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Introduction

1.1. 
The Draft framework for the North West Quarter Part 2 area of Belfast City Centre constitutes proposed supplementary guidance to the Department for Social Development’s (DSD) Regeneration Policy Statement for Belfast City Centre (‘the RPS’), adopted by the Department in April 2004. It sets out further guidance on the proposed range, mix and location of uses for the North West Quarter Part 2 area of Belfast City Centre, to maximise the physical, social and economic regeneration of the area. The framework area is comprised of the neighbourhoods of Brown’s Square, Carrick Hill and Press/Library Quarters.

1.2 
DSD commissioned GVA Grimley in July 2004 to undertake the preparation of the North West Quarter Masterplan. The Masterplan has been prepared in two parts. The North West Quarter Part 1 Masterplan was adopted by DSD in August 2005 and sets out DSD’s vision for the proposed redevelopment of the CastleCourt shopping centre.

1.3
Initial conclusions on the regeneration of the North West quarter Part Two area were published by DSD in the ‘Baseline Issues Report’ in November 2006.   The ‘Baseline Issues Report’:

· set out the views put to G V A Grimley by stakeholders in the area;

· identified the key socio-economic issues facing the area; and, 

· provided a framework of potential actions and linkages to shape the eventual regeneration approach for the area.

1.4 
56 representations were received by DSD on the ‘Baseline Issues Report’. DSD and G V A Grimley have given careful consideration to these representations in preparing the Draft framework document. DSD’s response to the representations has been published on the DSD website. G V A Grimley has submitted to DSD its final report on the regeneration of the area.

1.5  
The work completed by G V A Grimley provides the basis for the Draft framework for the proposed ‘Northside Urban Village’. DSD proposes that the future regeneration of the North West Quarter Part Two area should be taken forward within the context of a Regeneration Framework rather than through a masterplan approach. DSD is of the view that a framework approach to regeneration better suits the needs of the area as it will provide for phased implementation over a number of years based upon market response to development opportunities and the availability of funding. 

1.6
The Draft framework (“the draft framework”) set out the Department’s proposed vision and concept plan for the regeneration of the Northside.  It also set out a number of Key Regeneration Principles to guide the future development of the area, as well as outlining the potential benefits that the implementation of the framework would bring.

Summary of Responses 

1.7 
A total of 29 consultation responses were received to the ‘draft framework’: 25 received by the close of the consultation period on 30 June 2008 and 4 after this date; with representation from the public, private, community and business sectors.  These responses covered a wide range of interests set out in the attached annex. 

1.8
The main issues raised and DSD’s conclusions in respect of these issues are set out below, categorised under the following headings:

· Key Regeneration Principles

· Belfast Central Library

· Housing

· Other Land Use/Mixed use Regeneration  

· Public Spaces

· Tourism & Culture

· Belfast Telegraph

· Independent Traders

· Transport

· Former Crumlin Road Gaol/Girdwood Barracks site

· Other Comments.

2.
Key Regeneration Principles

2.1
In the draft framework, the Department proposed that the future regeneration of the area should adhere to the following ‘Key Regeneration Principles’:

· improved connections from the city centre to the adjoining residential neighbourhoods in order to address blight and secure neutral space for all sections of the community in which to live, work, shop and enjoy leisure time;

· development proposals should address the range, mix and location of uses recommended by this draft framework in order to maximise the physical, social and sustainable economic regeneration of the area; 

· development proposals should respect the historic character of the area by reflecting the old street grid and the Victorian architecture; 

· social exclusion should be tacked through physical development addressing problems associated with disadvantage such as housing need, unemployment, ill-health, benefit dependency and educational under-achievement; and;

· development proposals should give regard to environmental sustainability in their design and use of materials for construction.

 
Summary of Responses

· Supportive of Regeneration Principles.

· Request for urban design and land use principles to be considered; public and private developers should have an obligation to provide public realm in their projects to contribute to an attractive urban village, environmental sustainability guidelines/targets should be set, active ground floor frontages should be considered in the Press/Library Quarter.  

· Key regeneration principles must be adhered to in their entirety to achieve the full regeneration potential of the area.

· Framework is needed to secure maximum integration into city centre core and address social and economic issues in the area.

· Regeneration principles cannot be realised until North West Quarter Part One Masterplan is implemented.

· The Regeneration Principles are incomplete. The North West Quarter Part One Masterplan development principles were clearer.

· Regeneration Principles should specifically encourage retention and re-use of historic fabric.

DSD Response

2.2
The consultation responses indicate that there is support for the regeneration principles set out in the draft framework. DSD is satisfied that the key regeneration principles for the Northside have been correctly identified.   The Department is not of the view that the North West Quarter Part 1 (NWQ1) masterplan must be implemented ahead of the Regeneration Framework for the Northside, as the two areas have distinctly different regeneration needs and there is no need to delay the implementation of the Northside Regeneration Framework to await implementation of the NWQ1 masterplan, which is dependent on the future redevelopment of the Castle Court Shopping Centre.

