strong building blocks upon which to 
grow. The City also offers a strong events programme that supports the tourism sector and spans the 
year – the Tall Summer Festival, Victorian Market, Gloucester Festival, Food Festival, and Home and 
Garden Party as well as various history and music festivals.  The ongoing refurbishment programme 
for Blackfriars Priory, a key historic building, and its opening for tours and events, further enhances 
the City’s cultural offer.

Whilst Gloucester is a popular tourist destination, there are issues which need to be addressed 
including a need for more quality hotels in the City Centre and a limited choice of things to do in the 
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evening and at night.   Key heritage assets such as Llanthony Priory and features such as the 
waterfront need to reconnect with the wider City Centre.

Housing

In order to attract and diversify the local economy the right environment and facilities are sought by 
businesses. This will include high quality housing, leisure, cultural, retail, educational and community 
facilities. Good quality family housing is required alongside an increase in affordable housing 
provision to improve the type and mix of Gloucester’s housing offer. In addition further housing is 
sought in the City Centre to support and strengthen its role and function. A mix of sites have been 
identified throughout the City to meet this need.

Open Space

It is important within urban areas to maintain good access to areas of open space, sport and 
recreation to ensure that residents have access to high quality of environments and enjoy the health 
benefits associated with these uses. The City also has access to key areas of wildlife and recreation, 
particularly Alney Island Nature Reserve and Robinswood Hill. Both of these are highly accessible 
and their continued enhancement and protection along with other important areas will be a 
component of the City Plan going forward.  
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3. Development Opportunities

This section provides a detailed understanding of how different areas within the City function based 

on a range of local ward data. The information gathered provides an indication of what is working well 

at the local level and where issues exist. It is important to understand this baseline position from a 

planning perspective before additional growth is planned for. For example it is useful to understand 

how the local area fares with respect to open space provision, how its community facilities are used 

or not and the education provision as these are all areas that need to be addressed where impacted 

on by potential future developments. New developments must not exacerbate existing problems and 

should look to address any issue of this kind through the planning application process. In addition this 

information will provide a useful justification for the City’s approach to its Community Infrastructure 

Levy and how funds are justified and eventually spent at the local level.

Each ward is taken in turn and includes a summary of how the area is currently functioning as well as 

an indication of the development opportunities that have been identified through the evidence based 

studies that have been undertaken. In addition for the City Centre a vision and development strategy 

approach has been included to justify the ongoing development framework which is proposed for the 

central area of the city.

The Development Opportunities in this document are presented in alphabetic order, however, given 

the importance of the City Centre this is presented first, alongside a draft Vision and Strategy for the 

City Centre itself.
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City Centre (Westgate)

Westgate ward is located to the north west of the city and includes two distinct parts; the city centre 

and Hempsted.  The city centre forms the historic core for Gloucester with Roman occupation

commencing in AD 65 – 70.  The basic layout of the city centre, with the ‘gate’ streets, was laid out at 

this time and is present to this day.  Over time the city centre grew and was influenced by the Anglo-

Saxons, Normans and Tudors to name but a few.  This includes the Docks, which have been in 

existence since 1390 but only started to grow rapidly from 1827 following the completion of the 

Gloucester to Sharpness Canal.

Today the city centre forms the commercial centre for Gloucester.  The ‘gate’ streets (particularly 

Eastgate Street) are characterised by a high proportion of retail units and are home to many high 

street names such as Debenhams and Marks and Spencer.  The city centre is also home to some the 

city’s most significant tourist attractions, including the cathedral, museums and the Docks.

Westgate Street and the wider Blackfriars area are now establishing themselves as the 

creative/cultural quarter, including for example the Arts and Craft Centre, Treasure Seekers and 

Quays Creative and Blackfriars Inn.

Residential uses are an important component of the city centre, particularly at the periphery of the 

main ‘gate’ streets but also above shops in the commercial core and, more recently, in the Docks.  

The former technical college sites (known as GlosCAT) have also been granted planning permission 

for 254 new residential units.

