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FOREWORD 
 
I believe that this masterplan for the Greater Blackfriars area is a very important 
document. It has the potential to guide, and drive forward, the development of one 
of the most complex and important of the ‘Magnificent Seven’ sites in Gloucester. 
 
The potential for the site is enormous: its development could become a unique 
fusion of work by the public and private sectors, with bodies such as the 
University of Gloucestershire, the City and County Councils and the Police 
Authority interested in taking space, and clear interest from the private sector in 
its delivery. 
 
I look forward with expectation to the development of a new creative quarter in 
Blackfriars, which will link the Docks and the historic core of the City, and which 
will bring new activity and investment to the very heart of Gloucester. 
 
 
Greg Smith 
Chairman 
GHURC 
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1.0  Context and Analysis 
 1.1 Introduction 
 1.1.1 

 
 
 
 
 

The Greater Blackfriars site is located within the historic city of 
Gloucester taking up the area between Westgate Street and the 
Docks. This masterplan extends from Westgate Street in the north, 
Southgate Street in the east, Commercial Road in the south and 
the Quayside in the west. 

 1.1.2 Greater Blackfriars lies within the south-west quadrant of the 
medieval city of Gloucester, incorporating both the original south 
and west gated entrances into the city. The site is crossed by the 
remains of the Roman city wall and contains peripheral remains of 
the Norman castle. The site also contains the Blackfriars Priory, a 
Grade 1 listed Dominican Priory complex and the Fleece Hotel, a 
Grade 1 listed hostelry which is believed to have been originally 
built for pilgrims to the Cathedral. 
 

 1.1.3 Greater Blackfriars is a development opportunity capable of making 
a very great impact on the prosperity and visual quality of 
Gloucester. It is however a complex site, with a number of 
constraints, and it has been the setting for a number of failed 
development proposals although these have addressed parts of the 
site rather than the whole. To achieve its potential Greater 
Blackfriars must therefore be addressed on a comprehensive 
basis. 
 

 1.1.4 The Gloucester Heritage Urban Regeneration Company (GHURC) 
Area Regeneration Framework (ARF) has been adopted as a guide 
to the regeneration of the whole city centre, and specifically to 
guide proposals for the ‘Magnificent Seven’ the main sites identified 
as being key to the delivery of the objectives of the GHURC. It was 
approved by the GHURC Board on 28th July 2006. 
 

 1.1.5 The ARF identifies the fundamental objective for Blackfriars as 
creating a  new ‘destination’ within the city centre. It concluded that 
Blackfriars had the potential to function as the ‘creative’ and 
‘cultural’ quarter of Gloucester, building on its strategic location 
between the Cathedral and the Docks, its proximity to core retailing 
on the gate Streets, its built heritage and historic character, and its 
proximity to the waterfront. 
 

 1.1.6 Blackfriars is not driven by one key use but rather will require the 
delivery of a mix of uses to achieve this objective. 
 

 1.1.7 Blackfriars strategic location emphasises the importance of 
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creating the physical and visual connections between the key 
attractions. The Priory, and its more intensive use as a visitor 
destination or appropriate community facility, should be at the heart 
of the cultural/creative quarter, and at the heart of these 
connections. It should link to the docks, the waterfront, to Greyfriars 
and to the Cathedral (via The Fleece). 
 

 1.1.8 This approach requires a number of strategic interventions 
including: 

�  Enhancing the Western Waterfront as a public space; 
�  Creating a new square as the setting for the Priory 
�  Redeveloping the county council landholdings; 
�  Removing Longsmith Street car park;  
�  Relocation (and reuse) of the prison. 

 
  

 
  Figure 1: Masterplan area 

 
 1.2 The Vision 
 1.2.1 The vision for Greater Blackfriars is to become a distinctive new 

city quarter within an expanded city centre: a true mixed-use 
destination centred on the imaginative re-use of the Blackfriars 
Priory complex, the creation of a new pedestrian route between the 
Docks and the Cathedral, and the provision of sustainable new 
places to learn, live, work and play. 
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 1.2.2 The masterplan wishes to see the Greater Blackfriars grow into a 
city quarter with its own unique identity to rival the best cathedral 
cities across the UK and Europe: a sustainable and distinctive 
urban quarter of residential, offices, retail, A3 and hotel 
accommodation, exploiting the potential for cultural and creative 
industries, and potentially creating a centre for educational 
excellence. 
 

 1.2.3 The Masterplan development will encourage pedestrian flow  
between the Docks, the city centre and Cathedral with destinations 
further afield, and offer a public realm which is primarily orientated 
to people (rather than cars). It will also improve and extend the 
River Severn frontage at Westgate Quay and create a new link to 
Alney Island, which has potential use as an ecological land-form 
sculpture park. 
 

 1.2.4 Delivering the Greater Blackfriars masterplan is not simply about 
promoting physical development. The aim is to achieve wider social 
and regenerative outcomes, compliment other city quarters and 
developments within Gloucester, and create a whole new 
destination centred on the city’s heritage assets that will become 
the focus and identity for the area. Within Greater Blackfriars lie the 
Blackfriars Priory itself, The Fleece, and a number of other 
designated Ancient Monuments: outside but adjacent are the 
Cathedral and Gloucester Docks. In total there are seven 
scheduled monuments and 47 buildings or groups of buildings 
included on the statutory list as being of special historic or  
architectural interest within the Greater Blackfriars area. 
 

 1.2.5 Gloucester’s economy clearly needs to restructure. As 
manufacturing industry continues to decline, the city will need to 
grow its knowledge based economy. This must be done in 
conjunction with the provision of the appropriate skills, and the 
provision of the right environment and facilities. The Greater 
Blackfriars area has a pivotal role in the redefinition and 
regeneration of the city. It will become increasingly important as the 
area forms the significant linking element between the Docks and 
the Cathedral. 
 

 1.2.6 Proposals for the development of the area have been brought 
forward on a number of occasions over the last 25 years, and it is 
in part the failure of these proposals that has generated the current 
position where the Priory sits in a sea of car parking. The vision is 
now to bring active uses into the area and re-invigorate it. It is 
believed that to achieve the full potential of the area, development 
needs to be comprehensive. 
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 1.2.7 The mix of uses in the area is key to realising the potential to link 

other areas through Blackfriars. Apart from the distant view of the 
Cathedral, the area is currently relatively sterile at the moment, with 
nothing to encourage the visitor to move from Commercial Street 
towards Westgate Street. Parcels of land either side of the road are 
generally in single uses (such as car parking, with, the prison, the 
police station and the BT exchange as other main uses) and  
neither the buildings themselves nor the routes are attractive to 
pedestrians. 
Bringing active ground floor uses into the area, and creating high 
quality spaces will in themselves make the journey more attractive. 
The encouragement of pedestrian movement throughout  the area 
will in itself increase the viability of  ground floor uses, and that of 
the scheme as a whole. 
 

  

 
  Figure 2. Artists impression of masterplan development 
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 1.2.7 In taking forward the delivery of the Blackfriars project, the aim is 
to: 

�  Achieve comprehensive redevelopment and the re-use of 
vacant / underused historic properties within the Blackfriars 
area. 

�  Deliver projects that demonstrate long term financial 
viability, maximise potential for private / external investment 
and become a catalyst for economic growth. 

�  Deliver an attractive and exciting mix of uses to ‘draw’ 
people from the Docks/Quays into the rest of the City 
Centre. 

�  Create attractive and vibrant pedestrian routes which 
strengthen geographical links to and from the Cathedral, the 
Docks, the city centre and the waterfront areas. To achieve 
this, the development must be comprehensive, otherwise 
the pedestrian is still asked to walk through unattractive 
areas. 

�  Create interlinked, mixed and attractive neighbourhoods, 
which contain a mix of well integrated uses to stimulate 
exchange and to help facilitate community involvement and 
cohesion. 

�  Deliver a distinctive approach to urban design, with newly 
created buildings designed around a series of public 
squares with perimeter blocks to maximise active street 
frontages. 

�  Create a mix of size, type and tenure of low energy homes 
which are dispersed, integrated and indistinguishable by 
form of tenure. 

�  Manage the provision of car parking through careful design,      
and as part of a city-wide strategy 

�  Deliver excellent new architecture which employs 
construction technologies that are respectful of the local 
distinctiveness and context. 

�  Deliver a sustainability strategy for the whole site including  
excellent standards of energy efficiency including renewable        
energy generation. 

�  Deliver a project which will help generate a sense of civic 
pride and opportunity for the people of Gloucester. 

�  Create a quarter which will interlink with other 
neighbourhoods, to the north, east and south.  

 
 1.3 Planning Policy context 
 1.3.1 In 2004, following the introduction of the Planning and Compulsory 

Purchase Act, Gloucester City Council took the decision not to 
progress with the draft Local Plan, but instead to begin preparation 
on the Local Development Framework (LDF). 
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 1.3.2 The LDF consists of a ‘portfolio’ of separate documents and has 

much more of a ‘spatial’ dimension to it, dealing with the linkages 
between land use and wider issues such as health, employment 
and education/ 

 1.3.3 The Gloucester LDF originally consisted of four main Development 
Plan Documents (DPDs); the Core Strategy, Development Control 
Policies, Central Area Action Plan and Site Allocations and 
Designations (Non-Central Area). 
 

 1.3.4 In July 2008 the decision was taken to produce a Joint Core 
Strategy (JCS) with Cheltenham Borough and Tewkesbury 
Borough Councils.  The JCS will cover the administrative areas of 
the three local authorities, and will guide future development in the 
period up to 2026.  The JCS has a number of benefits, including 
the provision of a consistent and co-ordinated approach to new 
development. 
 
The JCS will set out the approach that the local authorities will take 
to protect and enhance the natural and built environment, deal with 
climate change, and set out policies for the location and timing of 
new housing and employment development, key infrastructure, and 
community, leisure and tourist facilities.  The JCS will also set out a 
planning framework for the regeneration projects being delivered 
through the Gloucester Heritage Urban Regeneration Company 
(GHURC).  For more information on the JCS go to www.gct-jcs.org. 
 

 1.3.5 The Council is also in the process of producing a number of topic 
and site-based Supplementary Planning Documents (SPDs) that 
expand on policies contained within the JCS.  One of the SPDs 
covers the Greater Blackfriars area of the City.  So far the 
document has been subject to two six-week periods of public 
consultation, the first in August/September 2006, and the second in 
October/November 2007 under Regulation 17 of the Town and 
Country Planning (Local Development) (England) Regulations 
2004.  Comments received at both stages of consultation have 
been taken into account, and where necessary, amendments made 
to the document. 
 

 1.3.6 The current Greater Blackfriars SPD, together with a Sustainability 
Appraisal and a Legal Statement is available on the Council’s 
website. 
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 1.4 Historical development 
 1.4.1 Greater Blackfriars has been influenced throughout its history by 

the changing character of the city of Gloucester and its rich 
historical context dates back to the early Roman settlement of 
Glevum.  
 