3. 
Belfast Central Library
3.1
The draft framework recognises Belfast Central Library as an important asset, both in term of its architectural significance as a fine civic building but also as an active public amenity that has considerable tourism/cultural potential. 


Summary of Responses

· Regeneration of Central Library is key to area.  Aim to maximize arts and cultural or tourism uses of the building, and extending library development to adjoining sites.  Possibility of housing other cultural uses e.g. art gallery. Catalyst for other development in the area.

· Library set firmly in tourism, culture and cultural economy context. Significant collections contained on site are not as accessible as they could be due to physical limitations of the site.  

· Public space between Library and Belfast Telegraph building very important.

· Central Library could bring together cultural, educational, arts, tourism and even creative industries.

· Central Library should be further developed as tourism/educational facility.

DSD Response 

3.2
The consultation responses endorse DSD’s assessment of Belfast Central Library as a fine civic building and a potential cultural facility and tourist attraction.  DSD would be supportive of any future development of the library that would maximise this potential.

4.
Housing

4.1
The draft framework identifies opportunities for developing over 800 new residential units across the Northside. The Press/Library Quarter is identified as an area for urban living, and it is also noted that there is a possibility to convert some of the smaller warehouses in the area to loft style apartments.   Brown’s Square and Carrick Hill are identified as part of a walkable neighbourhood that has good access to the core of city centre.  The focus in this area should be on developing new build mixed tenure housing and there is potential for higher density built form than currently exists.   The importance of good design of all new residential development is highlighted in the draft framework, and it is noted that there is scope for a range of residential units from studios to family housing.


Summary of Responses

· Increase in living accommodation will preserve and enhance vitality of Press/Library Quarter.  

·  Prevention of sectarian housing is desirable.  Housing should be attractive to those wanting to live in city centre.

· Every effort should be made to avoid territoriality in the new housing areas.

· Further consideration should be given to the two segregated communities to the west of the plan area, as a good relations issue.

· Press/Library Quarter Residential provision should be private sector only to maintain city centre character and neutrality.

· Any new social housing development should be promoted as a ‘shared future’ development and applications welcomed form all sections of the community.  Given the community segregation in Brown’s Square & Carrick Hill, this initiative should be targeted at the Press/Library Quarter.
· Area should not be dominated by student accommodation.

· Replacement of older housing stock with new housing could provide better social housing for young families in the area and brighten up the rundown streets of Brown/Boyd Street and the front of Peter’s Hill.
· Support expressed for the objectives outlined in the Framework and in particular the aspiration that any residential development should include a minimum of 20% social and affordable housing.

· The proposals exclude inner city communities by ring fencing them with high rise apartments and calling it “Living on the Edge”.  This constitutes an   insult to the 58% of Families who make up the housing waiting list for Nationalists in North Belfast. The community has historically been denied use of the city centre and won’t accept “Living on the edge” status.

· Disputes the number of residential units stating that 1000 high rise apartments (1 and 2 bed) have been offered for the Carrick Hill area alone. No provision for families. No provision for children or elderly in relation to leisure/recreational facilities.

· Opportunity exists to introduce student accommodation.

· New housing should complement existing provision.
· Apartment developments should have active ground floor frontages.

· Agrees with residential provision on mixed tenure basis.

· Social and affordable housing should be pepper-potted throughout Northside area.

· Welcome proposals on mixed tenure accommodation and mixed use development in the area to support social and economic regeneration. 

· Gentrification of area can have negative impact.  Affordable housing should be more accessible.

· 75% of affordable/social units should be social housing.

· Final document should contain definition of ‘affordable housing’

DSD Response

4.2
The consultation responses indicate that there is support for further residential accommodation across the Northside, including affordable and social housing, as well as private housing.  DSD endorses the view put forward by the draft framework that mixed tenure housing is desirable in the Northside in order to ensure neutrality of this part of the city centre in order to attract private sector investment. DSD is also of the view that further residential development should be sensitive to the views and needs of all residents and comply with DSD’s and the NIHE’s social/ family housing policies and the (DOE) Planning Services’ planning policy for the city centre as expressed in the Draft Belfast Metropolitan Plan (BMAP). DSD has given further consideration to housing issues in the area in the Equality Impact Assessment which accompanies this document.
5. 
Other Land Use/Mixed use Regeneration

5.1
In addition to residential accommodation, the draft framework sets out the other potential land uses appropriate for the Northside, including office/business uses, retail/leisure/ restaurant uses and educational uses.   The draft framework also recognises that there is scope for tourism, culture and arts development and public open spaces.