There are a number issues specific to the city centre, including for example the lack of a high quality 

hotel or, at the other end of the spectrum, a youth hostel.  There has been a lack of significant 

investment in new modern retail floorspace  in recent years and as a result the stock of units attractive 

to modern retailers.  In addition, the evening and night-time economy is limited and skewed towards 

night clubs and bars.  Recent surveys show the environmental quality (e.g. paving, street furniture etc) 

to be a particular issue with shoppers.

A key opportunity however relates to the regeneration areas that exist in the city centre.  Perhaps the 

most important of these is the Kings Quarter area, which will provide a significant number of new retail 

units as well as other uses such as restaurants and cafes.  The Council has signed a developer 

agreement with Stanhope Plc, and a clear timetable for delivery is in place.  As mentioned above, 

Greater Greyfriars already has planning permission for a residential-led scheme.  The other major 

regeneration area is Greater Blackfriars, which is longer term but will fill an important void between 

the city centre and Gloucester Docks/Quays and reconnect the city centre with the riverside, and may 

be assisted with the closure of Gloucester prison.

The city centre with its residential areas does not have any issues with the availability of community 

facilities.
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A new City Centre Vision to 2031

In order to achieve a thriving and prosperous City Centre this document seeks your views on the 
following vision for the City Centre 

‘Gloucester will build on it’s strengths as one of the country’s most important historic cities to 
create a city centre in which Gloucester people are proud, that makes the most of its past and 

is positive about its future.  It will have regained its position as a top performing city centre 
and will be a strong and connected destination for shopping, leisure, cultural, business, as 
well as a place for living and entertainment throughout the day and evening. The City will 

provide a vibrant, exciting and enjoyable experience for its communities and visitors, drawing 
on its unique and varied heritage’.

Objectives

To deliver the above Vision a series of Objectives are set out below. By focusing on these the City will 
be able to drive forward its plans to be a thriving and prosperous City for the future.

• To strengthen Gloucester City Centre as a regional shopping destination and improve its retail 
ranking.

• To maintain and improve the vitality and viability of the city centre.

• To draw on Gloucester’s strengths as an historic city to create a hub for culture, tourism and 
leisure.

• To maintain and enhance the city centre as a location for business, skills and learning.

• To deliver a sustainable mix of complementary city centre uses which ensure vibrancy 
throughout the day and evening.

• To improve linkages within the city centre, encouraging the use of sustainable modes of 
transport whilst providing well located car parking.

A Strategy for the City Centre

The following sets out the key components of a City Centre Strategy and your views are sought on 
this. 

• Apply the ‘city centre first’ approach to all proposals for main town centre uses in the context 
of the tests set out in national planning policy.

• Focus future city centre retail floorspace capacity at sites located within or adjacent to the 
defined Primary Shopping Area.

• Deliver a ‘step-change’ in the retail performance of the city centre through the realisation of 
the major regeneration scheme at Kings Quarter, which will deliver high quality, modern retail 
floorspace, quality urban spaces and other main city centre uses adding critical mass to the 
shopping centre.

• Deliver through the Kings Quarter development a new high quality bus station, well linked with 
the city centre and the train station which will provide a key gateway feature into a historic 
city.

• Strengthen the commercial and historic role of the Cross and Gate streets as well as its 
central point of pedestrian activity.

• Encourage the development of appropriate new uses within the Primary Shopping Area that 
compliment and support the wide retail focus offered and maintains a critical mass of people 
using the city centre at different times of the day and evening. Diversify the range of activities 
of the evening and night-time economy.

• Increase the range and quality of employment opportunities available to local people.

• Improve the quality of life for residents and promote urban living through residential 
development in the city centre.

• Maintaining and building upon the quality of the built environment.

• Cultural, leisure and tourist facilities must continue to be improved in the city centre to create 
a city centre destination serving visitors, residents and businesses and contributing to 
economic potential.
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• Strengthen Gloucester’s position as a city of great historic importance by reconnecting historic 
assets with the wider city centre.