  ROMAN SETTLEMENT 
 1.4.2 The earliest permanent settlement at Gloucester was founded 

during the Roman occupation of Britain in 48AD. A Roman fortress 
was built north of the present city centre at a crossing point of the 
River Severn. By 70AD the fortress was abandoned and a new 
settlement of Glevum, meaning ‘bright town’, was built on the site 
of the present city centre. The settlement was planned according to 
Roman custom as a rectangle, divided into four equal parts by two 
main roads that met at the forum and enclosed within a perimeter 
wall. By the end of the first century the settlement was a Colonia. 
Only Colchester, Lincoln and York shared this status. 
 

  ANGLO SAXON AND NORMAN  
 1.4.3 In 577AD Gloucester passed into Saxon control following the battle 

of Dyrham and by 679AD a Minster had been founded. Gloucester 
began to prosper again and by the end of the C9th new streets had 
been laid, many of which remain today. St Oswalds Priory was 
founded in 900AD which became a place of pilgrimage. Following 
the Norman Conquest Gloucester grew as an important 
administrative and commercial town. The defences were improved 
and a castle was built on the corner of the Roman defences. This 
lasted only 50 years and a second was built on the site now 
occupied by the prison. Gloucester was an important religious 
centre and in 1072 William I instructed the rebuilding of St Peter’s 
Abbey which stood on the old Minster site. This soon became one 
of the principal Benedictine centres in England.  
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  Figure 3: Illustration showing location of Roman wall over medieval 

map 
 

  MEDIEVAL 
 1.4.4 The Benedictines of St Peter’s Abbey were the most important 

monastic order within the city in the C11th and C12th. However, by 
the beginning of the C13th other monasteries were being 
established. Henry III, who was crowned at St Peters in 1216, 
retained a strong connection with Gloucester and gave funds for 
the construction of these new monasteries within the city. 
Greyfriars was founded in 1231, Blackfriars in 1239 and Whitefriars 
in about 1268. St Peter’s retained its superior status, and in 1307 
the tomb of Edward II was brought to the Abbey and soon became 
a popular site of pilgrimage. The wealth of medieval Gloucester 
was primarily derived from the manufacture of wool cloth, though 
other small industries thrived in the centre of the town. Westgate 
Street was the most important commercial street in the city with the 
Market, Guildhall and Mint. Southgate Street contained the fish and 
corn markets and was the main route to Bristol. Until 1275 
Eastgate Street was the Jewish Quarter and grew in importance in 
the Middle Ages as it linked Gloucester to the important cloth 
making area of the Stroud Valley. The layout of the subsidiary 
streets was largely determined by long and narrow burgage plots 
which lay at right angles to the main streets. These plots were 
originally used as gardens or extra space for outbuildings, 
workshops, stables and occasionally additional cottages. Despite 
almost continuous rebuilding of individual plots, the characteristics 
of the medieval street system and orientation of plots remained 
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almost unchanged for the next four centuries. 
 

  

 
  Figure 4: Speed’s map of 1610 

 
  TUDOR AND JACOBEAN  
 1.4.5 In the C16th the power of church was being challenged by the 

growth of a prosperous merchant class who created a more diverse 
and dynamic local economy. With the Dissolution of the 
monasteries from 1536 the form and character of the city became 
more secular and professional with new timber framed shops filling 
the main street  frontages. By 1600 Gloucester had several 
successful specialist markets and became a prosperous centre for 
trade. 
Manufacturing industries grew and were supplied by raw materials 
from the surrounding regions and iron ore from the Forest of Dean. 
By the late C17th the textile industry began to decline and 
metalworking became more important. Gloucester had no direct 
overseas trade and continued to depend upon Bristol for imports 
and links with foreign markets. During the Civil War Gloucester was 
a Parliamentary stronghold and many of its suburbs were 
demolished to improve its defences, however following the 
Restoration in 1660 Gloucester was made to suffer for its 
allegiance and its previously steady growth was halted. 
 

  GEORGIAN 
 1.4.6 Improvements in the road connections and expansion of the port 

improved overseas trade and in the C18th Gloucester’s fortunes 
improved. The central commercial heart of the town was 
remodelled and streets widened. The historic gates into the city 
were demolished to improve access. New markets were built off 
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Southgate Street and Eastgate Street and by 1770 the appearance 
of Gloucester had substantially changed. Timber fronts to buildings 
were replaced or refaced with brick facades and classical detailing. 
Public building increased and many religious and civic buildings 
were built, though few survive today. 
 

  

 
  Figure 5: Kip’s map of c.1710 

 
  REGENCY 
 1.4.7 Difficulties in navigating the River Severn limited Gloucester’s trade 

potential and the city expanded little beyond its medieval limits. 
However this changed in 1791 when construction began on the 
Gloucestershire and Berkeley canal, supervised by the engineer 
Thomas Telford. The canal and basin took 30 years to build and 
was the longest and deepest canal in Britain. 
The basin became the centre for expansion with over 20 
warehouses erected for the storage of grain and timber. 
 

  VICTORIAN 
 1.4.8 Gloucester experienced almost uninterrupted growth as a result of 

the success of the docks until the end of the C19th. Port trade 
peaked in 1850 then began to decline due to its inability to 
accommodate the increasing size of ocean going ships and 
competition from new docks at Avonmouth and Portishead. 
In response, the railways began to expand to link Gloucester with 
Birmingham, Swindon and Bristol, so that water transport could no 
longer compete. The success of the railways enabled Gloucester to 
continue to expand and maintain its role as a thriving market centre 
serving the surrounding agricultural areas. 
Late C19th saw construction of new suburbs to house the 
increasing population. Over the 20 year period from 1851 to 1871 
the population of 7000 doubled. The move of people out of the city 
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centre changed the character of Gloucester and by 1850 the centre 
was dominated by brick and stucco shop fronts and few of the old 
timber fronts remained. In the 1870s and 1880s Gloucester 
experienced a building boom as banks, offices and larger stores 
moved into the centre and civic, religious and public buildings were 
built to serve the increasing population. Small industries became 
established in small areas of back-land within the town walls which 
would have once been open space. 

  

 
 

  Figure 6: Ordnance Survey map of 1891 
  THE 20TH CENTURY 
 1.4.9 

 
Throughout the C20th Gloucester suffered badly from the 
demolition of much of its historic fabric, from the adoption of post-
war architectural trends and from attempts to comprehensively 
solve the problems of increasing numbers of vehicles. By the 
outbreak of World War One the centre was governed almost 
entirely by commercial interests and in the 1900s several buildings 
in the Blackfriars area were demolished to make way for an 
electricity works to supply the needs of the city. Westgate Street 
was further widened and Northgate Street and Eastgate Street 
were extensively rebuilt in the 1920s and 30s to accommodate new 
larger department stores. 
Gloucester escaped significant bomb damage during World War 
Two, though the post war period was marked by extensive 
demolition of historic buildings to make way for commercial 
redevelopment, resulting in what the Shell Guide of 1951 describes 
as ‘the houses around the cross have been re-built several times 
resulting in a most unworthy centre for any town anywhere’. The 
corporation commissioned a comprehensive redevelopment plan 
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by the architect GA Jellicoe to cope with increased traffic and 
provide new shopping and social facilities. 
The plan presented in 1962 resulted in a permanent change of 
character and scale to the central area and included the destruction 
of most of the medieval street pattern, disrupting the few ancient 
thoroughfares that remained. Gloucester embraced brutalistic 
change and what remains today is largely the result of the heavy 
handed redevelopment that took place in the 1960s and 70s. 
 

 1.5 Urban Structure 
 1.5.1 The existing urban grain of the area is shown in Figure 7, which 

highlights the location of buildings and green spaces. This diagram 
illustrates the nature of development of the city and the site. 
The continuous street frontages and street width of the two Roman 
roads highlight their prominence and importance. 
The historical dense urban grain which developed in the medieval 
era remains predominant at the cross between the two Roman 
roads and along the frontage of Westgate and Southgate Streets. 
Within the Greater Blackfriars site an irregular urban grain is viable 
with streets less well defined than the main Roman roads. Much of 
this was caused by demolition and earlier urban design initiatives 
particularly in the period post WW2. 
The ill-defined street pattern causes routes through the area, 
particularly those used predominantly by pedestrians, to lack 
definition and life as active uses are not present and routes are  
defined by fences and walls. 
A high proportion of the area within the site boundary is now vacant 
and/or underused, including previously developed brownfield land 
or surface car-parking areas. 
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  Figure 7: Existing Urban Grain 

 
 1.5.2 The urban blocks on the site are defined by the roads and routes 

which run along their edges. A variety of block sizes are present 
ranging from large blocks of 160x90m to smaller blocks of 60x40m. 
This drawing shows how the block structure and street frontages 
becomes less defined towards the south and west of the site, 
further away from the cross. The County Council building notably 
spans the road and is part of two urban blocks. 
The block structure towards western edge of the site and fronting 
the river have been damaged and altered by post war 
developments consisting of the Gloucestershire County Council 
offices.  
 

 1.5.3 The Masterplanning approach includes repairing block structure 
and redefining block edges. Some existing buildings, (for example 
the part of the Shirehall mentioned above) are disrupting the street 
pattern. Demolition and the provision of new building plots would 
restore the historic grain of the area. 
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  Figure 8: Urban Block Structure 

 
 1.5.4 The building heights on the site vary, usually relating to the age 

of the development. The range is shown in figure 9: the darker the 
colour, the higher the building. 
The height of the cathedral means it acts as the most significant 
and important landmark in the city and this is reflected in the City 
Council’s Tall Buildings SPD. It is visible across the whole of 
Gloucester and views towards the Cathedral should be enhanced 
and maintained. 
Westgate Street and Southgate Street, on which many medieval 
buildings remain, show fairly consistent building heights of 3-4 
stories. The roof line of these buildings is complex due to the 
development taking place on small individual plots. Modern 
housing buildings at the west end of Westgate street go slightly 
higher, breaking this pattern. 
The taller buildings generally tend to be newer developments built 
mainly in the 1960’s to 70’s. The tallest building within the site, the 
Gloucestershire County Council Offices, acts as a physical and 
metaphorical barrier to the riverside, straddling the predominant 
route towards it. 
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  Figure 9: Existing Building Heights 

 
 1.6 Movement  and Traffic 
 1.6.1 Census 2001 results for the County, summarised in the Local 

Transport Plan show that workers in Gloucestershire are still quite 
heavily reliant on the private car (62% of journeys), with walking 
(9% of journeys) and cycling (5%) being the next used modes. 
Gloucester City Council’s Supplementary Planning Guidance 2: 
Travel Plans requires Travel Plans to be provided for new 
developments over certain area thresholds. The development of 
the Greater Blackfriars site will certainly exceed these thresholds.  
Supporting the aims and objectives of the Government’s PPG Note 
13, the production of a travel plan indicates how a reduction in the 
effects of the use of the private car may be achieved, and serves to 
promote more sustainable modes of transport. 
 

 1.6.2 The site must be easily permeable on foot, providing a range of 
safe and secure environments in which pedestrians can travel. At 
present there are limited linkages between the City Centre and 
Cathedral areas, and the Docks. The Blackfriars development 
offers the opportunity to open the area for improved linkage, 
making the site a pleasant area to both be in and pass through. 
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Encouraging people to walk has a number of benefits to individuals 
and wider society, including environmental, health, congestion and 
financial reasons. It also makes places feel busy and vibrant. 
 

