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01 Introduction

Thiz document etz out a masterplan for the area of Coventry
nmediately north of the Railway Station, known as Fniargate It has
undergone great change over the course of Coventry s history, and
today 12 an under uzed and neglected city quarter, having suffered from
successive developments and infrastructure changes that have served
to 1zolate this area from the city centre to the north

Friargate Coventry LLP have been worlang with Coventry City Council
for a number of years to develop an extensive and strategic proposal
Bemng located next to Coventry Railway Station, Friargate has the
opportunity to become a vibrant business community, providing high
gqualty office bulldings with shops and restaurants at ground level,

az weall ag a mix of other ugeg, including housing, haotels, lelsure and
ommunity These new bulldings will be amangsd around a ssties of
new public strests and spaces, with a new square at 1t's heart 1n front of
the Station

Whilst this document dees not define the design of indrvdual buldings,
1t does provide an llustration of the plot definitiong and massing This
could be vaned 1n the future, as detailled development propesals emerge,
with the submission of vanant masterplans to Coventry City Council

Thiz document should be read alongside:

1 COuthne Planning Application, prepatred by GW Planning Ltd

2 Transport Assesament and Travel Plan, prepated by Arup

3 Environmental Statement, prepared by Waterman Energy,
Envircnment & Desgign Ltd

4 Energy Assessment, prepared by Waterman Buillding Services

5 CHP Viabihty Study, prepared by Waterman Building Services
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2.1

The Site & its Context

Site Location

With a populaton of approxirnately 306 000, Cosentry 1= the Gth largest
alty m the UK, and the second largest in the West Midlands after
Brmmaham I & =ituated 95 miles (153km) northweset of Londeon, 19
miles (30km) southeast of Brmmahearm, and 1= the farthest mland of anyv
ity m Briam

The aity 1= part way throuch a mact mvestinsnt procramms, haymog
be=an dentified as one of twenty Mew Growth Pomnts m the UE
Boonormically, Coveniry has sean a recent resurgan oe 1 stmnall-soals
speclalist enonest g, and has atiracted high -tech (mnclud mg mesdcal)
ndusries tothearsa  Sarvice ssctor mdustries have also thrved, with
saieral multi-natonal companiss sethng up m Coventry

A nurmnber of regenaration projects are proposed in and arcind
Coventry by centre Collectiely, thess projects are mtended to come
tigether to form a strateony to overhanl the ity econormically, socmElly
and physically In this context, the Friargate masterplan can play an
rnportant role, with a stratedgic locaton nest to the rallway station and
the Emg Eoad, and forming a southem edge to the ity centre

L uraby ok [ 2 b A ol
Reurray o (ol 2 hee

Charrwr 1% 0d
Leawray dwk oo 3 o
Reawrag douk (ol 22 e

Chaarcw F5 ol
Leawraye ik ) | bre 52 pire
Leawra ik (ol 5 i

hiap indwating the bacaton of Coventry, equdwiant {iom Londan and banchass:

PRIARGATE | COVEMIRY | [ERIGHN &I ACTESS STATEM ENT



etk

i
4

¥, e ELT
TR s T by s o Lo
= Dren, e o Tty
F = aaé‘:f:’.lwﬂ e i Teipreie s '-‘.T‘::"
- g = WA
P o e e e U T o 3 T R \\k by
- - ki ‘ - L =%

e : ; R

: Y kA A0 SJ/EEG' Menstiselony :"“--.

A i it of the Diory ellr || 12250

¥ _l_,,-‘" 2 : S S L B oestoer e ] iy

«.»"5‘" 3 Yt L Nl =M
X e = ; s

s Barracks

Cole and Roper, Coventry, 1807



22

Coventry's History

Coventry 12 an anclent city, predating Bumimmgham and Leicegter It

18 likely that Coventry grew from a bronze age gettlament, with the
Romang forming another gettlement around a Saxon nunnery founded
m AD 700 Thig wag later destroved by Canute's mvadmg Danigh army
m 1016, but rebuilt m the form of a Benedictine monagtery dedicated to
ot Mary m 1043

By the 14th century, Coventry had become an mdustnal centre, being
an mnportant part of the cloth trade Throughout the middle ages 1t wag
one of the largest and most important cifies in England It retaimmed it
mportance m the cloth mdustry up to the 18th century, when Coventry
became one of the mam UK centres for watch and clock manufacturing
Agthig mdustry dechned due to Swigg campetifion, the skalled worlkerg
were crucial in the settmg up of the bicvele manufacture mdustry and
later motorcyele, car, machine tool and arxcraft mdustries By the early
20th century, Coventry wag a major centre for the motor mdustry

In 1355 work began on the congtrction of city wallg, reflecting
Coventry's mportance The wallg were not finiched until 1534, although

N

Central Precinct {pre bombing] 193¢

i 3

— i ———
2

G - e L .
Central Precinet [post bombing) 1541

the g1ze of the city became more of legg gtatic within the walls by the
15th century By thig time many fine bnildimgs had been built mm the
centre, meluding the mpressive churches of Holy Trimity, 5t Michael's
and the church of the Greyinars (later Christchurch)

In the late18th centiry and early 18th century, the mdugtnal growth of
the city gaw a cortespondmg mcreage n population, and the city saw
a period of growth and expangicn Thig continued through the 15th
century, with the railway armving i Coventry 1 1838 From the 1880'¢
onwarde 1t wag continually enlarged from 1tg medieval gize of 420
hectares to a current size of over 9500 hectareg

By 1840 suburkan expansgion wag well underway, ut the World

War IT air raadg gtartmg i November 1940 degtroved large parts of
the city centre and surrounding areag After the war, the city centre
wag extensively re-built Flanned by Donald Gibeon, the city centre
meluded an axal traffic-free shopping precincet The new Broadgate
waz opened m 1248 Thenew Coventry Cathedral, desigmed by Bagil
Spence, wag opened m 1962

Central Precinct 1974

In the early 1970'e, a maor orbital Bing Road wag constructed around
the city centte Thig was part of the radical pogt-war plannmg for the
city, to aid traffic flow around Coventry, and mveolved the destruction of
many hougeg and ghreets to enable itz congtruction It has aleo had the
effect of unnaturally congtricting the city centre, and 12olatma it from
surroundmng digtricts

The decline of the Britigh motor mdustry durmg the late 1970'z and
early 1980'a hit Coventry hard, ag did the economic recegsion of
1990-1924 In recent vears, Coventry hag recovered, and undergone
gignificant redevelopment and regeneration, encouragmg new high-
tech mdugtries to the area

FHIBERG AT | KTNFEEE] BY | R RN & *FEE MEGTE AL
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Graylriars Green, 121h cenlury

Greyfriars Green, early 201k cenlury

1801

Warwick Road and Greyfriars Green are alieady well esiablished.
Mosl of the land lo the soulh is used for markel Qarden'\ng orls
open counlryside.