• Maximize opportunities for the wider city centre from major visitor attractions, for example 
Gloucester Cathedral and Gloucester Quays.

• Deliver new high quality development that respects and enhance the historic context of the 
city centre and protects and enhances views of the Cathedral.

• To use regeneration opportunities to reconnect the city centre with the waterfront and Alney 
Island

Planning policy approaches for accommodating development in the City Centre

Draft Policy Approach: Delivering Sustainable Development

Development in Gloucester City Centre should positively contribute to achieving sustainable 
development.  Development in the city centre should therefore seek to address the principles of 
sustainable development, including:

• Achieving a mix of land uses;

• Adopting high standards of design and in construction standards;

• Protecting and enhancing the existing historic, built and natural environment;

• Promote the use of sustainable modes of transport and reduce the need to travel;

• Support the creation of jobs;

• Contribute towards healthy lifestyles.

When considering development proposals in the city centre the Council will take a positive approach 
that reflects the presumption in favour of sustainable development as set out in the National Planning 
Policy Framework.

Draft Policy Approach: City Centre Development

The City Centre is defined as the area predominantly occupied by ‘main town centre uses’ (retail; 
leisure, entertainment facilities and more intensive sports and recreation uses; offices; and arts, 
culture and tourism uses) and includes the Primary Shopping Area (PSA).  The proposed extent of 
the City Centre is provided at Appendix 3.

Within the City Centre boundary (but excluding the PSA), all ‘main town centre uses’, excluding A1 
retail, will be supported, subject to consideration of their impact on local amenity.

Draft Policy Approach: Primary Shopping Area, Primary Frontage and Secondary Frontage

The ‘Primary Shopping Area’ (PSA) is where most of the city’s retail development is concentrated.  It 
covers the four ‘gate’ streets, and the existing shopping centre at ‘Into Eastgate’ and Kings Walk, as 
well as areas around the proposed developments at Kings Quarter and Greyfriars, Worcester Street 
and Kimbrose Triangle.  The proposed extent of the PSA is shown at Appendix 4.

Within the PSA, a ‘Primary Retail Frontage’ has been identified.  This represents the area with the 
highest concentration of retail uses and which attracts the highest levels of footfall.  A ‘Secondary 
Frontage’ has also been identified, which are areas characterised by a wider range of different uses, 
including for example bars, financial services and hotels.

Our strategy is to continue the focus of new investment into the city centre whilst acknowledging that 
the nature of retailing is changing.  The proposed policy approach to proposals within the PSA is:

• New retail development that maintains and enhances the vitality, viability and attractiveness 
of the PSA as a shopping destination will be encouraged, as will enhancements through 
refurbishment and redevelopment of existing units.

• Units at ground floor level within the Primary Frontage restricted to uses A1 (retail), A2 
(financial and professional services) and A3 (restaurants and cafes);
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• Units at ground floor level within the Secondary Frontage restricted to A1 (retail), A2 (financial 
and professional services), A3 (restaurants and café), A4 (drinking establishments), A5 
(drinking establishments) and B1 (office).

• Proposals for the change of use of units outside of the use classes identified for the Primary 
and Secondary frontages will be considered on their merits having regard to: whether it can 
be demonstrated the proposal would maintain or enhance the vitality, viability and 
attractiveness of the area; the impact of the proposal on the street scene; and mix of existing 
uses in the area; and the market attractiveness for the retention of the unit for A1 use.

Draft Policy Approach: Proposals for new retail development outside the Primary Shopping 
Area

Proposals for new retail development located outside of the PSA will be considered in the context of 
the key tests set out in the National Planning Policy Framework (NPPF), namely the sequential test 
and the impact test.  