 1.6.3 There are several on-road cycle routes running through or past the 
site. The National Cycle Network Route 45 runs past the Cathedral, 
down Berkeley Street and Barbican Road, before turning right onto 
Commercial Road and crossing over the River Severn where it 
runs off-road. Another cycle route runs between the northern end of 
Berkeley Street along Westgate Street and then north along St 
Marys Square. 
 

 1.6.4 Routes through the site should be designed to allow cyclists easy 
access. A hierarchy of design measures should be considered, 
according to the Institution of Highways and Transportation’s 
“Cycle Friendly Infrastructure” (1996): 

1. Traffic reduction 
2. Traffic calming 
3. Junction treatment and traffic management 
4. Redistribution of the carriageway 
5. Cycle lanes and cycle tracks  

 
 1.6.5 As can be seen, provision of cycle lanes is the last item on the 

hierarchy and careful design of the highway can allow for urban 
design to be considered and suitable provision to be made for 
cyclists, without the need to provide segregated areas for them. 
These measures can also be used to improve the environment for 
walkers. 
 

 1.6.6 Cycle parking should be provided for all buildings in line with the 
local standards laid out in the Local Transport Plan. Cycle parking 
should be provided in convenient locations, near to the entrances 
of buildings, and should be safe and secure, in well lit locations. In 
the event that buildings have private secure car parks, private cycle 
parking should be provided in these areas. On-street cycle parking 
is likely to be used by cyclists accessing a number of local 
buildings for which no existing parking is available, not just those 
for which it is nominally allocated. It may, therefore, be prudent to 
provide some extra parking provision to enable all of the Blackfriars 
users to park easily. 
 

 1.6.7 Generally all of the roads within the Greater Blackfriars area are 
currently open to all traffic. The exception is the road to the north of 
the prison, which is an unadopted highway, but  which is used as 
an access to the Police Station, Magistrates Courts, the Prison and 
County Council buildings. 



 
Blackfriars Masterplan : Consultation Draft 1.7 July 2009 

Gloucester Heritage Urban Regeneration Company Ltd 20 

The North-South pedestrian routes through the area are signposted 
as leading between the two main visitor attractions in Gloucester, 
the Cathedral and the Docks.   
The County Council offices in the Shirehall complex are important 
generators of pedestrian traffic, and those employed in the County 
offices and the prison are probably responsible for much of the 
trade enjoyed by shops and other premises in Westgate Street. 
 

 1.6.8 There are four public car parks at present on the site. Blackfriars 
car park has 81 spaces; Longsmith Street 323 spaces in a multi-
storey layout; Ladybellegate Street has 34 spaces and the 
Barbican has 158 spaces which are available on Saturdays only. 
This is a total of 596 existing spaces which will be lost following the 
redevelopment of this site.  
The Longsmith Street car park is one of the four most popular car 
parks in the city centre, but surveys indicate that it is not used to its 
full capacity. Its quality is now poor, and it suffers relatively high 
levels of crime. 
Many of the streets in the area are used for short term car parking, 
controlled by meters. 
A number of failed development schemes in the area have left 
cleared sites which are now in use for surface car parking. Some of 
this is used by the City Council for staff car parking; some by BT for 
both staff and operational car parking. 
  

 1.6.9 The Local Plan Revised Deposit Draft 2002 was approved for use 
for development control purposes until the Local Development 
Framework documents have been formally approved, likely to be in 
2009. Policy TR13 on parking in the central area states that priority 
will be given to parking for the use of shoppers and tourists and 
that the level of commuter parking will be reduced. This is to 
ensure the viability and vitality of the central area. 
 

 1.6.10 The site is not well served by public transport. The nearest services 
to the site are the 10 and 12/12A. These travel up Southgate Street 
and turn right onto Parliament Street and on to Brunswick Road.  
All bus services stop at the bus station. This is located 
approximately 400m from the eastern corner of the site, the 
junction of Southgate Street and Westgate Street, and 
approximately 700m from the Blackfriars Priory. The Gloucester rail 
station is another 150m on from the bus station. 
 

 1.6.11 The bus service that serves the Park and ride site runs through the 
Greater Blackfriars site on its southbound journey, and there is a 
stop on Ladybellegate Street. Northbound it stops in Southgate 
Street and on Quay Street. 
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 1.6.12 There is unlikely to be any scope for diverting bus routes through 
the site as this would add time to all routes, which is unlikely to be 
beneficial to the operators and the majority of passengers. 
Improvements to the pedestrian routes between the site and the 
nearest bus stops, along with improvements to signage, may 
encourage users to travel by public transport.  
 

 1.7 Existing Uses 
 1.7.1 The northern and eastern edges of the Greater Blackfriars site are 

formed by Westgate and Southgate respectively. The majority of 
the ground floor units are used for retail, A3, hotel or office uses, as 
would be expected in a city centre. Most of these uses are in 
relatively small units, and many of the buildings have a historic 
character.  
 

 1.7.2 There are some larger blocks of development, the biggest being  
the County Council in the Shirehall complex. One of the problems 
of the Blackfriars area is that large users tend to have one main 
entrance, and there are therefore few “active frontages”, and little 
generation of pedestrian movement away from that single 
entrance.  
 

 1.7.3 Other large scale land users are the  telephone exchange and the 
Prison. Those responsible for the latter have indicated that in the 
medium term they hope to be able to replace Gloucester Prison 
with newer buildings that, from their point of view, will be more 
easily maintained.  
 

 1.7.4 An important land use in the southern part of the area is the 
electricity sub station. 
 

 1.7.5 The County Council have indicated that they may need new 
accommodation to replace buildings that are close to the end of 
their useful life. They are currently assessing the options available, 
and further work is required to inform their occupancy 
requirements. Their assessment is aimed at establishing the 
quantity and specification of future provision. 
The City Council is also reviewing their future office needs, and 
may be interested in the concept of sharing accommodation (for 
example meeting rooms) with the County Council. 
 

 1.7.6 There is a proposal to relocate the Magistrates and Crown Courts 
from accommodation leased from the County Council to a new site 
north of the Gloucester Railway Station. If the current programme 
is adhered to, new provision would mean that the existing 
Magistrates and Crown Courts in Blackfriars would be surplus to 



 
Blackfriars Masterplan : Consultation Draft 1.7 July 2009 

Gloucester Heritage Urban Regeneration Company Ltd 22 

requirements, and would revert to the County Council. 
 

 1.7.7 The Police lease a substantial block of property in the Shire Hall 
complex from the County Council. They expect to move a large 
proportion of their staff to an out of town site, but would wish to 
retain a city centre police station which could be located in the 
Blackfriars area.  
 

 1.7.8 The Blackfriars Priory itself (owned by English Heritage) occupies a 
large parcel of land in the south east corner of the site. While very 
well maintained by EH, it is used relatively little, and has a long 
walled frontage to the north and west sides which generates little 
activity on the street.  
 

 1.7.9 The site contains very few residential buildings with those present 
mainly grouped towards the north-west of the site. Some shops 
along Westgate and Southgate have residential accommodation 
above but the predominant use is for offices. Many of the 
residential buildings that do exist have been purpose built in the 
last 20 years. The low level of residential dwellings causes 
Blackfriars to become relatively deserted during the evenings and 
night time. 
There are a number of under-used sites that provide surface car 
parking. The river frontage provides an opportunity to provide 
attractive and desirable dwellings. Many buildings on Westgate 
Street and Southgate Street have empty upper floor space which 
has potential for more residential development above other uses, 
such as shops and restaurants. 

  

 
  Figure 10: Residential uses 
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 1.7.10 Greater Blackfriars is predominantly an area of employment uses 
Evening or night time uses (coloured orange and purple 
respectively on Figure 11) are focused on Westgate and 
Southgate. 
 

 1.7.11 The Masterplan investigates potential for more evening and night 
time uses within the area with an emphasis on restaurant/A3 
premises, but also the potential for a concert venue, theatre and 
hotel. In order to sustain these uses it is important to increase the 
number of residential uses within the area. 
 

 1.7.12 New evening and night-time uses will need to attract people of all 
ages and interests. Ensuring the area does not become dominated 
by a particular age or group will allow the whole of Gloucester to 
participate in the regeneration of the area. 

  

 
  Figure 11: Evening and Night time uses 

 
 1.8 Flooding 
 1.8.1 Interpretation of the Environment Agency’s Flood Zone Map and 

discussions with the EA reveal that there are no formal flood 
defences for this area; however, the existing Quay wall provides 
some level of protection up to 500mm above the road level.  
However, with the predicated 100-year flood levels of 11.18m AOD, 
consideration will need to be given to the design of the proposed 
buildings on parts of the site in terms of use, vulnerability class, 
floor levels, flood resilience and emergency access and egress. 
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 1.8.2 In preparing this Flood Risk Appraisal, consultation has been 
undertaken with the Environment Agency (Solihull, West Midlands) 
regarding their requirements and the extent of available information 
on flood risk at the proposed development site. The EA also 
advised that they would normally object to development proposals 
within a high flood risk area, but the redevelopment of the County 
Council offices may be approved provided a number of guidelines 
are followed. 
 

 1.8.3 The River Severn is classified as a major potential source of 
flooding along the western portion of the site, with the flood map 
presented by the Environment Agency showing part of the area 
currently occupied by the prison, at risk from extreme flooding 
events and the rest of the prison compound as well as the council 
offices at risk from flooding events. 
 

 1.8.4 The Environment Agency’s flood map shows the entire area not to 
have any formal flood defences specifically designed to protect it, 
or benefits from any other form of flood defence, although flood 
defences are shown to exist along the western bank of the River 
Severn. 
 

 1.8.5 In July 2007, the River Severn was just inches from the top of the 
flood defences running alongside The Quay; many roads running 
alongside the river were closed, including The Quay, Commercial 
Road, Westgate Island and the South West Bypass in Gloucester. 
 

 1.8.6 Any new development within the floodplain area must have an 
access and egress route for residents and emergency vehicles 
during times of extreme flooding events, i.e. 1:100-year flood. In 
the event of a breach in the river wall, or overtopping, it is 
anticipated that floodwaters would flow to the western side of the 
site, up to 11.18m contour, shown on figure 12 below.  PPS 25 
reiterates the importance of a safe access/escape route from all 
buildings within Flood Zone 3. 
 

 1.8.7 Proposed developments along the riverfront do present more of a 
risk, particularly where buildings are being considered for 
residential use.  Council offices are proposed for the ground floor 
and therefore good practice would recommend FFL’s of 300mm 
above the 100-year flood level. 
 

 1.8.8 Emergency access and egress, to and from higher ground will also 
need to be considered for these buildings.  One option would be for 
residents to be able to make their way eastwards through the 
building with an exit at the triangle where Quay Street meets Upper 
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Quay Street.  Here, water levels may only be approximately 
150mm; or where Barrack Square meets Barbican Way here the 
water levels may reach approximately 70mm.  Beyond these points 
are Bearland and Barbican Road with ground levels substantially 
higher than the 100-year flood level of 13.1m and 13.23m AOD 
respectively. 
 

 1.8.9 Runoff issues should be considered at an early stage of planning to 
ensure that sufficient space is reserved for SUDs drainage 
components located in appropriate situations. On the basis of the 
SUDS feasibility study, there are a number of techniques that 
would be appropriate for use at this site.  Therefore, sustainable 
surface water control measures can be introduced in many parts of 
the development area, thereby reducing the surface water runoff. 
 