S R —

1889
The railways are well esiablished wilh goods sidings 1o supporl

induslrial distibution. The land bekveen Ihe slalion and cily cenlra is
nows developed.

Warwick Road, wes! side, showing goods depol

Warwick Road, easl side, showing Railway Inn and Sialionmasler’s House

y I. \.h
1913-1914

The remaining land lo the wesl of Warwick Road has been
deve\oped and the overall urban grain aslablished

Herford Sireel [leh) - Warwick Lane [righl] 2005

Bomb damage during the Second World War was exiensive and
led lo 1he reconslruciion of the heart of the city in a modernist siyle.
The prewar siiesl pallerns did hawever survive.



Coventry Railway Station as completed 1562

1941-1951

1962-1989

2.3

Site History

At the begimning of the 19th century the Friargate site congigted of open
flelde and market gardens Grevinarg Green wag 1n exigtence at thig
time, m a roughly tnangular form that 12 ghill evident today and wath
buildmgs to itg westem a1de Warwick Road wag algo evident from Cole
and Roper's map of 1801

However the development of the city centre, especially to the gsouth was
zlow to evolve Ewven though the railway stafion was opened m 1838,
Faton Road wag not laid out until 1880 In the ordnance survey of 1889,
land to the west of Warwick Road was gtill uged for nurgery gardens,
with a triangle of development between Warwick Road and Eaton Road
leadimg to the station By thig ime Grevinars Green wag contamed by
buildmgs to its west and east e1deg, meludmgthe CQuadrant

From 1890 t0 1910, development occurred to each s1de of Warwick Road
To the eagt, the formation of Park, Manor and Stoney Roads brought
villag and gemi-detached houges To the west, terraced houseg, factories
and a large rallway goods vard

2009

Thig street pattern remamed mtact until the late 1850's, when the area
began to undergoe a radical change, along with the regt of the city durmg
post World War [T reconstruction A new rallway gtation wag built m
1962, and the area east of Eaton Road wag cleared for new buldmgs,
meludmg Copthall Houge and Station Tower The biggest change to the
area hag undonbtedly been the congtruction of the Ring Road, which was
completed m 1974 This radical piece of enginesrnng ran roughly along
the line of the former Queen's Road and St Patrnick's Road, although the
gphace nesded to accommodate 1t wag much greater than these two old
roadg, and many houges were demolished to make way for 1t

The pattern of the gite area hag remammed largely the game gimce the
1970's, although by 1988, the goods vards to the west of Warwick Road
had been cleared away, and more recently the Grogvenor Link REoad and
Central 51x retall developrnent have bean built

Postwar, the centre of the city is regeneratedand pedestrianised

The construction of the Ring Rood, while providing o gymtory
shopping precincts introduced

vehicular route, has the effect of constricting the growth of the city
centre and seperafing pedestrians and cyclists

The site today

FRIARTENTY | CTWEEE AT | DEREEN &N &S CDEE RERTE R
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03 The Site

The area eoveted by this mastarplan 18 the area north of Coventry
rallway station, siretehing from the raillway hnss 1o the northern tip of
Greyinars Green, an histone area of open space tapering northwards
from the Fing Road to meet Chrigtchurch and Bull Yard From west

to east, the site 15 defined by Grosvenor Road and the cycle and
pedestnan bndge across the rallway at 1ts western extremity and
Manor Road at 1t2 eastern border

The site 15 bisected by the Coventry Ring Foad (Ringway Queen's

and Ringway St Patrick's gectiong), with Junction S @1thing centrally
between Greyinars Green and the developed areas north of the staticn
around Warwick Road and Eaton Road The site area includes those
areas thought to be neceszary to carry out works to the edges of

the Ring Road and to Junction S, and to reconcile other mghways
changes Itincludes land in vanous cwnerships, although the land 1s
mainly owned by Friargate Coventry LLP or Coventry City Council

A succession of post-war developments and mfrastructural changes
have resulted 1n the area been gsen ag somewhat neglected, 120lated
and under-used The Ring Road and Juncticn 21x are the most senous
1mpositions, with the vanous changes of level of the through route and
ralged roundabout necessitating a genes of pedegtrian bndges and
subways to negotiate the route from the station to Greyinars Green and
the caty centre beyond

In total, the site covers 14 84 hectares (36 7 acres)

1.
12.

OCO0® oL AWR -

Clregiriars Green
Cowvantry Station
Central S Retall Park
Spencer Park

Bull Yard

The Precinct
Christchurch Spire
Coventrv Cathedral

St Michaels Cathedral
Herbert Art Galley and
Musemm

Covanny University
Holy Trimity Church
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3.1

Detailed Site Description

1 Coventry Roilway Station and Station Squore

Coventry Station was bualt m 19562 and was widely considered to ke
the finest of the new London Midland stations Itwas mtended by
architect W E Headley to compliment the post-war planning of the
ciby centre, and 15 now Grade [T listed,

The unusually desp site allowsed the double height glazed station
aonaolr s o e boilt at nightangles to the platforms, with acosss
from three sides The rocf of the coneowrse 15 cantilevered out over
the entrance front, and also contimes across the platform areas with
hueth lemral weallowrayv s a cosssing the platforns suspended beneath

T the weestern side of the station, a café and waiting room define one
aide of a tax and private car plok-up and drop-off area, whilst to the
east asmall delivery courtyard 12 party enclosed by a tweo storey L
shap=d bualdmg currently wsed by the Bribish Transport Polios

Further to the west admoent to the ralway lnes and platforms, a
multl storey car park was recently demolished, and swrface level
cat parlking still ocoapies the space 8 neswr fowr storey pre-cast
aorarete mult storey car park has been built to the east of the
station, accessed from Manor Road and Park Boad

station Bouars 18 bounded by a four storey offios baldmeg to the
ncrth, ard defined b the fifbeen storey stabion towrar o 1bs eastarn
s1de To the waest, the defirnton of the souare breaks dow, with
surface lesrel car parks and a o storey office bulddimg offer mg
little to the spaae The square itself has roeads to all edoges, with a
landsaaped space n the centre Crrarall, the scuare 13 dom mated
by a large number of waibing tass and other swshides nmediataly
m front of the Station entrance, a bus prichnty lane followed by fro
taz lanes means that the scuare 15 not a good anvrornrm ent for
redestrians and 15 iffi cult to negotiate