Draft Policy Approach: Residential development in the City Centre

Residential development can play an important role in supporting the health of city centres, and has 
positive impacts in terms of helping people feel safe.  The Council will continue to support the change 
of use of existing upper floors to residential.
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Abbey

Abbey ward is an area of established housing located to the east of the City of Gloucester. It enjoys 

low levels of deprivation, open green spaces and wide verged distributor roads giving the ward an 

open and spacious character. Within the ward there are views to the south of Robinswood Hill and to 

the east of the Cotswold escarpment.  The ward has a district centre with a large convenience store 

and smaller shops providing an estate agents, take away, opticians, chemist, hairdressers and 

dentists. The district centre serves the wards of Abbey, Hucclecote, Matson and Robinswood and 

Barnwood as well as Upton St. Leonards which lies in Stroud District.

Adjacent to the district centre are a church, doctor’s surgery, vets, public house and community 

centre. The ward is well served by strategic footpath and cycle networks that provide good 

connectivity and permeability through the residential areas. 

The west and southern parts of the ward are known as Abbeydale. This area feeds Heron Primary 

school and relates well to the district centre. The northern and eastern part of the ward falls within 

Abbeymead, an area of more recent residential development. This area feeds Abbeymead Primary 

School and relates to the local centre of Abbeymead which lies to the north of Abbey in Hucclecote 

ward as well as to the Abbeydale District Centre.

The ward enjoys the highest mean income across the whole city and deprivation indicators are low. 

Pupils enjoy good academic success at the end of Key Stage 4 in comparison to other wards in the 

City.  Two lower super output areas to the south of the ward have a high number of households with 

existing health problems and one area to the north of the ward has residents who present with 

symptoms that indicate they may be harbouring future health problems. 

Despite the green and spacious character of the area the ward does have an under provision of public 

open space, equipped play spaces for children and sports pitches. 

Incidences of crime in the ward are focused in and around the district centre.  
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28

Barnwood 

Barnwood ward is a large area to the east of the City that has both established residential and 

employment areas. The ward contains a number of distinct residential communities. The communities 

of Coney Hill and Barnwood, each of which have their own primary school and church.

The ward has one local centre at Coney Hill and good pedestrian and cycle links to a Sainsbury’s 

superstore at Barnett Way, Hucclecote local centre, Abbeydale District centre and Lidl’s on Eastern 

Avenue.  

Despite its geographical size and level of population the ward does not have a centrally located health 

centre or community centre.  

The ward experiences pockets of deprivation with associated issues of unemployment, poor health 

and low educational achievement. Only 55% of those aged 16 in the ward achieved 5 GCSE grade 

C’s including Maths and English in 2011. 

The ward enjoys good open space provision and is well served by public transport providing access to 

both Gloucester and Cheltenham.

At the time of writing the ward has an active Community Partnership and Residents Association and 

some successful active Friends groups.
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Barton and Tredworth

Barton and Tredworth ward has the largest population in the City. It is well located close to the City 

Centre and geographically is at the heart of the city. 

The area has its own well established shops and services. The ward developed rapidly with the 

industrial revolution and has an abundance of Victorian architecture.  

Parking on-street in the Victorian road network is an ongoing problem for local people. Streets are 

heavily congested with parked vehicles. The density of development in the Victorian street network 

also means that the area has a significant lack of public open spaces and parks.

Unfortunately the ward suffers from high levels of deprivation and crime. 

The population is culturally rich and diverse. The ward is the most ethnically diverse is the City. The 

area is well served by community facilities and active community groups. 
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Elmbridge

Elmbridge is considered an attractive ward and a pleasant place to live. 

As one of the smaller wards, Elmbridge has a close relationship with the neighbouring wards of 

Barnwood and Longlevens. Despite its size Elmbridge is able to support a number of its own shops 

and businesses. 

The ward accommodates three schools and five community facilities.

Although the ward lacks formal play areas and allotments, it does have some good open spaces and 

access to Armscroft Park in the neighbouring ward of Kingsholm and Wotton. 

One of the main challenges facing the ward would appear to be reducing the social inequality 

between pockets of deprivation and the rest of the ward. 

Generally crime levels are low, and children in the ward achieve higher than average GCSE results. 

Household income is also above the UK average.
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Grange 

Grange ward lies to the south of the City and is a predominantly self contained and established 
residential ward lying within the boundaries of the mainline railway, the A38 Cole Avenue and the 
Daniel’s Brook. 