 1.8.10 It is considered that this appraisal represents a comprehensive 
analysis of the flood impact of the proposed development upon 
other adjacent properties and of existing flood mechanisms on the 
development itself.  It demonstrates that the proposed development 
is sustainable in terms of flood risk. 
 

  

 
 

  Figure 12: 1 in 100 flood contour 
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 1.9 Conservation and Archaeology 
 1.9.1 Almost the whole of the site area sits in designated Conservation 

Areas. The site boundary takes in 4 separate conservation areas 
and a further 3 have close borders, as illustrated in figure 13. 
 

 1.9.2 All conservation areas are granted their status for different 
architectural features and characteristics, analysis of which will 
help and inform detailed urban design proposals. Specific buildings 
which have been designated as creating a positive contribution will 
need to be maintained and their environments enhanced. 
Other buildings may be considered to make a negative contribution 
to the conservation area may be demolished or improved. 
Conservation area consent is required before any demolition can 
take place. 
 

 1.9.3 Conservation area appraisals and management plans have been 
prepared by the City Council.  They are now interim planning 
guidance, and during the future will be adopted as Supplementary 
Planning Documents of the Local Development Framework. 
 

 
City  
Centre 
 
 
 
 
 
 
 
Barbican 
 
 
 
 
The  
Docks 
 

  Figure 13: Designated Conservation areas 
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  Figure 14: Scheduled ancient monuments and listed buildings 

 
 1.9.4 The areas designated as Scheduled Ancient Monuments within the 

Greater Blackfriars site (coloured mauveon Figure 14) will need 
careful assessment as to value as a review has not been 
undertaken since the 1930’s. At this point all open spaces within 
city walls were included. English Heritage has no descriptions or 
mapped boundaries for these scheduled monuments. Further 
investigations into the archaeological potential of the site have 
been carried out for the GHURC during 2007 in a study by MOLAS 
(Museum Of London Archaeological Service). These have 
confirmed the presence of extensive archaeological remains, 
potentially including a large cemetery. 
 

 1.9.5 As an historic site, with a history dating to Roman times or earlier, 
Greater Blackfriars is known to contain complex archaeological 
deposits of national importance.  ‘PPG 16: Archaeology and 
Planning’ is guidance for all parties associated with development 
and sets out the Secretary of State’s policy on archaeological 
remains on land, and how they should be preserved or recorded in 
an urban setting. Archaeological remains are designated as a finite 
and nonrenewable resource which are vulnerable to damage and 
destruction. Government advice states that, when important 
remains are known to exist, developers should help by preparing 
sympathetic designs using, for example, foundations which avoid 
disturbing the remains altogether or minimise damage by raising 
ground levels under a proposed new structure. 
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 1.9.6 The important principle in PPG 16 is in favour of preservation ‘in 

situ’ regardless of whether the archaeological remains are 
scheduled or not. If preservation in situ is not feasible the 
recommendation is for the archaeological deposits to be ‘preserved 
by record’. This is conducted by a full archaeological excavation 
which will mean total destruction of evidence (apart from removable 
artefacts). This is considered as the second best option as the 
technology and science of archaeology is developing rapidly and 
future techniques could extract more information than is currently 
possible. Excavation is also expensive and time-consuming and 
discoveries may have to be evaluated in a hurry which will reduce 
the amount of information which can be extracted. 
 

 1.9.7 The approach in the Greater Blackfriars area will be to minimise the 
impact on archaeological deposits by restricting the work below the 
existing ground levels. The aim is to minimise intervention by 
design, for example by building transfer structures where required, 
to avoid the need to use pile foundations through archaeological 
deposits. More work on site will be undertaken before construction 
to improve our understanding of the archaeology and the effect of 
redevelopment. 
The plan below (Figure 15) shows an attempt to model the 
thickness of made ground across the site. The depth of made 
ground gives some indication of the likely depth of any 
archaeological deposits. This information can be used to help set 
foundation and raft depths. The general trend of the plan shows the 
depth of made ground decreases towards the River Severn. To 
achieve a more accurate study of the made ground depths further 
evaluation including survey and the excavation of boreholes, test 
pits and trenches will be required. 
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  Figure 15: Thickness of Made Ground 

 

 
  Figure 16: Archaeological Significance Plan 



 
Blackfriars Masterplan : Consultation Draft 1.7 July 2009 

Gloucester Heritage Urban Regeneration Company Ltd 30 

 1.10 Land Ownership 
 

 1.10.1 Much of the site is already in public ownership, but there are a 
number of sites in private ownership, and a number which are 
subject to leases. 
  

 1.10.2 Some key land ownerships are shown in Figure 17.  
Land ownerships will need to be assembled  in order to deliver a 
comprehensive regeneration scheme. 

 
 
 
City  
Council  
 
County  
Council   
 
Prison  
Service  
 
 
SWRDA 
 
BT 
 
English 
Heritage 
 
Private 

 

  Figure 17: Land ownerships 
 

 1.11 Constraints and Opportunities 
 

 1.11.
1 

There are a number of constraints on the development of the 
Greater Blackfriars site, and it is perhaps not surprising that it has 
remained undeveloped over the past 25 years. They can be 
summarised as follows: 

�  Economic conditions. Blackfriars is a brownfield site located 
in a deprived ward in the centre of Gloucester, and will 
generally be less attractive to developers than a more easily 
developed greenfield, out of town site.  

�  Low demand for office development. The centre of 
Gloucester has seen no speculative office development in 
the last 10 years, and this is no ‘track record’ of 
development. 
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�  There has essentially been a loss of market confidence in 
the centre of the City. 

�  Planning gain issues, in particular the requirement for 
affordable housing.  

�  Archaeology. The site has been in continuous use for the 
past 2000 years, and dealing with the archaeology is now 
likely to represent a significant barrier to developers.  

�  Site assembly. While much of the site is now in public 
ownership, there are significant key parcels which must be 
acquired if a comprehensive development is to be achieved. 

�  Listed buildings and Conservation area designations. While 
these are part of the ‘unique selling point’ of the centre of 
Gloucester, they may impact on the viability of proposals. 

 
 1.11.

2 
There are now a number of opportunities that can drive forward the 
implementation of the Blackfriars masterplan. 

�  The site is within the GHURC area, and the company was 
established to drive forward regeneration by working with 
key partners. 

�  The County Council is undertaking a study of its future 
occupancy requirements which will establish the general 
amount of floorspace required. 

�  The University has expressed an interest in siting a new 
faculty in the area. Experience of a similar development in 
Lincoln showed that the University has the potential to inject 
up to £23 million per year into the local economy. 

�  The City Council has indicated that they are prepared to use 
their CPO powers to assemble the ownership of land in the 
area. 

�  The area has substantial heritage assets which can be used 
as an “unique selling point”. 

�  There is considerable under-used land, which can be made 
available for development. 

�  There is an opportunity to re-configure many existing uses, 
for example through replacement or use of upper floors, to 
release ground floors for uses which will attract and 
encourage pedestrian movement.  

�  Some of the development constraints and risks can be 
managed and reduced by GHURC undertaking further desk 
studies and site investigations. 
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2.0  The Proposed Masterplan 
 

 2.1 Objectives 
 

 2.1.1 The aim is to regenerate the Greater Blackfriars area in a 
comprehensive and economically viable manner that will enhance 
Gloucester city centre, and which will stand the test of time. The 
underlying basis to the work has been the ‘characterisation’ of the 
past development of the area.  
There are seven key principles that lie behind the Masterplan: 
 

  
 
2.1.2 

1. To re-create and enhance routes from the Docks t o the 
Cathedral. 
The route from the Docks to the Cathedral through Blackfriars is 
neither clear nor inviting. Its improvement is key to the attraction of  
visitors to the area, and the lengthening of their stay, and therefore 
the amount of money they spend in the city. 
 

  
 
2.1.3 

2. To re-create and enhance routes to the River, an d Alney 
Island. 
Gloucester should re-engage with the riverfront:- a key driver of the 
City’s historic development. Routes to and from the city centre are 
difficult to find, and are unattractive. Alney Island itself has the 
potential to become a key natural resource for the city, and 
attractive links across the river should be provided.  
 

  
2.1.4 

3. To create a new Blackfriars Square . 
The Grade 1 listed buildings of Blackfriars deserve a new and 
appropriate setting. The square can become the focus for a 
number of routes through the Greater Blackfriars area, and will 
therefore become a natural place where activity occurs. 
 

  
2.1.5 

4. To create a Cultural and Creative Quarter. 
Proposals for creative and cultural uses will focus on Blackfriars 
Priory, with its potential for music performance, events and 
exhibitions. 
 

  
2.1.7 

5. To create riverside residences. 
The riverside provides a  prime site for new residences, with good 
views afforded over Alney Island and beyond 
 

  
 
2.1.8 

6. To create acceptable and efficient car parking t o serve the 
site and this part of the city. 
The masterplan must balance car parking requirements with 
sustainability and planning objectives, based on the city centre car 
parking strategy . 
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2.1.9 

7. To achieve an exemplar scheme in terms of energy  
provision and energy use. 
The Greater Blackfriars scheme must deliver the highest standards 
of sustainable development, aiming at Code 6 for housing and 
BREEAM Excellent for non-housing uses.    
 

 2.2 Options 
 

 2.2.1 Terence O’Rourke (TOR) produced  the GHURC Area 
Regeneration Framework (ARF) in 2006.  
 

 2.2.2 Within the ARF, TOR developed a number of options for the 
development of the Greater Blackfriars site, and tested them 
against both their design principles for the site, and the larger 
aspirations for the City. The options are set out below: a fuller 
version of the TOR appraisal can be found in the ARF. 
  

  Option 1 
 2.2.3 The base option focused on meeting the parking needs of the 

docks and Blackfriars in this area. This would have required 700 
spaces, probably on the Barbican site. This could have been 
achieved, but could have undermined the visitor function of 
Blackfriars and the attractiveness of the waterfront area as a 
residential or business location. 
 

  Option 2 
 2.2.4 This option focused on the creation of a creative and cultural 

quarter within Greater Blackfriars. It proposed a new theatre and a 
new hotel, both fronting onto the Blackfriars Square. TOR 
commented that at  the time of writing their report there was no 
certainty that there was a requirement for a new theatre, or that it 
could be accommodated on this site. 
 

  Options 3 & 4 
 2.2.5 TOR anticipated that any new theatre would have to be flexible 

enough to accommodate a range of uses. The use was therefore 
relocated to occupy the Shirehall buildings fronting onto Westgate 
Street, where the site was bigger, and more uses, in theory, could 
be accommodated. Since they reached that conclusion, the 
possibility of the Courts service vacating the two Crown Courts has 
grown, and it seems likely that these structures, sensitively 
converted, could accommodate many of the uses envisaged for a 
larger, purpose built theatre, which would certainly be costly to 
construct. 
 The two options then looked at a residential led scheme (option 3) 
or office led (option 4). 
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 2.2.6 TOR came to the conclusion that there was considerable flexibility 

within the Greater Blackfriars scheme, and that the preferred 
outcome would probably be dependent on the outcome of the 
County Council review, and the findings of any cultural review. At 
the time of preparing their report, option 4 was identified as their 
preferred option, most consistent with the critical issues for 
success. 
 