Eaton Rood

Eaton Boad, slthough the remnant of an historie route from the
ralweay station to CGrevitiars Qreen, 15 connecked to Station Souare
and shares soms of 1ts charactaristics It 15 faced on its eastern side
by the zame complex of 19508 office uildmgs, which then sweep
around to bridgs over Eaton Boad adjacent bo the Junchion S
roundakout On its western s1de, there 15 one ongmnal Wictorian villa,
ncrer an office, and the thirteen storey Eaton Houss set back from

Eaton Eoad

[

the road Formimng the principal route from the station o Greyiriars
Cireen, 1615 by no means dear Eaton Boad, 1 common wath several
cther roads on the site, 15 dominated by fanly fast-moving traffic,
having past left the Bing Boad at Junction S1x

Warwick Rood
Warvnak Boad descends from a high area adjacent to the Kmng
Herry VI Schocl, tojom Junction 51 of the BEmg Boad As it passes
Michaslmas Road, itz character changes from that of a tree Iined
subirkan roube, as it widens, becomes more open and less wel
defined Az it drops toweard s the ralavay, its gradhient 15 around 1

mn 25, wath bus stops on the eastarn side of the read near a side
ahfrance to the Baillway Staticn

The Road wadens to four lanes n front of the Bocket Pub and buloes
to the waest, wiwere it forms the mam wehicde access o the Central
S retal perk Traffic dommates at thas pomt, and the rcad begomes
diffi et for pedestrians to aross.

Aade from the Bocket Puby, Warwacak Road 13 fronted by a block of
four storey flats with scome small seale reball at oground floor lewal,
and by Eaton House, a thirtesn storey office bulding next to the
Junction 3o roundalkout

Unfcrtunately, to the western side of Warwick Road, betwreen the
ralwesy and the R Boad, no buildimas face onto Warwack Boad,
althouch there are a group of thres single storey retanl baildings st
back from the road towards Central B

Certral Six retail park

Bittmer to the west of Warwnck RBoad, and accessed from an off-s2t
roundabout, Caentral B 18 a retal park stratching approzmnabaly
00k 1 & weesterly drecticn The comples 15 a srople shed
structure wath multple retail tenants, with a large surface level
car park bebwreen the baaldmg and the railweay lrees to the south
& pedestrian and avals bridoe, part of an historie route across the
former ralway goods yards, crosses above the Central Six car park
and limks Grosvenct Boad to Spenost Park across the ralway lines
via a long ramp

Thres smmgle storey retanl buldings a1t n a line farther to the east
betwrean CGrosvencr Foad and Warwick Boad



Warwick Reoad

Caniral Ge Reial Fark

5. Grosvenor Rood ond Westminster Road

Grosvencor Boad formes the waestern boundary of the sife area, and
runs roughly north-east to south-weest AL 1ts southem end, the
foothridoe from Spencer park across the ralweay lines connects to an
original brick ramp strachare This effectively 150lates the southsm
part of Grosvenor Boad from any development to the east At this
end of the street, Grosvenor Boad 15 faced with rowe of Victoran
terraced houses and a more modsern three storey block

Crosvenor Foad 15 faced onits western side by a disparate group of
Ealdmes — a two storey WVictoran bulding, a smgle storey hall, and
g three storey bloak of flats On ks eastern edoe 12 an under-used
surface level car park

The road curves away at its northern edge and 15 directly acoessad
from Junetion S of the Emg Boad and n achissnna a recon ailiaticn
of lewal differen oes a pedestrian sulrway 18 necsssary to corns ot
Crosvencr Boad to Greviriars Green across the Rng Foad

. Grayfriars Graen

Creviriars Green 15 anhistona plece of manoalar park stretohimg
from the Bing Road at its southern edage to Christoharch at it
ncrthern tip Ik has existed as an open space throughout Coventry's
hstory, althoudgh if weas only formally laid out m 1878 It 1s nows part
of the Grevinars Green Conservation Area

The Green contains mature tress and planting On ks westarn

s1cde, a rowr of late 158th and early 19th cenbary crgmally domesho
Euildmes front the space Thess buildmgs are now used for officas,
and for the most partare Grade [ listed On the north-eastern side
of the Green, a ourved sarly Victorian Grade [ isted terra o knowmn
as the Cuadrant 13 2ot back from the Road Further south along the
eastern side, b WVickorian villas anrd a modern & storey badding, all
used for offices, front onto the Green

Although ik has scme fins baldmgs swrroundmg i, Sreviriars Oreen
15 dommated by the Bmg Boad and Juneticn 5z Although the Bmng
Read 12 at a loweer level than that of Grevitiars Gresn, the access
roads to the ralsed Junobion S roundakbout, and the roundalout
its=lf, form a s=ries of visual and phvsical barriers to the southsrn
part of the Gresn Ik 12 necessary to walk kbelowr a ralzed section of the
roundabout to gam acoess to a pedesty ian foothridos across the Ring

Grasverar Road

Grayinars Green

FEni Erimp”




Feoad inorder to fravel to the Station Also dominant at the southem
part of the Gresn 15 a large m rror-alad office buldmg knewm as
Friars House

Teoreeards 1ts northern end, the Gresn 15 perhaps even more

o mated by roads, dus to the wade nmaticn of Warvnck Eoad
and Greyinars Boad, each wath four lanes and central reservations
Loan, pedestrians have to walk through a sulbvwmy o aross
Oreviriars Boad - Warwwnick Boad cannot be arossed at this pomt

At ks northern end, Greviriars Oreen meets Bull Yard and the
Precinct shopping area As the read curves arcund to the east, one
aof the three Coventry Spires, Christchurceh nsss abowve the trees and
buldings, waith a hard landscaps spaos 1 front of 1t

Monor Rood, Pork Reed ond Stoney Read

Park Boad and Stonsy Foad are predom manty residential m
characker, with largely 20th Centary tweo storey sem 1-detached
houses liming both sides of the street Bome of these properties are
no longer residential but have uses such as guest houses, surgeriss
af officss Mancr Boad has some larger properties, with some three
storey houses to the easbem side The western side of Mancr Foad
15 more disparate, with a m iztare of car parks, labe 20th century
atfi ce buldmos and twro i thres shorey houses nowr mamly used
as offices & sibe on the corner of Manor Boad ard Park Boad has
recantly baen grvan plannmg permission for a s storey blook of
student flats