The ward has two primary schools, a secondary school, local retail centre, library, community centre, 
sports centre including swimming pool and three places of worship, despite being the second smallest 
ward in the City for population. The level of service provision reflects the fact that historically the 
services in the ward have also provided for the populations of Podsmead ward to the north of the A38, 
Tuffley ward to the east of the railway and in more recent years Quedgeley Fieldcourt to the south. 

The ward has low educational achievement at the end of Key Stage 4 in comparison to other wards in 
the City , a low level of household income and high levels of existing illness in the westernmost lower 
super output areas.

Given the number of community and sports facilities in the ward and the strong presence of faith 
communities it is considered that the ward is well placed to engage in community development 
programmes and extended school provision to help address the deprivation indicators that present as 
issues in this area.    
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Hucclecote

Hucclecote ward is an established residential area to the east of the City which abuts the 

administrative boundary with Tewkesbury Borough. The ward includes the community of Hucclecote 

with its local centre, library, community centre and churches, plus the more recent development of 

northern Abbeymead, with a primary school and parade of local shops.

The ward does not contain an established employment area but is located adjacent to the Barnett 

Way employment area in Barnwood to the North West and is in close proximity to Gloucester 

Business Park in Brockworth to the east.  

The ward has a high level of community facilities and low levels of deprivation, however educational 

achievement of 16 year olds at GCSE does not match achievement in other wards in the City with a 

similar low deprivation profile eg: Quedgeley Severnvale, moreover there are high levels of existing ill 

health in the ward compared with other wards in the City with a low deprivation profile. This can be 

explained by the fact that the ward has an area of bungalow and flatted housing that is suitable and 

convenient for the elderly and is in close proximity to local services. Hucclecote ward is one of the top 

three wards in the City, alongside Grange and Tuffley, for the percentage of population aged 65 plus.    

The ward has a shortage of open space, playing pitches and equipped children’s play areas. 

Incidences of crime in the ward are fairly low and mostly focused in and around the main Hucclecote 

Road.

Hucclecote Green area is also partly designated as a conservation area.
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Kingsholm and Wotton

Kingsholm and Wotton is a varied and interesting ward. It has a mix of uses, a wide variety of house 
types, and a range of distinctive character areas and architectural styles. The area includes four 
designated conservation areas. 
The ward contains the Gloucestershire Royal Hospital which serves the City and the wider County 
area. 

The ward is located adjacent to the City Centre and as such benefits from excellent connectivity to the 
facilities located there. The area is well served by public transport and contains the City’s railway 
station. Despite being located close to the centre the ward also sustains many of its own facilities and 
services such as local independent restaurants, takeaways, pubs and some shops. 

There are high levels of community facilities but the area is lacking in open spaces and playing 
pitches. The open spaces that are available are generally well used and supported by the local 
community. Of note are Hillfield Gardens which has its own friends group and Sebert Street 
Recreation Ground that was recently improved thanks to the dedication of local parents. 

There appear to be pockets of deprivation as there are high levels of benefit claimants and evidence 
of deprivation around education, training and skills, in some areas of the ward. However overall there 
are above average GCSE results, suggesting that some areas of the ward are performing very well. 

The ward is home to the Kingsholm Rugby Stadium. Rugby is an important part of the City’s cultural 
heritage and identity.

The area is also partly designated as conservation areas - Kingsholm and Denmark Road
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Longlevens

Longlevens is a mature residential suburb to the north of the City. It is an attractive, safe place to live. 

It has good quality housing stock and good access to facilities. It is well served by its own library, 

primary schools, and shops. 

The people of Longlevens are among the least deprived in the City. Car ownership is high and 

unemployment is the lowest in the City. Household income is above the UK average. 

Private rented housing stock and affordable housing numbers are among the lowest in the City which 

may make accessing the Longlevens community difficult for first time buyers or people wishing to rent 

in the area.  

The ward has good levels of open space, community facilities and sports facilities. The people of 

Longlevens support a number of well regarded community groups and sports clubs. 