 2.2.7 Their preferred option was worked up in more detail, illustrated as 
Figure 18 below. 

 
  Figure 18: Terence O’Rourke preferred option 

 
 2.2.8 The plan prepared by the Terence O’Rourke team was included in 

the Area Regeneration Framework which was approved by the 
GHURC Board in July 2006.  
The draft ARF was considered in detail by the Business and 
Community Forums of the GHURC. 
A four page survey questionnaire was inserted in the ‘Gloucester 
Citizen’ on the 23rd January 2006, and was also available on-line 
on the GHURC website. The questionnaire asked respondents to 
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evaluate 48 specific regeneration proposals for nine areas of the 
City.  
Some 610 completed surveys were returned, with an 
overwhelmingly positive response to the proposals. One of the 
questions suggested the regeneration of the Blackfriars area linking 
up the Docks, the Cathedral, the City Centre and the River. 388 
respondents ranked this as a ‘High Priority’: 175 said it was a  
‘Good idea’. 
 

 2.2.9 The ARF was the basis of the ‘Gloucester prospectus’ which was 
circulated widely in the Autumn of 2006, with two well publicised 
and well attended launches in Gloucester and London on the 23rd 
and 25th October. Considerable press and media coverage was 
achieved at both National and Local level. In the Gloucester 
Citizen, the prospectus was the subject of a six page spread on the 
day of the launch in Gloucester.  
 

 2.2.10 In addition, full details of the TOR proposals for Blackfriars have 
been available on the GHURC website since the launch in 2006, 
and the ARF itself is available via a download link, or as a hard 
copy. The website also includes a facility whereby visitors to the 
site can comment on the proposals.  
 

 2.3 Design Development 
 2.3.1 Feilden Clegg Bradley were appointed to refine the TOR preferred 

scheme, carrying out a more detailed appraisal of constraints on 
the site, and taking into account the emerging requirements of the 
County and City Councils and the University, plus the studies that 
had been completed which had a bearing on the development of 
the area: 

�  the Cultural Strategy  prepared for the city,  
�  the ‘Blackfriars: a Creative Quarter for Gloucester’  study 

carried out by URBED/Comedia 
�  Conservation Plans  prepared for the Blackfriars Priory and 

The Fleece. 
�  The Linkages Project , 2008: LDA and others 

 
 2.3.2 The analysis of the Terence O’Rourke scheme initially 

concentrated around the eastern edge of the site. 
 

 2.3.3 Cultural, retail and leisure uses concentrate around a proposed 
major new space creating a ‘destination’ for the Greater Blackfriars 
area. It was felt that this proposed square was too large in size 
when looked at in the context of the open spaces in Gloucester, 
particularly those around the Cathedral. 
The plan proposed a series of lively frontages wherever new 
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development fronts onto the square. This was accepted by the 
review team. 
Residential uses were promoted at upper levels throughout the 
Terence O’Rourke scheme. This was supported as it allows more 
active uses at ground floor and privacy of dwellings is not 
compromised. 
 
 

 2.3.4 A proposed new pedestrian route which passed from the  
Cathedral to docks was suggested. This route takes in the new 
square and also passes through the Blackfriars Priory 
courtyard/cloister space. Enhanced crossing points and ‘pedestrian 
environments’ allow for safer pedestrian movement A new link 
between Barbican Way and Blackfriars Passage was proposed 
which decreases the size of the block which it runs through. This is 
advantageous due to the large block size hindering movement from 
east/west and down to the river. 
 

  

 
  Figure 19: analysis of eastern section of site 

 
 2.3.5 Currently the Cathedral / Westgate area and the Docks are 

prominent parts of the city but the in-between area has no civic 
presence due to lack of active street frontages and general urban 
decay. 
 

 2.3.6 The new route should take in both Blackfriars Priory and the Fleece 
Hotel, two buildings of great importance to Gloucester which have 
currently little or no recognition with the public. The area in-
between the two historic buildings provides even less interest and 
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consists of a multi-storey car-park and a surface car-park. These 
sites present the opportunity to enliven the route and remove the 
‘void’ which is currently on route. 
 

 2.3.7 It was felt that the size of the square proposed in the Terence 
O’Rourke study was too large, as it would have become one of the 
largest open spaces in the city, including those around the 
Cathedral. A smaller more intimate space is a more appropriate 
response to the setting of Blackfriars Priory.  Historic maps and 
records show that Blackfriars Priory has always formed part of the 
urban grain and was never an object building. 
Instead of providing one large space, therefore, it is intended to 
provide a number of smaller landscaped spaces, ranging from a 
formal public square opposite the Priory, to spaces where the road 
may widen slightly to create a contemplative place focused towards 
a particular view. Some of the spaces will be fully public and open 
24 hours a day whereas others may be on routes through  
buildings and only open during the operating hours of the buildings. 
 

 2.3.8 Proposed new routes will go through the Priory and Fleece 
complex to allow for new uses within these buildings and increase 
the public awareness of these valuable built resources. 
 

 2.3.9 A number of options were looked at for the development of this 
section of the site, accommodating the route discussed above, the 
achievement of which is set out as one of the key objectives of the 
masterplan (see para 2.1.2. above).  
The existence of both the Blackfriars Priory and The Fleece within 
this section of the site are both advantages, in that these historic 
complexes of buildings can ‘anchor’ the new development, and 
disadvantages, in that they , by their historic nature, will not be as 
easy to bring forward as viable developments as would a cleared 
site. 
 

 2.3.10 The first option included a number of open spaces, acting as 
‘stepping stones’ across the site. The new buildings can be 
positioned to have active frontages onto these spaces. The major 
open space is to the north of the Blackfriars Priory, though this 
space is still smaller than that proposed by the TOR study. This 
space can act as a node for the development of the site, with 
Blackfriars Priory to the south, and routes to Southgate Street, the 
Docks, the Quay and Westgate Street leading off the space. 
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  Figure 20: Option 1 Eastern section of site 

 
 2.3.11 Option 2 looked at removing the main square completely and 

replacing it with two buildings. This produced a slightly uneasy 
street through the middle of the central block and leaves the major 
new building without a well defined back. Although the new back 
street would have good views of the transept of Blackfriars Priory 
these feel rather forced and without incident. 

  

 
  Figure 21: Option 2 Eastern section of site 

 
 2.3.12 Option 3 looked at removing Blackfriars Square and replacing it 

with a single ‘square-donut’ shaped building. The courtyard within 
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the building could act as a public space on the route but would not 
participate to the street frontages. This option also looked at 
retaining the existing building on Ladybellegate Street and the 
proposed road through to Barbican Way taking a different and 
more snaking route. 

  

 
  Figure 22: Option 3 Eastern section of site 

 
 2.3.13 Option 4 looked at creating small public squares which straddled 

Ladybellegate Street. This has potential advantages of slowing 
down the traffic naturally and emphasizing the pedestrian routes. 
The block pattern is less well defined than other options. This 
option allows for retention of the multistorey car park on Longsmith 
Street but demolishes the corner building between Longsmith and 
Ladybellegate Street. The line of the proposed road allows for 
development to take place before the car-park owned by BT is 
acquired. 
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  Figure 23: Option 4 Eastern section of site 

 
 2.3.14 Option 5 looked at creating a series of spaces and squares that 

were larger than those proposed in option 1. The main space in the 
middle of the plan does not address the Blackfriars transept and 
therefore misses out on the opportunity to create an   appropriate 
setting for a Grade 1 listed building. 
 

  

 
  Figure 24: Option 5 Eastern section of site 

 
 2.3.15 Option 1 was the preferred option. In comparison to the other 

options, this achieves an economically viable development with 
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open space, generating considerably more built space than the 
TOR option, while still having open spaces that will raise the quality 
of the development, and reflect the historic character of Gloucester. 
Importantly, the development of this section of the site can be 
achieved in a reasonable timescale. 
 

 2.3.16 It is a comprehensive scheme, proposing, for example, the 
demolition and replacement of the Longsmith Street multistorey car 
park, which was retained in option 5. 
This plan (Figure 25) shows the creation of a public space adjacent 
to the Blackfriars Priory church allowing breathing space and an 
appropriate setting for the scheduled ancient monument. 
 

 2.3.17 This drawing also demonstrates the concept of splitting the 
Barbican car-park block into two smaller blocks and creating a 
vehicular street  between the square and the riverbank. The open 
spaces could act like ‘stepping stones’ across the site, with the new 
buildings positioned to offer active frontages to these proposed 
spaces. 
 

 2.3.18 Where possible the masterplan creates or repairs perimeter urban 
blocks to define the street pattern and encourage active uses onto 
streets and squares. The largest of the spaces was adjusted in size 
to closely resemble the size of St. Mary’s Square, adjacent to the 
cathedral, rather than to rival the size of Kings Square. The main 
Blackfriars Square is where a number of routes which cross the site 
will merge giving the space a function as a hub of activity. Active 
uses will front the square and it will provide an appropriate setting 
to Blackfriars Priory. 
 

 2.3.19 The plan seeks to increase movement towards the riverside and it 
was agreed with the Terence O’Rourke plan that a new route 
transecting the Barbican car-park on an east-west axis would help 
to do this. The Masterplan slightly alters the route as proposed by 
Terence O’Rourke in order to encourage people to cross the new 
square and to facilitate movement into the square from the western 
areas of the docks. 
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  Figure 25: Preferred option Eastern section of site 

 
 2.3.20 Building on the initial studies for the eastern section of the site, 

options were considered for the whole of the site as set out in this 
section. The consultant team initially considered the plan 
suggested by TOR, modified to include the preferred option for the 
eastern section of the site, illustrated in Figure 25 above. 

  

 
  Figure 26: Modified Terence O’Rourke option 
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 2.3.21 This option sets up a number of important principles which have 
been used to progress thinking on the western section of the site. 
The extension to Upper Quay Street is observed but the line of the 
road causes views to the prison wall to be obscured giving oblique 
views of the new development instead. 
Whilst this approach does allow for a larger central block to be 
created it does seem to be a missed opportunity to frame a listed 
gateway. 
 

 2.3.22 Option 1 shows Upper Quay Street extended giving views of the 
prison gatehouse at the end of the street. This option looks at 
including a number of residential terraced properties stretching 
back eastwards from the waterfront. The waterfront, which includes 
a downgraded road system, is very strong in plan form but does not 
respond to the existing buildings, in particular the listed ‘Customs 
House’, north west of the proposed new buildings. 
The large riverside block is split into two smaller blocks by the 
extension of Lower Quay Street. Lower Quay Street will also be 
able to serve the prison should this site become part of the 
development. 
 

  

 
  Figure 27: Option 1, Whole site 

 
 2.3.23 Option 2 was a reworking of the option that preceded it. The 

riverside block became an E- shape with the fingers pointing 
towards Alney Island. This had the advantage of allowing more 
riverside flats to get river views and views over Alney Island. 
However, the connection to the river becames weaker as there is 
no continuous frontage. The block created within the centre of the 
plan became a continuous square donut-shape of which a view 



 
Blackfriars Masterplan : Consultation Draft 1.7 July 2009 

Gloucester Heritage Urban Regeneration Company Ltd 44 

from Westgate Street is created. 
 