Mancr Boad s sy m temmns of car traffio, as it joms the Ring
Foadand Junction 5o at its northern end  Just o the east of thas
unetich, a pedestrian foothrndos lmbkis Manor Boad wath Friars Boad
to the north across the Bng Boad This 15 a popular pedestrian and
cnfole routs to Coventry Uhineersiby

Friors Reod ond Moner Houwse Drive

Friars Boad has a range of mainly twas to three storey residential
terraced or semi-detached houses along 155 lenath Toweards its
ncrthern end, there 15 a more modearn five storey blook of flats,
and at the southern end of the strest 12 the badk of a single storey

Pt Read

Rirg Read and Junction Se

podmrmn of car parking serving the six storey Sherbowrne House
affi oe buildmeg on Manor House Drrse

Mancr House Drive 15 essentially an acosss road o the rear of
Creyfriars Green, and giving acoeess to Bherbourne House and
Friars House It terminates n front of Sherkbourne House wath a
frnireg area and a oonnection to Juneticn S The area between
Sherbourne House and the Bmng Boad ship road 15 landsocaped, wath
aycle and pedestrian conmections to Friars Bead and Grevirars
Cireen

Copthall Terroce

Copthall Terrace 15 a service and aqosss road to the rear of the
Station Scuare office bulddmgs Ik grses acosss to the rear car
parkmg steas of a number of buildmas which face Manor Road, and
alas to & mulh storey o patk serving the offios buldimags around
Stabien Souare and Eaton Boad

18 Ring Roed end Junclien Six

The Fing Foad and Junotion 31 dommate the sibe area and impede
non-wehioular movemeant By rawsmg fanathion 5o, lowear g the
highwray and disccnnecting them from pedestrian actmaty, it has
boen necassary to provide myrad pedastrian subways and bridoss
to enalble pecple to get across them  Although at the time that they
wizre built the separation of pedestrians and traffic was seen as
positree, the disconne ohicn and resultant comphcation of levels and
av ronrm ent 13 not new sean as beneficial, areatmo unpleasant and
alwenatng places

The effeat of Junchion S on Grevinars Gresn 15 consderakls, and
althouch the landscape of Greviriars Grean and the area m the
middle of the roundalont 15 managed weell, these cannot ke sa1d o
b= one open spaae, with the roundalbout rismng betwseen them | and
the Bing Boad auttmg throngh

The gecrnetry and shest 5122 of Junetion 5 has also resulted mo
oddly s1zed and positioned plots and buldmgs around i This

m furn has aonfribubed to the difficulty m nasngating the routs
betvresn the station and Oresvdriars CJreen.

Wiw of the ste loking wes
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4.1

Site Analysis

Heritage, Conservation, Archaeology

Listed Buildings

There are a number of statutory histed bulldings 1in and arcund the site
area, particularly arcund Greyinars Green Generally these are Grade
Il heted and include the Quadrant, a curving terrace of early Victonan
bulldings on 1ts eastern sidde On the west of Greyinars Green, a row of
18th and 19th century demestic scale bulldings are also Grade 11 hsted

Aszide from Greyinars Green, Coventry rallway station 1s also Grade 11
hsted, as 1s the Queen's Road Baptist Church at the northern end of
Grogvenor Road, and the King Henry VI Schoal to the south of the sate
area cn Warwick Road The Rocket pubhc house s locally listed

Conservation Areas

Greyinars Green was, 1n 1969 also designated with many of the
buldmgs arcund 1t as & conssrvation area The conssivation area
was enlarged in 1977 1n regponge to changes brought about by the
construction of the ring road

The Kenilworth Road consgervation area gtarts to the south of the site
area, and continues for some distance southwards aleng Warwick Road
and Kenilworth Road This area includes the King Henry VIII Schocl

Archaeology

Az Coventry 15 an anclient city, there 1z considerable interest in the
below ground hentage of the city centre area The area of the Friargate
site north of the Faing Read arcund Greyfnars Ciieen 1= s2=n as an area
of particular interest, with the old city walls having pazzsd along the
northern tip of the Green The walls at thiz pomnt comncided with the
Church of the Grey Friars (later Christchurch) and the gate at this
pomnt wags known as the Grey Friars Gate, and was the main route to
Warwick

Mastarplan context

The Friargate development should regpond sensitively and
approprately to the context of hsted buildings, conservation areas and
areas of histonic mterest Although the masterplan does not set out
detalled designg for buldings, 1t dosg illugtiate & layout and mas=ing
that 1= felt to be appropnate to the context The histed station building,
for example, 15 given a new status and setting at the end of a new
public square with a direct route and vista from Greyinars Green

TR NEL

Area of histonic settlement
Cld city wall and gates
Congervation area

Listed Buldings

Local Listed Buildmgs

Parks




4.2

Topography, Levels, and Watercourses

Watercourses

Coventry develop=d on a ndge of land next to the River Sherbourne
Two smaller watercourses ran into the Sherbourne around the city
centre the Radford Brock and the Springfield Brook

Although Coventry s history and development 1s inextricably linked

to the Sherbourne, today the river 12 culverted ag 1t runs through the
city centre, from Meadow Street near Junction Seven of the Faing Road
1 the west, sweeping north and curving around the north side of the
Cathedral precinct, and emerging again south of Gogford Street in the
cast

Topography

The River Sherhourne sweeps around a ndge stretching approsmmatsly
frcm Broadgate, which at +89m AOD 1z approxamately 12m above the
sherbourne This ridge continues gouthwards to a high point of +101m
AOD at Parkside

Generally, the Friargate site therefore falle from south to north, wath the
topography being most apparent aleng Warwick Road to the south of
the site There have been cbwvious alterations to the natural topography
—the raillway cutting and the Fing Foad cutting being the most
apparent, but in general the land falls from arcund +3%m AOD at the
junction of Warwick Road and Michaelmas Read, to around +83m ACD
at the ncrthern end of Greyinars Gresn

23.00

Radford Brook (culverted)
Trver Sherbourne [culverted)
Fxistmyg contours

Hite r=d hine boundary
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4.3  Existing Massing

The maszing of the site vanes congiderably at present Around
Greyiriars Green, the largely grade 11 histed 18th and 1%th century
buldings are mainly 3 storeys, with some larger 4 to b storey
modern msertions To the south east corner of Greyinars Green, the
scale ncreases with the large office bulldings of Fniars House and
Sherbourne House, being 12 and € storeys respectively