The ward is also home to the University of Gloucestershire.  

The ward benefits from good public transport links to the City Centre and also to Churchdown and 

Cheltenham.
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Matson and Robinswood

Matson and Robinswood ward is located to the south east of the city, with the southern boundary 

abutting the M5 motorway.  The ward developed primarily in the post-war era, particularly for social 

housing.  The built form of the ward is heavily influenced by Robinswood Hill, which dominates the 

western third of the ward, and forms an important recreational facility for the city as a whole.

Today the ward is almost entirely composed of residential development, with dispersed employment 

uses, most importantly the 4* Hallmark Hotel and the Gloucester Ski and Snowboard Centre.  The 

ward is home to the Gloucester Academy which is currently undergoing significant development 

works.

The ward has one designated local centre, located off Matson Avenue, which is performing well and 

makes an important contribution in providing for the everyday needs of the local community.  Further 

south of the ward, outside the administrative area of the city, planning permission has been granted 

for a new Motorway Service Area, linked with the M5.  This facility, once constructed and operational, 

will provide an important source of employment for Matson and Robinswood and the wider area.

Given the built up nature of the area, there are few development opportunities.  However, land at 

Winnycroft Farm and Corncroft Lane has been promoted to the Council for residential use.

The ward has a number of issues including concentration of deprivation, low household incomes and 

high numbers of benefits claimants, low household incomes and a lack of local employment 

opportunities.

Particular positives however include good levels of community facilities, good access to public open 

space and its setting adjacent to the Cotswold Escarpment and Area of Outstanding Natural Beauty 

(AONB).  
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Moreland

Moreland ward is located in the centre of Gloucester city, to the south of the city centre.  It primarily 

developed between the early twentieth century and the 1950’s, being linked with industrial and 

subsequent population growth.

Today the ward is still characterised by residential and employment development, which is essentially 

split by Bristol Road, with employment development to the west and residential development to the 

south.  The Bristol Road employment area makes an important contribution to the city being one of 

few areas in the city providing for traditional industrial uses such as manufacturing.

Moreland has a designated local centre at Seymour Road and other well-performing non designated 

parades along Bristol Road and Stroud Road that make an important contribution to providing for the 

everyday needs of the local community and the wider business community.

Given the built up nature of the ward there are very few development opportunities, with the exception 

of the former Star 66 Youth and Community Centre and the former Vicarage, both located on the 

junction of Frampton Road and Seymour Road, and Clifton Road Triangle, located further to the 

north.

The ward has less than the recommended amount of community facilities open to all of the community 

(since the closure of Star 66), lacks a public library and has a serious shortage of public open space.  

There are also deprivation issues and, because of the nature of the housing, issues of parking 

congestion in parts.
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Podsmead

Podsmead may be the smallest ward in the City and suffer from some of the highest levels of 
deprivation, but it also has a lot of strengths and plenty of potential and future opportunities. 

Podsmead has good levels of public open space and playing pitches, good community facilities, views 
to Robinswood hill, access to the canal, good public transport links and a successful employment 
area. 

Most importantly Podsmead has a motivated and active community. The community has been 
instrumental in securing funding for the area – including ‘Big Local’ community development funding 
over the next ten years and British Heart Foundation funding to increase healthy heart awareness 
over the next three years. 

Previous consultations have shown that residents like living in Podsmead because of its ‘sense of 
community spirit’ and ‘good neighbours’. With the right planning policy framework, any new 
development in the area could contribute to tackling the deprivation issues that matter most to the 
community. 

The ward has the highest proportion of social rented housing in the City and lacks new private homes 
or private rented housing stock. 

Podsmead is a learning site in the City for Asset Based Community Development (ABCD).
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71

Quedgeley Field Court

Quedgeley Fieldcourt is the southern most ward in the City and comprises part of the larger southern 

suburb of Gloucester of Quedgeley. The area has grown considerably since the 1970’s providing 

large areas of residential accommodation and new employment land for the City plus the associated 

shops, services and schools that such a community requires. 