 2.3.24 Option 3 looked at increasing the length of the fingers pointing 
towards Alney Island to further increase the number of flats and 
offices which could have a riverside view. This approach creates 
building forms which are out of scale with the rest of Gloucester. 
This option also radically alters the urban grain of the area and has 
the feel of a 1950’s or 60’s proposal by not respecting the historic 
street pattern. If tweaked slightly this option would afford the 
opportunity to create a linear-style park reaching from the new 
Blackfriars Square down to the rivers edge, although this kind of 
green space is not truly consistent with the grain of the medieval 
city. 
 

 2.3.25 Option 4 looked at splitting the two riverside blocks into two 
sections in order to create a public route through the middle on the 
east-west axis. This would have the effect of downgrading the two 
existing routes which follow the street pattern as there would 
potentially be less foot traffic on these streets. This could be 
detrimental to the active frontages along those streets and the 
safety of those using them. 
The block in the middle of the plan was carved out in order to 
provide a view into the heart of the block from Westgate Street and 
therefore act as an indicator of the development. 
 

 2.3.26 Option 5 took a radically different approach to the Terence 
O’Rourke study and changes alignment of many of the streets.  
The two ‘boulevard’ style streets are created which allow for views 
from within the site to reach down to the riverside. 
The first and longer of these ‘boulevards’ starts at Blackfriars Priory 
and the second starts at the small public space on Berkeley Street, 
crossing close to the listed entrance gate of the prison. These 
larger streets with longer views would be out of character with the 
medieval street pattern of Gloucester and would challenge the two 
roman streets as prime routes. Some triangulation of blocks also 
occurs which can cause some uncomfortable building shapes. 
 

 2.3.27 Option 6 combines the best aspects of the previous options to 
provide a basis for the proposal to take forward. The riverside, 
block is split into two sections by the extension of Lower Quay 
Street. The northern edge of the riverside block is fragmented to 
reflect the fragmented nature of the street opposite whereas the 
southern edge is smooth to reflect the linear nature of the prison 
wall. The street created by extending Lower Quay Street becomes 
a secluded area which can include for some terraced housing 
within the scheme. Views are retained from Westgate Street into 
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the centre of the site through a proposed atrium 
which addresses Westgate and could act as a public interface for 
the replacement council buildings. A view from Castlemeads of the 
cathedral across the NW corner of the site is also protected. 
 

  

 
  Figure 28: Option 6, Whole site 

 
 2.4 Land uses 
 2.4.1 The potential for the relocation of certain existing uses within the 

site has been noted above: paragraphs 1.7.5 - 1.7.7 refer. The 
County Council have indicated that they should be able to identify 
their preferred option for the future provision of offices for the 
County in the near future.  
Discussions are ongoing with the Police Authority about their 
requirements for a new Police Station to serve the City centre. 
They have commissioned a study which has identified a site at the 
southern end of Ladybellegate Street as the best location to serve 
the area. 
 

 2.4.2 In 2008, the University of Gloucestershire indicated a very strong 
desire to set up a campus within the Greater Blackfriars area of 
Gloucester. This would have delivered an economic and cultural 
boost to the city, but unfortunately a number of factors led to the 
University scaling back their proposals. They are still interested in 
developing a presence in Blackfriars  and will continue keep their  
position under review. 
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 2.4.3 Interest in the ‘Fleece’ complex has been shown by the YMCA, to 
provide both supported accommodation for single persons and a 
‘back-packers’ hostel, but it is not clear whether such a 
development could be funded. 
 

 2.4.4 Notwithstanding these possible major users of the site, there is an 
overriding need to make the site, at ground level, attractive to users 
and visitors. There must be active frontages, and the area as a 
whole must feel safe to walk through at all times of day. It must 
therefore reflect the historic mix of uses found, for example, in 
Westgate Street. This will be achieved if, as proposed, the uses 
include a hotel, car parking, retail and commercial uses, and if the 
development of the area is brought forward in a comprehensive 
way in a reasonably short timescale. 
 

 2.4.5 The masterplan proposes to make the North range of Blackfriars 
more accessible to the public, and usable for a variety of events: 
from exhibitions, wedding receptions and product launches to 
concerts and drama.  
 

 2.4.6 The draft Cultural Strategy for the City was completed in May 2007. 
From the point of view of this Masterplan, it arrived at some key 
conclusions: 

�  That linkages between and visibility of listed buildings should 
be improved. 

�  That existing heritage attractions ought to be refurbished 
and improved 

�  That workspaces for creative industries ought to be 
developed 

�  That a new music and media “factory” ought to be 
established with new or existing infrastructures 

�  That all community groups in their diversity should be 
involved in consultation on music and media hub and 
regeneration projects. 

 
 2.4.7 The Urbed/Comedia study of Blackfriars suggested five principles 

for moving forward: 
�  The time for a renaissance of the Blackfriars quarter is ripe 
�  The key to success is picking appropriate uses 
�  The quarter could develop the city’s role as a centre of 

learning, and one with the racial and social diversity to be a 
creative hub. 

�  No one sector offers a critical mass, but specialist shops and 
markets, and events can use the buildings to achieve the 
aims of the Development Framework (ARF) 

�  The big idea for the Priory is to turn it into a centre for the 
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Performing Arts on the lines of successful projects in cities 
such as Liverpool. 

�  Investment should be incremental 
�  A trust would be the best development vehicle. 

 
 2.4.8 The conclusions of these two studies, plus the development of a 

‘Music Forum’ in Gloucester have led to the development of  
proposals for the use of the North range of the priory. This is seen 
as a first step towards developing the potential use of the area for 
the creative and cultural industries. 
 

 2.5 Traffic Circulation and Pedestrian Routes 
 2.5.1 The proposed road network superimposed over the existing 

buildings shows how the Masterplan could repair the network of 
streets which has suffered though poor development. 
The principal changes are the extension of Upper Quay Street to 
follow the same path down to the prison. This road existed in the 
19th Century and was called Castle Lane. The large riverside block 
is broken into two smaller blocks by the extension of Lower Quay 
Street up to the Prison Wall. The other major change is the 
introduction of the new route through the Barbican Car park, as 
previously discussed. 
The major routes through the site cross at points creating nodes of 
activity. The internal spaces formed by the crossing of these nodes 
can then be filled with buildings and internal spaces which do not 
obstruct pedestrian movement through the area. 
 

 2.5.2 The opening of the bypass on the western side of Gloucester gives 
an opportunity to relocate some traffic from ‘The Quay’ Commercial 
Road and Southgate, south of the Kimbrose Triangle. Achieving 
this would allow improvements to the environment along ‘The 
Quay’, with easier links between the city centre and the bridge link 
proposed between ‘The Quay’ and Alney Island. It would also allow 
easier pedestrian movements across Commercial Road.  
 

 2.5.3 The development of the Gloucester Quays scheme, with potentially 
some 3 million visitors per year, is an enormous opportunity for 
Gloucester. However it will not achieve its full potential if the 
visitors stay within the ‘Quays’ area, and do not venture into firstly 
the Docks and then the southern part of the City centre: Southgate 
Street and Blackfriars.   
The development of the Blackfriars site is therefore of key 
importance in making the pedestrian link an attractive one, with the 
city as a whole benefiting from the greater visitor movement. 
 

 2.5.4 A study (The Linkages Project, 2008: LDA and others) has 
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identified four main routes from the Quays area into the City 
Centre. Two (Route 1 via Southgate Street and the Kimbrose area, 
and Route 4, through the Docks to The Quay) have been worked 
up to a detailed level, and funding is being sought for a package of 
works.  Their implementation would attract more visitors into the 
City Centre, and deliver increase levels of investment into the city. 
 

 2.5.5 The same sort of advantages can be achieved by the improvement 
of the routes through the Blackfriars area: firstly from the Docks via 
the steps adjacent to the Regimental Museum, and then up 
Ladybellegate Street and Bull Lane to Westgate Street (Route 2), 
and secondly from the central area of the docks, up Barbican Road 
and Berkeley Street to Westgate Street (Route 3). Attraction of 
visitors will only be achieved if improvements are made to both the 
environment and if attractions are created along the route: an 
active Blackfriars Priory, welcoming open spaces,  and active 
ground floor uses. 
 

 2.5.6 At present all of the streets within Blackfriars are open to all traffic, 
with the area crossed by buses serving the Park and Ride site. 
Access to the Longsmith Street car park is available from both east 
and west. Future options include accessing the new car park in the 
Barbican from Commercial Road, and the reduction of  the amount 
of general traffic accessing the Greater Blackfriars area. Such a 
restriction might be worthwhile in terms of the potential for 
improving the pedestrian environment. All traffic flows, particularly 
that to and from the new multi-storey car park, will have to be 
modelled, and the roads designed accordingly. All proposals will be 
submitted to the County Council as Highway Authority for approval. 
 

 2.5.7 The County Council is currently proposing that a number of the 
roads in the Ladybellegate Street area should have traffic speeds 
restricted to 20mph. This is proposed as part of the package of 
traffic orders related to the environmental improvement works on 
Southgate Street. 
 

 2.5.8 Any new space that is created in the centre of Gloucester should 
discourage the unnecessary movement of motorised traffic, and 
should, through its design and alignment should encourage traffic 
to ‘creep’. Measures will therefore be introduced in the detail 
design of the scheme to reduce driver sight lines and encourage 
slow movement. 
 

 2.5.9 The ARF recognises the role of cycling in achieving ‘sustainable 
development and successful places’, and cycling will be 
encouraged, through attention to urban grain and permeability. 
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Consideration will be given at the detailed design stage to 
addressing potential conflicts between pedestrians and cyclists. 
 

 2.5.10 The ARF identified a lack of open space open to the public in the 
city centre generally, and the Westgate ward in particular. The 
Greater Blackfriars site is adjacent to the River Severn and to 
Alney island, which is potentially an important open space for the 
City centre as a whole.  To take advantage of this, the severing 
affect of the A4301 (The Quay)  must be reduced wherever there is 
opportunity to do so. 
 

 2.5.11 While the proposal to construct a new pedestrian bridge linking the 
Quay with Alney Island, included in the ARF remains the aim,  
there should in any case be a strong link to the river environment 
through the Blackfriars site for the wellbeing of people living in the 
Westgate ward, for visitors and to strengthen the ambiance and 
commercial viability of the area as a whole. 
 

  

 
  Figure 29: Existing Plan showing proposed road network 

 
 2.6 Car parking 
 2.6.1 The proposed car parks, as shown on Figure 30, are 

estimated to be able to provide the following number of spaces. 
CP1 - 125 Spaces 
CP2 - 102 Spaces 
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CP3 - 105 Spaces 
CP4 - 450 Spaces over 4 storeys 
CP5 - 10 Spaces 
T1 - 1:1 provision for terraced house properties - 21 Spaces 
Total proposed off-street parking = approx. 813 spaces 
On-street parking will provide further spaces. 
 

 2.6.2 Car parks CP1, CP2 and CP3 are grade level car parks with 
landscaped lids over to create gardens and courtyards for the 
properties which surround them. The grade level car parks are 
wrapped in buildings to provide active frontages. This approach 
reduces the ground floor footprint of the proposed buildings as light 
is only able to penetrate from one side. The layout of these car 
parks is described more fully in the next paragraphs. 
 