To the west of the site area, the buildings arcund Westminster Road
are 2 storey residential terraced houses, with shghtly larger 3 storey
buldings to Grosvenor Foad The Central S retal area 12 a low
sprawhng retail development, with large single sterey bulldings The

Tha ‘Rockes Rail Line remaining part of the site west of Warwick Road has no buildings

To the east of Warwick Road, the mazming of the site 1z more bullt up,
with generally 4 to five storey office bulldings Two tall buildings are
found n thiz part of the site, Eaton Houge at 13 gtoreys and the Station
Tower at 15 storeys

To the east of the site, around Manor Foad, the 2cale again reduces
to a more domestic 2 to 3 storeys 1n general, although a new & storey
development of student flats has been given planning permissicn

Ringweay Gueans Padestran Underpass Giveen’s Rood Boptist Church
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4.4

Views & Tall Buildings

Views of the city centre, and particularly the three zpires — 5t Michaelg,
Holy Tnnity and Chnstchurch — &2 important to maintain and enhanca
n the future development of Coventry Several view sequences are
1dentified 1n the City Council's Urban Design Framewaork that will
mfluence the future massing and position of new taller builldings wathin
the Friargate masterplan area

WViews of the spires are currently strong from the footbndge exating
Spencer Park over the rallway lines, and alsc from the footbndge to

the north east of the =ite area across the Ring Hoad from Manor Foad
It 1z 1mpertant therefore that tall bulldings are not placed 1n locaticns
that may disrupt these views, and so th= area of consideration for taller
bulldings excludes the area to the west of the Friargate masterplan
area along Grasyenor Road

With Greyinars Green obviously being protected from any
development, taller bulldings can therefore be considered 1n the
remaming site area These would also have to comply with height
Iestniotions 1 regard to Coventry awrport airspacs

Sigmificant view cormidor
Historic spires

Emsting tall buldings

Area of consideration for tall buldings *

=ite red line boundary

..: II.



4.5

Public Spaces

Grevyinars Green and Statich Square are the only pieces of public spacs
n the @site area currently, although Spencer Park hardsrs the site to the
south west

Both of these spaces have been descnbed previously Greyinars Green
has a number of fine trees and 15 a pleasant space, however 1t would
certainly benefit from public realm improvements and downgrading of
the roads running through it Station Square 1s not currently a place to
dwrell, largely due to the busy traffic movement around 1t

The Fniargate masterplan should aim to enhance the current pubhe
spaces, and create new spaces to form hnks between them

i

Soft landacape
Vacant site

Cat patk

Hard landscape
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4.6

Routes and Connecticns

Pedestrian

Due to the presence of the Ring Road and Junction 81, there are a
number of problems with the way pedestnans currently expernience the
gite Although there are traffic free routeg, for the most part thege are
unsatisfactory ag they tend to invelve subways, or pedestnan bndges
as the pnncipal means by which to negotiate the varicus elements of
vehicular infragtructure There are currently only three crogsing pomnts
to the west via a subway at the end of Gresvencr Road; via subways
and bndges across the centre of Juntion Six; and via the footbndge
linking Manor Foad with Friars Road

Most padestnan routes are cenvoluted, and the tendency for roads
such as Warwick Boad: to be wide with few croszing places at grade
creates a place where, 1n general, traffic dominates

Streets such ag Westminater Road, Park Road and Manor Road are more
normal, with pavements next to roads, and the pedestnian bridge from
Spencer Park to Grosvenor Read, although 1 need of improvement, 1
usgeful in traversing the rallway and car park of Central 31

Cycle

Several stretches of off-road cycle route currently intersect with the
site area National Cycle Network route b2 pagses through Spencer
Park and along the footbridge to Grosvenor Eoad, where 1t paszes
via a subway through to Gieyinars Gisen Other parts of the subway
network also provide off-road eyele routes but the routes are, 1n
commoen with the pedestrnian routes they share, convoluted

There are also 'adwvigory’ cycle routes along certain roads, for example
Westminster, Park and Manor Roads, some of which are signed, and
gome not Cyeling 12 not currently adviged along Warwick Foad Theres
are places to securely park a cycle at the north end of Greyinars Green
and around Staticn Square

bk SV

Traffic free
Footpath along strest
Subway

n I l
‘/' b

Bridge

Traffic free route (=igned)
COn road (signed)

On toad adwisory Toute
COther on road route

et off & push

Buslane

Sulbwray

Chyele pathing

gl e
T EE T gy g
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Public Transport

The a1t 12 very well served i terms of public transport, with the
rallway station obviougly central to thig The gtation provides mainhne
hnks to London and Bumingham, as well as local sernces to Nuneaton

There are plang to upgrade the Nuneaton Line, to provide a new
bay platform at the station, poscible new gtations, and new links to

Kenilworth, Leamingten Spa and the Thames Valley

A number of bug gervices currently stop outide the railway atation and

on Warwick Road above the rallway The Warwick Road stops serve u Bus routes
south Coventry, the Unwersity of Warwick and the towns of Kenilworth, w Suus sop
Warwnck and Leamington These gtops are connected to the gtation via i

an unattractive, narrow alleyway with a fhight of steps that drop down E. Station entrance

behind the staticn platform

Private Car

With the Ring Road and Junction Six s1thing centrally within the gite, it
15 unsurprising that vehicle movements (car, taxi and service vehicles)
currently dominate the area Through traffic moves at speed along the
lowered Fing Road, and around the raized Junction 31X roundabout and
associated shp roads From Junction S1x, vehicles can flow northwards
mtoe the city centre through Greyinars Green or southwards along
Warwick Road towards Kenilweorth Vehiusles can also acceas Statian
Sguare directly from Junction Six aleng Baton Eaad, and re-jomn
Junction S via Manor Road The Central Six retail park 1s accessed
from an offset roundabout on Warwick Road

A number of more miner 'local’ roads exast, for example Westminster
Eoad and Grogvencr Foad to the west of the s1te, and Park Road to
the east

A number of car parks, both multi gtorey and surface level occupy
the site These are principally assocated with the railway station and
the retail park, with ancther multi storey car park inked to the office
buildings on Copthall Terrace