More recently the large urban extension of Kingsway on the former RAF Quedgeley site has begun to 

be delivered providing new homes including social housing, a new local centre and new primary 

schools.

The ward is effectively subdivided by the A38 dual carriageway which runs north south through the 

ward. Connectivity between Kingsway and Quedgeley District centre is provided via a restricted 

underpass that passes underneath the dual carriageway.

Waterwells Business Park has provided new employment within the ward and is home to 

Gloucestershire Constabulary’s flagship headquarters as well as local manufacturers and national 

distribution companies. New employment land remains to be delivered at Kingsway.

The ward has a younger population profile than other wards in the City and a very high rate of 

children under 4. There are a high number of lone parent benefit claimants and a high rate of children 

eligible for free school meals in the ward. 
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76

Quedgeley Severn Vale 

Quedgeley Seven Vale is a suburb of Gloucester containing predominately family housing and some 
employment land. The ward has a high number of children and young people and lone parent 
households. 

The ward is lacking in its own shops, services and community facilities but the population tend to use 
the facilities in the neighbouring Quedgeley Fieldcourt ward. 

The area is also lacking in public open spaces, play areas and sports pitches. However the open 

spaces that are available are attractive and varied. The area is linked to the docks via the canal path, 

and has views across to open countryside.
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Tuffley

Tuffley ward is a residential suburb of Gloucester and is very much seen as part of a wider area 
including the ward of Grange and to some extent Podsmead. Tuffley has its own primary school and 
faith based secondary school. There is a small parade of shops and an area of allotments. 

The ward does have some deprivation issues, most noticeably relating to low household income, high 
benefit claimants, issues relating to children and young people and also crime. These appear to be in 
pockets rather than across the ward as a whole. 

The ward itself is lacking in public open space, play equipment and sports provisions. It does however 
have access to Robinswood Hill Country Park. The park offers walks, wildlife and impressive long 
distances views. Within the park is an old quarry that is designated as a Site of Special Scientific 
Interest. 

The ward also benefits from good public transport links to the City centre and to the neighbouring 

district of Stroud. There are routes through Tuffley that are heavily used by commuters into the City 

and the A4173/B4072 is subject to increasing congestion which are subject to a number of ‘pinch 

points’ that prevent widening or the introduction of bus lanes.
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Westgate South (Hempsted)

Hempsted also has a long history, with occupation of recorded in the Domesday book.  The area grew 

as a village and was originally part of Stroud District, being absorbed into Gloucester City in 1967.  

Since then Hempsted has gradually grown and now forms part of the wider built up area of the city.

Hempsted Village and the recently developed areas around Monk Meadow are almost entirely 

residential.  There are however important areas of employment along Secunda Way (South West 

Bypass) as well as a sizeable Sainsburys and Marston’s pub.  There are no designated local centres 

in Hempsted but a small shop/post office is located in the original Hempsted Village.

Given the pleasant living environment in and around Hempsted it’s unsurprising it has been and is 

subject to development pressure.  Other issues include a lack of local health care facilities in walking 

distance, insufficient capacity at the primary school to accommodate new pupils and peak time 

parking issues. Hempsted has a good quality community hall and community spirit.
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Westgate North - Development Opportunities

This map is reproduced from Ordnance Survey material with the permission of Ordnance Survey on behalf of the Controller of Her Majesty’s Stationery Office 
© Crown copyright. Unauthorised reproduction infringes Crown copyright and may lead to prosecution or civil proceedings. Licence no 100019169. 2013.
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Westgate South - Development Opportunities

This map is reproduced from Ordnance Survey material with the permission of Ordnance Survey on behalf of the Controller of Her Majesty’s Stationery Office 
© Crown copyright. Unauthorised reproduction infringes Crown copyright and may lead to prosecution or civil proceedings. Licence no 100019169. 2013.
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Appendix 2 Land East of Waterwells Option Maps
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Appendix 3 City Centre Boundary for consultation
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Appendix 4 Primary Shopping Area for consultation
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