 2.6.3 CP4 is a multistorey car park wrapped in buildings on three sides. 
The changes in site level result in more spaces being available on 
the two lower floors. The upper floors each hold approx. 100 
spaces. 
 

 2.6.4 CP5 is a grade level car park which could potentially be used for 
emergency services vehicles or disabled parking. 
 

 2.6.5 Blackfriars Square is shown as a parking area because it will be 
constructed in such a way as to allow vehicle usage for events. 
T1 is parking in the form of garage/undercroft provision in the new 
terraced properties proposed for this location. Each property would 
have one off-street parking space. 
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  Figure 30: proposed parking provision 

 
 2.6.6 The multi-storey car park, CP4, car park is wrapped by the 

proposed hotel development. 
The car-park, with a maximum of 450 spaces in total, is intended 
as a replacement for the multi storey car park on Longsmith street 
(323 spaces) and the Ladybellegate Street surface level car park 
(102 spaces).  
The proposal would be for the car park to be shared by the hotel 
use and public car park provision. Hotel parking is used mainly 
during the evening whereas public parking provision is mainly used 
during standard business hours. This provides the opportunity for 
the car park to be shared, with short stay public parking during the 
day and overnight parking for the hotel. 
CP2 & CP3 could be used by the occupants of the offices in the 
area. CP1 and T1 provide a total of 146 spaces, which is enough 
for 43% of the dwellings to have spaces. Due to the city centre 
nature of the site the consultants recommendation would be a 
parking space for 50% of the dwellings therefore 22 of the spaces 
in CP2 would need to be set aside for dwellings. 
Currently the parking is allocated indicatively, and the numbers 
provided and the ratio of provision “per sq m” are likely to change in 
reaction to market forces, the developers brief and the briefs of the 
County and City Councils. 
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 2.6.7 Gloucester City Council produces maximum car parking standards 
for various land uses which can be applied to new developments.  
 

 2.6.8 This maximum level of car-parking is neither desirable nor possible 
on the Greater Blackfriars site. The masterplan proposals as 
discussed have aimed to minimise the level provided in order to 
create a sustainable and pleasant environment. In the future, if the 
development can be justified, there is potential for the creation of 
more car parking by creating decks over the existing Westgate car 
park. This is within easy walking distance of the Greater Blackfriars 
site. 
 

 2.6.9 By reducing the parking provision for the offices within the scheme 
from the maximum allowed, the aim is to encourage the office 
workers to either live within the city and either walk or cycle to 
work. For those who live outside the city the provision of park and 
ride schemes should be provided. 
Reducing the level of parking for residential parking can be justified 
due to the city centre site being within 15 minutes walk of the main 
bus station, train station and shopping areas. 
Some residents will be able to keep cars and others able to join 
pooled car clubs. This enables residents to book out cars for when 
they are required and pay only for what they use. 
Cars which can run on electricity are often used to add to the 
environmental credentials of such a scheme. The pooled cars can 
also be shared with the office users. 
There may also be scope for further reducing the numbers of public 
spaces, and thereby decreasing the height of the multistorey car 
park. Further investigations into the need within Greater Blackfriars 
will need to be carried out before a reduction of spaces and the 
resulting increase in sustainability and place making credentials 
can be achieved. 
 

 2.7 Massing 
 2.7.1 The height of the blocks within the Greater Blackfriars development 

is critical if the scheme is to achieve the objective of enhancing the 
centre of the city. Existing blocks within the area, for example the 
rear part of the Shire hall, and the BT building clearly have a 
detrimental effect on the streetscape and longer views of the city 
because of their height and mass. 
In general, therefore, the building heights proposed in the 
masterplan are no more than will be found in Westgate and 
Southgate: only in certain locations can larger buildings be 
supported, where they do not detract from the streetscape, or 
adversely affect views across and through the site.  
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 2.7.2 A key document in analysing the impact of building heights has 
been the emerging Gloucester City Council Tall Buildings policy. 
Figure 31 shows a number of key views of the historic centre of the 
city. It can be noted that these important views are almost entirely 
concerned with view corridors towards the Cathedral tower and 
other spires within the city centre. A number of these views cross 
the greater Blackfriars site and could potentially be affected by the 
proposed development. 
 

 2.7.3 The process of the development of the masterplan proposals has 
included the use of a computer based model, which has allowed 
the testing of options for building heights and massing against 
views through the site, and existing buildings. The proposals have 
been refined through extensive discussion with the City Council (as 
local planning authority) and English Heritage. This software 
package will be made available to potential developers of the site 
to allow continuing testing of the impact of proposals. 
 

 2.8 Urban Structure 
 

 2.8.1 The following paragraphs and illustrations suggest the level of 
development for each individual block.  
The initial plan (Figure 36) shows the block structure of the 
proposed masterplan and the nomenclature of each block. The 
nomenclature is consistent with that used for property terriers and 
financial appraisal work. At this stage (July 2009) the detailed 
information concentrates on Blocks 1-6, which are expected to be 
developed within the initial phases of work on the Blackfriars site. 
(See paragraphs  3.2 and following for a discussion on the phasing 
of the development.) 
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  Figure 31: Block notation 

 
The following key applies to the detailed plans that follow: 
 

 
 
 
 
 
 
 
 
 
 
 
 

Key Access Point 

Key Frontage 

Pedestrian Route 



 
Blackfriars Masterplan : Consultation Draft 1.7 July 2009 

Gloucester Heritage Urban Regeneration Company Ltd 55 

  Block 1: The Fleece 
 

 
  Figure 32: Block 1 

 
 2.8.2 New uses - We need to find a new use for the Fleece Hotel 

complex to allow public access to the Grade 1 listed buildings 
which remain within the block. Potential uses include a boutique 
hotel, a hostel, business start-up units combined with a ‘lanes’ style 
shopping area. 
 
New Buildings - The conservation plan defines the buildings which 
may be considered for demolition. The sites for potential new 
buildings are shown on the plan above. The proposed plan defines 
the edges of the block and also gives definition to the open spaces 
within the block.  
 
Permeability - Existing and new entrances into the block are 
opened up to allow greater permeability and to create frontages for 
small shops or businesses. 
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  Block 2/3: Cross Keys Lane/ Longsmith Street// Lady bellegate 
Street 
 

  

 
  Figure 33: Blocks 2 & 3. 

 
  

 
 

  Figure 34: axonometric of Blocks 2 & 3. 
 

 2.8.3 Narrow Cross Keys Lane - The new building in block 2 presents 
an opportunity to narrow the western end of Cross Keys Lane. The 
scale of the building needs to be carefully modulated on this side to 
ensure that it responds to the existing scale of the area and 
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proposed new buildings in block 1 opposite. 
 
Blackfriars Square - The existing open space offers an 
opportunity to create a new square which addresses Blackfriars 
Priory and creates a destination space within the Greater 
Blackfriars Area. The new building on the site (3A) serves to offer 
active street frontages, give active edges to the square and helps 
hide the untidy backs of the building fronting Southgate street. 
 

  Block 4: Blackfriars Priory 
 

  

 
  Figure 35: Block 4, the Blackfriars Priory complex 

 
 2.8.5 New uses – The aim is to find a new use for the unused Blackfriars 

complex which uses the buildings, but also allows public access to 
the listed buildings and internal cloister. Potential uses include use 
by the university as a teaching resource, a multi-functional space 
for events and performances, or a commercially led scheme. 
 
Completing the Cloister – A new block of buildings is proposed 
over the footprint of the missing south-east corner of the priory, 
restoring the spatial form of the cloister. It is not intended that the 
buildings be seen as a recreation of the medieval structures 
although their scale and form should relate to the listed buildings 
adjacent. 
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  Figure 36: Block 4 

 
 2.8.6 Creation of the South Cloister - The south cloister on the south 

side of the south range is the location of an ancillary space that 
existed on this side of the priory and it also opens up breathing 
space to the south range, the most significant part of the priory. 
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  Blocks 5 & 6: The Barbican 
 

  

 
  Figure 37: Blocks 5 & 6: Plan. 

 
 2.8.7 Multistorey Car-park: The large open area within the block 

created by the new perimeter building 5A gives an area which has 
significant potential to use a multistorey car-park. The car-park is 
wrapped by a building in order to lessen its impact. Further analysis 
of this potential will need to be undertaken. 
 
East - West Connection: The large block size allows for the block 
to be split into two by a new road. This road links Ladybellegate 
Street and Barbican Way, and encourages movement between 
Southgate Street and the Quayside. 
 
New Uses: The open site gives the potential for some of the larger 
buildings within the masterplan and is therefore a suitable location 
for a new hotel facility for Gloucester which could take up to 150 
beds. The proximity of the new car park and the frontage to the 
square will hopefully make this location desirable to operators. 
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  Figure 38: Blocks 5 & 6: Axonometric. 

 
 2.8.8 As noted above, less work has been done on the form and massing 

of the proposed redevelopment of Blocks 7, 8 & 9, which are all in 
the ownership of the County Council. Further work will be 
undertaken, as the County becomes clearer about its 
accommodation requirements, and discussions take place with the 
Police authority and with the Courts. 
The analysis of urban form which follows is based on the key 
objectives set out earlier in this document, and the constraints of 
view through and across the site. 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



 
Blackfriars Masterplan : Consultation Draft 1.7 July 2009 

Gloucester Heritage Urban Regeneration Company Ltd 61 

  Block 7: Barbican Way 
 

  

 
  Figure 39: Block 7 

 
 2.8.9 As noted above, proposals are less well developed for this block, 

because it is considered that its development will form a later 
phase of work on the site as a whole. 
This block (7) forms a major part of the proposed civic quarter 
which will replace the current council offices on the site. The block 
may be able to contain provision for some private office lets on the 
site depending on the exact requirements of the City and County 
Councils. Car parking can be provided at ground level within the 
block, ideally then covered with a landscaped ‘lid’. 
 

  Block 8: The Quay 
 

  

 
  Figure 40: Block 8 
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 2.8.10 The most important aspect of this block (8) is the interaction with 
the river. Again, proposals have not been developed in detail. The 
new block could be a mix of residential and offices with some retail 
or A3 commercial premises on the ground floor with river frontage. 
This block has the potential to accommodate ground floor grade 
level parking with a podium deck above. 
 

  Block 9: Shirehall 
 

  

 
  Figure 41: Block 9 
 2.8.11 Block 9 has an important Westgate Street frontage which is 

proposed as the public entrance to the new council offices. This is 
important to connect the work of the council with the wider city. The 
existing Shirehall extensions, which were added in the 1960’s 
would be demolished to make way for a cultural venue, centred, if 
practical, on the retained listed buildings currently occupied by the 
Crown Courts. 
 