Mam route
Ring road
Local 1oad
Acrcess only
Car park
Taxa drop off

2=\ NEd

.
==
=
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4.7

Existing Uses

Daytime Uses

Fellowing the reconstruction after the Second World War, building uses
1n the city centre became divided nto relatively distinet zones, with
one uge bemng predominant The centre of the city 12 largely dominated
by retail use at street lavel forming the city's shopping precinet, with
some of the strests that branch off the AT/A3 retall hub cccupied by an
AZ uges 2uch ag banks, building socleties and egtate agents

The upper flocrs of a large percentage of the retail centre contam

B1 office usge forming an office layer that extends southwards along
both sides of Greyinars Green towards the station To the east of the
precinct and adjacent to Coventry Cathedral, there 1s a predominance
of crvic and mstitutional bulldings formed by the University Campug,
courts, civic centres, hbranes and museums

The mamn leizure facilitiss of the city, such as the cinemas, theatre,
bingo hall and sports amenities, are located on the outer boundanes of
the precinet This central area of Coventry 1s contained and restricted
from sxpanding into the adjacent areas by the Ring Road Bevond this
to the south much of the land 15 1n residental use

To the northeast of Friargate site its a relatively recent mixed use
area, althcugh onentated towards research and business facihties for
Coventry University TechnoCentre and Future Institute, includes some
B1 office, B2 hght industnal and C1 Hotel uze

The area within the Friargate masterplan site containg several open
areas of car parking and empty plote The exdgting commercial
builldings are largely unoccupled although most of the A1/A3 retail
units at the ground floor are currently trading There 13 one residential
building within the site facing onto Warwick Road wath emall A1 and
AJ retaill units at ground floor level Other uses on or adjacent to the

site include a multi-storey car park and the Central Six Retaill Park T, Retal

M Offices
Fesidential
e Tiansport
= [ote]
wmm Crvie / Institutional
o Flaces of Worship
0 Community/Health
Leisure/Cultural
0 Mult storey car park
. industiial




Night Time Uses

At night the city centre isrelatisely dormant The zoning of the
aentre of Coventrv by u=se, aouplad with the peripheral residentid
nelghbourhoods has meant that might uses are lim ked to several
dispersed pomts around the largely undsr utilized retal centre

Bestauwramit= and bars and leimre faclities such az the theatre and the
new Bkydoms lelsnre acinples (holsmo a4 clnerng, Varols restanrants
and nightelubs), are the mam actee night tine destmations m
Consentry

Mewy developrments have been enoouraged toaddress the problem of
local nicht tune nactiviyy by moorporatng meed use Priony Placs,
lowcated Just north of the centre, 12 an example of this heorporating
res1dential, lelsure, retall (&1, A3 and AR and office space around a
central pedestrian areq providing an actise space throughout the day
and even g hours

La=ume/Cultmal

Betzl
Tansport
Beadennal
Inactire
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Problems and Opportunities

Problems

There are a number of problems that exist across the current site v
Thege are charactenstics or elements of the site that must be

addressed and where possible overcome to create a piece of city that
mmtegrates well with the existing surroundings, 12 well connected, and

12 an attractive place 1 1te own night

The barmer of the Ring Read

Cutting into the site ag it passes through, the Fing Road represents
both a vigual and physical barrier to pedestnian uge and cycle
movement, making bridges and convoluted underpasses necessary

[t will be neceggary to maintain the Ring Road as a majcr route through
the s1te

Traffic domimnated environment

Junction Si1x and 1t2 2hip road connections to the Ring Road, as well

ag the substantial widths of Warwick Road and Greyinars Road,
contribute to a place where vehicular usge dominates pedestnian use It

12 very difficult or impoasible to cinsg the road 1n places, due to multiple
lanes, a laclk of at-grade crossing places, central reservations with
barners, and the speed of traffic

Pocr pedestnan connections

The two previcus constramnts combine to regtrict the number of key
connections Important strategically for ety centre legibility and
eage of movement, these include the route from the rallway station to
Greyinars Green, and the subway and pedegtrian bridges to the east
and west of the site

Low gualty built environment

Whatever buildings lock ke they should contribute to and enhance
their urban sstting and should help to defing spaces and strests
Unfortunately acrose the Friargats gite area there ars builldings that,
arguably, do none of these things, either through their poor placement
1 relation to the spaces around them, their lack of scale, their
dilapidation or thewr general lack of architectural guahty

5.2

Low qualhty cpen spaces

Az with buldings, open gpaces chould have a purpoge and be well
designed, for people to use and enjoy In a city, they should be well
defined, that s they should have clear edges, with the builldings
around them helping to define the space The development of the site 1
area from the 1860'e onwards has created awkward gpaces that are
elther not well designad ar defined and are 'left over’ ar penipheral
apaces uged generally ag surface car parks Although the ares of
sxtended Greyinars Green between the Junction 51X roundabout 12
well managed, 1t has not achieved 1ts potential as a good pubhc space,
2imply due to 1tg location

11

111

1V

Opportunities

There are also a number of positive site attnbutes that should be
enhanced where possible and used as opportunities for thinking about
the future of the Frniargate area

High quality open apanes
Grevyinars Green has the potential to be a very successful publc park
It has many mature trees; and 15 well defined on 1tz 23zt and weat

sides by historie builldings At present, the Grean suffers from several
dizeonnections due to the mnfluence of Grevinars Road, Warwick Foad
and Junction S1x If the balance of traffic and rcads to public green
space 1z addressed, the Green could be significantly enhanced

Spencer Park, although not n the site area, forms an 1mportant
boundary element to the south west It 15 an attractive, mainly open
grassed park with several lineg of mature trees, particularly on the
foctpath connecting to the footbndge to Grosvenor Road This route,
particularly the envircnment of the footbndge and 1ts entrance to the
park, does need improving

Well defined Edges and high quahty builldings

The =1te arsa dosg have fairly well defined street edges to Greyinars
Green, Grogvenor Road (gouth) and the eastern edge of Manor Road
These edges are formed of bulldings that contribute to the strest
and hald the space well In some caszes, arcund Greyinars Green, the
buildings are Grade Il h=sted

Views of gpires

The potential view of three apires from the Spencer Park to Grogvencr
Read footbridge 1s an important consideration 1n the formation of the
rnuastarplan The view from the foothndge ag 1t leaves Epencer Park

ig arguably the finest view of the apues, and the visw 'cone' that this
view necessitates stretches across the western part of the site and
across Grevinars Green to the apires beyond

Trangport inks

The =1te hag excellent inks to public transportation, the most obviocus
being Coventry Staticn, with direct connections to London and
Brmingham The site 15 also served by goed bus connections serving
the wider city
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06

Masterplan Principles

Motei Reter to follewing pogs toc supporting plons and diagroms

Masterplan Principle 1 - An office-led,
mixed-use city centre quarter, providing an
attractive working and living environment.