 2.8.12 The largest complex of buildings to be proposed for demolition is 
the Gloucestershire County Council offices including the rear part 
of the Shirehall. These buildings were constructed in the 1960’s 
and are showing signs of age and do not meet modern standards 
of sustainability. In urban design terms they do not respond well to 
the street plan thereby causing poor quality public realm. Their 
demolition will allow for slight adjustments in the street pattern to 
remake views which were present before they were built. It should 
be noted that it is proposed that the Crown Court buildings in this 
area, which are listed, and which have potential for conversion into 
venues for music rehearsal and performance, are retained. 
Demolition on the western edge of the site will allow for new 
development to front the River Severn. The good views should help 
generate value for residential units as well as providing a 
picturesque setting for some restaurant and bar uses. 
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 2.9 Sustainability 
 2.9.1 ESD were commissioned as part of the consultants group to 

consider the strategic energy issues as part of the concept 
development process for Gloucester Blackfriars. The client 
objectives for the site, supported by both SWRDA and GHURC 
were to consider the highest sustainability standards for the site. 
This includes: 

�  Code Level 6 for residential 
�  BREEAM Excellent for non-residential 

The first priority for the site is to install a district heat and power 
system that would also potentially allow buildings outwith the site to 
‘plug-in’. 
The main energy efficiency requirements at planning stage are to 
design the offices for natural ventilation/mixed mode by retaining 
narrow floor plans throughout. For dwellings, to achieve the Code 6 
requirement, the following specification would be required: 

�  Wall, roof and floor U-values of 0.1 
�  Triple glazing with thermally broken insulated frames 
�  Mechanical ventilation with heat recovery 
�  Air tightness of approx. 1m3/m2/hr 

The energy plant at this stage is anticipated to include gas CHP to 
provide carbon savings, and biomass heat for renewable energy 
provision. Hydro power has good potential to be linked to the site 
from Llanthony Weir, and with the 95 percentile flow rates, could 
save up to 1,000,000kgCO2. This figure could increase with 
appropriate system design and variable speed controls. There is 
also potential for the location of a large wind turbine on Alney 
island, although this proposal would be subject to significant 
planning risks. 

  

 
  Figure 42: Potential for a central CHP plant serving the site 
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03  ACHIEVING THE VISION 
 

 3.1 Process 
 3.1.1 It is intended that a package of information for developers will be 

assembled in 2009, with a view to the marketing of the 
development opportunity, and the seeking of a development 
partner in the same year. The package of information will include 
this masterplan and detailed criteria for development, which are 
currently the subject of discussion with the City Council, as 
Planning Authority. 
 

 3.1.2 Initial consultation with stakeholders on the masterplan generally, 
and specifically what those criteria should be took place in January 
2009. Three workshops were held, chaired and facilitated by the 
Princes Trust for Regeneration. Their conclusions on the exercise 
were as follows:  
 
“The three workshops, organised by the Gloucester Heritage Urban 
Regeneration Company and facilitated by The Prince's 
Regeneration Trust, produced some lively debate about a wide 
range of issues around the regeneration of the Blackfriars area of 
the city.  The emphasis of each group was different largely due to 
the backgrounds of the group members but the fact that the 
workshops were so well attended by such a wide range of 
stakeholders demonstrates the public interest in the area and the 
importance of delivering a scheme that meets the needs of the 
residents of Gloucester.    
Much has already been done to regenerate the docks of 
Gloucester and there has always been the exceptional quality of 
the cathedral quarter to the north.  The workshops in their various 
ways each focussed on how to make the area in between of equal 
distinctiveness.  Some favoured a traditional conservative 
approach, others a bolder 21st century solution and from this 
resulted discussion about the style, massing, materials and 
location of new buildings.   There was a consistent view that where 
new buildings are added to the townscape they should be of quality 
and should respect the neighbouring historic buildings around. The 
workshops looked at how the new spaces could be used and by 
whom and they evaluated the needs that are currently not being 
met, principally for the middle aged more culturally-aware 
residents. There was a consistent view that The Fleece was a 
resource that should be harnessed as soon as possible.  In 
addition the Blackfriars Friary itself was seen as having a strong 
role to play in the regeneration especially from an arts perspective.  
Both of these are not just especially important buildings but are 
also ones that have huge potential to kick start the regeneration 
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programme.” 
 

 3.1.3 The proposals for the development of the Blackfriars area were 
included in the 2009 ‘Future of the City’ event organised by 
GHURC, and held in Blackfriars Priory in April/May 2009. The 
event was attended by over 2000 people, and a number of 
comments were made on the Blackfriars proposals. 
 

 3.1.4 It is proposed that a further, more comprehensive round of 
consultation will take place in summer 2009. The exercise will 
include scrutiny by the public and stakeholders of the masterplan 
(particularly the area where the most detailed work has been 
undertaken, on Blocks 1-6), and the Council’s SPD for the site (see 
paragraph 1.3.5). 
The aim is that the results of the consultation exercise, with any 
proposed changes to the above two documents, will be reported to 
the City Council and GHURC Board in September 2009. Sunject to 
amendments agreed, the SPD will then be adopted by the Council 
and the Masterplan will be ‘endorsed’. The City Council are of the 
view that this will enable it, if necessary, to consider planning 
applications for specific parts of the site to be considered in 
isolation. 
 

 3.2 Development Phases 
 

 3.2.1 The regeneration of the Greater Blackfriars area should be 
undertaken on a comprehensive basis in order to maximise the 
benefits and a satisfactory mix of uses. The development phases 
will need to be economically viable. 
 

 3.2.2 Due to the complex nature and scale of the proposed development 
within the Masterplan, development will be brought forward in three 
main phases, covering ‘The Fleece’, the remainder of the eastern 
section of the site, and the western section of the site. 
 

 3.2.3 The development of ‘The Fleece’ complex (Block 1) will proceed as 
a free standing development. The logic here is that the restoration 
and development of this complex will require a developer with 
specialist skills. Furthermore it will be desirable to take it forward 
over a shorter timescale than that needed for the Greater 
Blackfriars scheme as a whole. 
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  Figure 43: Initial phase of development 

 
 3.2.

4 
Given the national financial situation, and in particular the low level 
of interest in new scheme from developers (July 2009), it is likely 
that the first phase of development to take place will be centred on 
the Priory (Block 4) and will be funded by the public sector. This will 
bring the North range of the priory back into use, and will develop a 
new language teaching facility on the site of the ‘Clutch Clinic’ to 
the south east of the main Priory complex. 
In the process the historic buildings of the Priory will be made 
accessible to the public, will be interpreted and may become 
available for community and corporate use. 
There are firm indications that this phase, together with 
improvements to the public realm (particularly the creation of the 
new Blackfriars Square) will be a catalyst for the development of 
the area around Ladybellegate Street. 
 

 3.2.
5 

A major first phase of development could be achieved centred on 
Block 5. The majority of the land is in public ownership, and 
negotiations are proceeding with the remaining private sector 
owners. There is potential, therefore for achieving a mixed use 
development of a substantial section of the masterplan site which 
links Commercial Road at the southern edge with Longsmith Street 
on the north. 
 

The Fleece:  
Block 1 
 
The Priory: 
Block 4 

The Barbican: 
Block 5 
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  Figure 44: Later phases of development 

 
 3.2.

6 
Development of the second phase of the masterplan (Blocks 7, 8 & 
9) may take place later than that of Blocks 2,3,4,5 & 6, but only 
because the County Council will need time to resolve its exact 
requirements, and because the County Council staff will need to be 
decanted into new offices to allow their service to the public to 
continue throughout the development process. 
 

 3.2.
7 

Initial discussions are taking place with representatives of the 
Courts service in Gloucester. The Service has a proposal for a new 
Courts complex to be sited on Great Western Road, but no funding 
is currently agreed for its design and construction. 
The Magistrates Courts in Gloucester are not able to operate to the 
standards currently expected, and therefore options are being 
considered for alternative solutions. These may involve some 
development in the Blackfriars area. 
The magistrates accommodation is currently within the same block 
as that occupied by the Police and by the County Council, and so 
discussions will continue with all three parties with the aim of 
achieving new, fit for purpose, accommodation in due course. 
 
 
 
 
 
 
 

Blocks 7, 8 & 9 
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 3.3 Delivery Strategy 
 

 3.3.
1 

This document is prepared as the basis of a comprehensive 
consultation exercise with landowners, stakeholders and the 
general public. 
 

 3.3.
2 

The outcomes of that, together with investment decisions made by 
public sector bodies, will then be used to refine the masterplan for 
the site. This masterplan will then become the basis for a developer 
procurement exercise for at least Block 5, the Barbican area. 
 

 3.3.
3 

The funding partners of GHURC will consider investment in the 
Greater Blackfriars site in order to be able to bring the site to the 
market in a viable form.  
 

 3.3.
3 

The aim will be to secure one or more development partners to 
achieve the redevelopment of the area, and a legal agreement will 
be sought with those developers to deliver a scheme which is in 
accordance with this masterplan, as modified by consultation. 
 

 3.3.
4 

It may be appropriate for the City Council to consider the use of its 
Compulsory Purchase Powers to enable the assembly of the 
necessary land, the securing of any necessary rights, and the 
cleansing of the title of the land. 
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APPENDIX 1    Background Documents 
  The following documents have been referred to in the preparation 

of this masterplan: 
  Title Prepared by Date 
  Area Regeneration 

Framework 
Terence O’Rourke 2006 

  Blackfriars Feasibility Study FCB 2008 
  Blackfriars Priory and The 

Fleece: Conservation Plans 
FCB 2007 

  Blackfriars: A creative and 
Cultural Quarter for 
Gloucester 

URBED/COMEDIA 2007 

  Gloucester: A Cultural 
Strategy 

Abl cultural consulting 2007 

  Car parking study Steer Davies Gleave 
 

2007 

  Revised Draft Greater 
Blackfriars Planning Brief 

Gloucester City 
Council 

2007 

  Local Development 
Framework: Central Area 
Action Plan 
 

Gloucester City 
Council 

2007 

APPENDIX 2   Existing Car Parking 
  This analysis looks at the existing car parks in the Greater 

Blackfriars Site. There are some smaller car parks not included 
in this synopsis as they are both private and unaffected by the 
proposed development. For the purposes of this study we 
have not included any on-street parking in our calculations. 
The total number of spaces defined in these areas is 893. Of 
these 583 are public spaces and 310 are private. All numbers 
are estimated and are subject to change following further 
investigation. 
 
Car Park A - Private 
No. of spaces = 198 (estimated) 
Landowner - Gloucestershire County Council 
Car Park B - Private 
No. of spaces = 20 (estimated) 
Landowner - Gloucestershire County Council 
Tenant/Operator - Gloucester Constabulary 
Car Park C - Private 
No. of spaces = 10 (estimated) 
Landowner - Gloucestershire County Council 
Tenant/Operator - Gloucester Constabulary 
Car Park D - Private 
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No. of spaces = 32 (estimated) 
Landowner - Gloucestershire County Council 
Car Park E & G - Private 
No. of spaces = 50 (estimated) 
Landowner - British Telecom 
Car Park F - Public 
No. of spaces = 158 (estimated) 
Landowner - SWRDA 
Tenant/Operator - Gloucester City Council 
Car Park H - Private 
No. of spaces = 323 (estimated) 
Landowner - Gloucester City Council 
Tenant/Operator - NCP 
Car Park J - Private 
No. of spaces = 68 (estimated) 
Landowner - Bishopsgate Ltd. 
Tenant/Operator - NCP 
Car Park K - Private 
No. of spaces = 34 (estimated) 
Landowner - Gloucester City Council 
Tenant/Operator - NCP 

 
 