Parameters relevant to thig principle

1 Upto 300,000 m2 (GEA) of new building
floorspace (above ground excluding basement
and parking areas), to ensure an appropriately
urban scale and intensity of use within the
appheation gite

2 A mimimum 55% and maxmum 80% (by
floorspace) of the development to be for uze ag
B1 workspace to ensure an office-led mix

3 Foodand comparizon retall (uge class Al)
himited to replacement of the existing (3, 800
m?) provigion, and to meeting additional local
needs that may be proven to arige within the
site, avolding a ‘tetail destinaticn’ competing
with the oty retaill core

4 Up to 15,000 m? of other retail (uzes classes
A2 A3 AL AB and car showrooms)

5 All A1-b uses to be closely related to achieving
hwely frontages to pedestnan routes

& A mimimum of 25,000 m2 of ety hving'
reaidential (use class C3)

7 Upto 80,000 m? of hotel (use class C1),
residential institutions (use class C2) and
student accomrnaration

8 Up te 25,000 m2 of leisure and/or non
regidential iInghitution and/or community uses
(use clagses D1.D2)

Masterplan Principle 2 - A new highway
layout that calms and discourages through
traffic whilst serving local access needs and
providing a positive experience for those
entering and leaving the city centre by rall
and bus, on foot or by cycle.

Parameters relevant to this principle

1  Removal of Junction 8 roundabout, replacing
1t with a mere compact junction arrangemsnt
allowing the extenmon of Greyinars Gresen by
deckmy over the exiating Ring Road which 1s
retained ag an underpass

2 Associated traffic management scheme (to
be implemented by the Highway Authonty
for adopted highways within and in the wider
vicinity around the site) to nclude clockwize
and anticlockwise access to the Ring Road
from Warwick Road, more than one point of
access to the rallway station from separate
highways, and tc deter through traffic from
uging residential streste in the vicinity of the
site

3 Integrated Transpoert Strategy allowing
connections and transport interchange
between rail bus, and taxi services

4 A high qualty at grade pedestnan/cycle route
frcm the station entrance via a new square to
Greyinars Green and the ity centre core

5 A traffic calmed bus pnonty strest entenng the
Clty centre acioss the ning road

€&  Removal of most pedestrnian subways, to be
replaced by surface, chared pedestrian and
cycle toutes  Refurbishment of a retained
pedestnan/cycle subway link from Greyinars
Green to Grosvencr Road

7 Buildings positioned to positively emphasise
arrnval into and departure from the city centre
core

Masterplan Principle 3 - A walkable business
neighbourhood, closely linked to other parts
of the city cenire and to nearby residential
areas.

Parameters relevant to thig principles

1 A mimimum network of primary access streets
and pedestrian inks ag shown on Diagram
1 (Public Realm Areas) These routes and
spaces to acoommoedate people with mobihity
UMpPAlITEn s

2 Pnncipal development areas will be within
the development zone boundaries shown
by Diagram 2 (Development Zones) The
masterplan process will define specific
buillding plote within these areas

3 The masterplan process will define secondary
streets/ pedestrian inks through the
develcpment zones These will include
secondary routes within the hmits of deviation
shown by Diagram 2 20 ag to ensure additional
eagt/ west links to adjoiming communities and
a direct hnk to the station from the Ring Road
Further sscondary hinks to ensure permeability
will be defined by the masterplan process

Masterplan F’rirtciple 4 - A development
where car use is limited and well managed.

Parameters relevant to thig principle

1 New off-street car parkang provision will be
provided to meet the operational/ employes
needs of future users and to provide pubhic
parking

2 Total off-street car parking (ncluding newly
created plus any retained existing spaces) will
not exceed 3,450 spaces

3 The masterplan will show a balance of on-plot
(bagement and courtyard) and multi-storey car
parking provision, placed to avold the pnincipal
streets being domimated by parking

4 An area travel plan, to be prepared for the
development as & whole, will encourage a
prodiesslve INcrease over Ame 1 the uge of
sustainable modes of travel, relsvant to the
needs of new businesses and residents

5 The masterplan will show a network of cycle/
pedestrian hnks and locaticns for cycle
parking

€&  Lmted on-street parking within the
development, to provide for people with
dizabiliies, to facilitate some evening
amimaticn and to enable short stay pick up and
drop off



Masterplan Principle 5 - Enhanced green
space, biodiversity and historic environment.

Parameters relevant to this pnneciple

1 Retention, extension and enhancement of
Greyinars Green as a significant pubhe green
gpace, enhancing comrmunity safety, mformal
recreational usage, ecclogy and respecting the
Congervaticn Area setting

2 A site wide strategy for structured tree
planting and for enhanced biodiversity,
mcluding elements of greening along the ning
road

3 Careful attention to enhance the setiing of the
hsted railway station building

4 A ite wide gtrategy for aggessing the
archaeclogical significance of the site and for
responding to any significant archaeclogical
dizcoveries during the development process

Masterplan Principle 6 - Sustainable building

construction and management, limiting carbon

emissions.

Parameters relevant to this pnnciple

1 Mimimum performance standards for offices
(BREEAM Very Good) and for housing (Code 3
Sustamable Homes)

2 Sitewide energy strategy

3 Sitewide susteinable drainage (SUDS)
strategy

4 Site wide waste management (WRAF)
strategy

5 Conaiderate Constructors Scheme

Masterplan Principle 7 - A planned townscape
with high quality buildings, streets and spaces
achieving a disfinctive, safe and aftractive area.

Parameters relevant to this pninciple

1 The masterplan will propose urban design
mtentions for all streets, squares and spaces to
guide the achievement of local character and
1dentity remforced by appropriate siting, scale
and uses of iglated buildings

2 The masterplan will suggest masmng and
building heights for each plot, within the
congtraints shown on Diagram 3 (Height Limitg
Plan)

3 The masterplan will llugtrate a general
urban design mntent for each of the buldings
1t proposes, whilst allowing flexabihty for
wndrvidual architectural expression

4 The masterplan will mamtain a view of the
three gpires 1o e revealed within the view cone
shown by Diagram 3 (Height Limits Plan)

5 A hmated number of tall builldings, not
exceeding 110 m high, may be considered as
landmark elements within the masterplan

Masterplan Principle 8 - A managed
development process.

Parameters relevant to this pninciple:

1 The masterplan will include a development
(including infrastructure) phasing plan

2 A site wide management strategy will
be implemented to melude aozess and
community safety arrangements for the pubhe
use of private land
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Masterplan Principle Diagrams / f?-_?&p_‘/ ‘\ _
The following diagiams are intendad to be read alongside the ] N
Masterplan Principles Full s1ze diagrams can be found 1n the Appendix S 7t

of thig document : f .-

Diagram 1, Public Faalm Ameas
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Diagram 2, Develapmen! Zones Diagram 3, Heighi Limils Plan
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07

Urban Design Strategy

Existing Site - Aerial View

A ke ann of thie masterplan 1= to set out a stratedy for the site that will accommodats the
new recuiraments and mE of buldimg uses, whis assmnlatng the new development mto the
exsting oy contest

The follow ng diadgrams explam the utban desion sfrategy for the sie, maudmg the hisrarchy
of sirests and spaces, and the dispeeition of buld mg plots

TFlaase note that dagioms vi,e, and = eldar speedically o Magsplan 2
|Reler chapter 8 1o funther wlommatan|

Existing Site

The dagram above 128 sinphfied site lavout, dentifymg mam urkan blocks These are the
pleces of oy that are dafined atd separated by primary routes — not necessarly wehioular —
wiithin the city The Eng REoad and 1= mneoticns, and the rallway ars dentified as partioularly
mportant pleces of aiby mfrastuchire




Remeving the Junaion $ix rounduboul

The smgle most mnportant aspect of the Friargate masterplan 1= the removal of the largs rassd
rouncabont of uneoficn S This will fies up land to the north and south of the Rmng Foad,
anable the new layvout to areate a more gensrous conhnechon acroes the Rimng Road, and address

the balan ce hetwieen traffic and pedestrian movermsnt

Extending Greyfriars Green across the Ring Rood

Cnce Junchon S 1= raemced, Greyliars Gresn can be extended acroes the Rimng Road by
formmo a opesn deck which 1= possible as the Eing Boad B o a outtmndg as 1t passss across the
site. The esttent of bridging 1= limited by the clearanoe hewght required for wehicles avellimg
1 the FEmg Foad, but the area of bridgmedg 1= still substantial — around 105m, and will fommn a

substantial new prece of park
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Estoblishing o new pedesirion roule

The extenswon of Greyvirars Gresn, to fomm a drect connection actoss the BEing Road, enablesa
new pedesttian connection to be mads etween the rallway station and Greviriars Gresn, and
henos to the rest of the aiby cantre Thie routes will follow & alear "urkban edogs’ of esistimng and
new buldimos linmg the route and creating long wstas o hdp leobility and narigation

Identifying primory routes ond blocks

Having establehed a new key route from the station to Grevinars Green, 1F 12 mnportant to
putthiz m context with other key connecting o stratede routes These are not necessar 1y

vish olar routes, and often have a basiz m hetory, for exampls the route over the focthr idos
from Spencer Park and alcng Grosvenct Road, Warw ok Boad o Manor Eoad Thess primary
routes drids the ciby mto magor urkan blocks In the site ares, thess promary routes tend torn
ronchly north south, of radally towards the oy entre



	Friargate Masterplan 2 (Revised Outline) Dec 2010_Page_001
	Friargate Masterplan 2 (Revised Outline) Dec 2010_Page_002
	Friargate Masterplan 2 (Revised Outline) Dec 2010_Page_003
	Friargate Masterplan 2 (Revised Outline) Dec 2010_Page_004
	Friargate Masterplan 2 (Revised Outline) Dec 2010_Page_005
	Friargate Masterplan 2 (Revised Outline) Dec 2010_Page_006
	Friargate Masterplan 2 (Revised Outline) Dec 2010_Page_007
	Friargate Masterplan 2 (Revised Outline) Dec 2010_Page_008
	Friargate Masterplan 2 (Revised Outline) Dec 2010_Page_009
	Friargate Masterplan 2 (Revised Outline) Dec 2010_Page_010
	Friargate Masterplan 2 (Revised Outline) Dec 2010_Page_011
	Friargate Masterplan 2 (Revised Outline) Dec 2010_Page_012
	Friargate Masterplan 2 (Revised Outline) Dec 2010_Page_013
	Friargate Masterplan 2 (Revised Outline) Dec 2010_Page_014
	Friargate Masterplan 2 (Revised Outline) Dec 2010_Page_015
	Friargate Masterplan 2 (Revised Outline) Dec 2010_Page_016
	Friargate Masterplan 2 (Revised Outline) Dec 2010_Page_017
	Friargate Masterplan 2 (Revised Outline) Dec 2010_Page_018
	Friargate Masterplan 2 (Revised Outline) Dec 2010_Page_019
	Friargate Masterplan 2 (Revised Outline) Dec 2010_Page_020
	Friargate Masterplan 2 (Revised Outline) Dec 2010_Page_021
	Friargate Masterplan 2 (Revised Outline) Dec 2010_Page_022
	Friargate Masterplan 2 (Revised Outline) Dec 2010_Page_023
	Friargate Masterplan 2 (Revised Outline) Dec 2010_Page_024
	Friargate Masterplan 2 (Revised Outline) Dec 2010_Page_025
	Friargate Masterplan 2 (Revised Outline) Dec 2010_Page_026
	Friargate Masterplan 2 (Revised Outline) Dec 2010_Page_027
	Friargate Masterplan 2 (Revised Outline) Dec 2010_Page_028
	Friargate Masterplan 2 (Revised Outline) Dec 2010_Page_029
	Friargate Masterplan 2 (Revised Outline) Dec 2010_Page_030
	Friargate Masterplan 2 (Revised Outline) Dec 2010_Page_031
	Friargate Masterplan 2 (Revised Outline) Dec 2010_Page_032
	Friargate Masterplan 2 (Revised Outline) Dec 2010_Page_033
	Friargate Masterplan 2 (Revised Outline) Dec 2010_Page_034
	Friargate Masterplan 2 (Revised Outline) Dec 2010_Page_035
	Friargate Masterplan 2 (Revised Outline) Dec 2010_Page_036
	Friargate Masterplan 2 (Revised Outline) Dec 2010_Page_037
	Friargate Masterplan 2 (Revised Outline) Dec 2010_Page_038
	Friargate Masterplan 2 (Revised Outline) Dec 2010_Page_039
	Friargate Masterplan 2 (Revised Outline) Dec 2010_Page_040