Summary of Responses

· Study area should included Irish News building on Donegall Street. 

· Sensitive treatment needed for redevelopment of key buildings and construction of new buildings.  

· Early improvement in North Street environmental quality would improve retail there. 

· Support for Office/Business/Retail/Leisure/Restaurant/Educational uses proposed, but concerned about where the labour force will be drawn from as there are abundant young people in the area who may lack training in some of the areas, therefore it is essential that proper training programmes are set up to meet the needs of these proposed developments.

· 99.9% of land has been bought up by private developers and speculators who don’t have the needs/interests of communities on their agendas.

· The promotion of creative industries in the area would be strongly supported.

· Create a cluster of creative industries, particularly creative industry /technology, by collaborative and practical initiatives.

· Promoting retail/ office use in the area is contrary to Draft BMAP proposals.

· Delivery of the North West Quarter Part 1 masterplan is key to the regeneration of the whole area.

· Integration of NWQ1/NWQ2 needs to be addressed.

· Non-development of NWQ1 would have detrimental impact on whole area.

· ‘Living over the Shops’ would be an appropriate initiative for the area.

· Café society could be further developed to complement existing uses.

· Supportive of evening economy but this should not be based solely on alcohol/fast food outlets

· Living over the Shops’ would be an appropriate initiative for the area.

· DSD should raise awareness of creative quarters.
· Welcomes sustainable economic regeneration of the area.

· Light industry uses should be retained in the area to retain sustainable employment.

· Welcomes Brownfield development.

· Welcomes conversion of warehouses for employment uses including for the creative industries.

· Urban village should encompass shared and neutral space for a mix of uses.

· Potential developers should pay due regard and attention to; public toilet provision, waste disposal and collection mechanisms, both street recycling bins and litter provision in the areas.

· Potential developers should pay due regard and attention to a number of unlicensed sex shops in the NWQ1 area, which may have a detrimental impact upon any development undertaken.

· The Framework should identify development opportunity sites within the area and provide further key site requirements in order to promote and give certainty to any potential developer/investor.

· Clarification on what is proposed at the gateway junction of Divis Street/Westlink.

· Opportunity exists in the Melbourne Street area to create an attractive space and/or buildings, for additional recreational/community activities.

· Disagree with proscriptive statement on building height.  Necessity to provide for gateways/special cases/significant buildings.

· Broadly supports urban design analysis and concept plan.

· Potential to create a number of focal points within the area.

· Blend masterplan proposals with existing Cathedral Quarter.

· Taller buildings could be considered providing they do not obscure historic facades and provide better value for money solutions.

· Winetavern Street and Smithfield Square must also be addressed.

· Promote mixed use development to ensure employment opportunities for local community, giving consideration to skills and specific needs of certain groups e.g. long term unemployed.

· Urban Design recommendations including those on building height should not be proscriptive.
· Character and style of area should be maintained.

· Evening economy in the area is strong and could be further linked to Cathedral Quarter.

· Supportive of height restriction as this has a positive regeneration effect.

· An opportunity exists to open up the Belfast Metropolitan College site and connect it to the surrounding area.

· Higher education led regeneration opportunities should be explored through Belfast Metropolitan College /University of Ulster.

DSD Response

5.2
The consultation responses indicate that there is support for a mix of uses in the area, as identified in the draft framework.  DSD endorses the view that high quality mixed-use development is required to be part of the regeneration approach for the area in order to attract private investment. DSD is of the view that the proposals in the draft framework provide a broad context for regeneration of the Northside which addresses may of the issues raised in relation to other land use/mixed-use regeneration.  

6.
Public Spaces

6.1
The draft framework proposes public realm improvement measures along main streets and at gateways/junctions, and proposes a new public space/square at the junction of Library Street/Little Donegall Street.  It also recognises that all new development must aim to enhance the public realm.  


Summary of Responses

· An assessment of the need for open space within the city centre is needed. Public space has to be created and managed in a sustainable way to ensure a well used asset for the wider area.  Significant value/progress, in terms of regeneration, could be made by investing in facilities which already exist namely the Carrick Hill/Brown’s Square playgrounds.

· It is essential that the associated uses proposed for the public space in the centre of the area would need to relate to the area to ensure that this area doesn’t become redundant/derelict space after hours.

· High Quality open space possible on Little Donegall Street, and new route from rear of Library to North Street to improve flow.

· Publicly owned spaces should be developed to meet cultural and educational needs of adjacent community.

· Public spaces should be developed to enhance physical and mental health.

· Vegetation should be used in streetscaping to improve air quality.

· Area around Cathedral Gardens, as a large open urban space, has potential to act as a major gateway to Northside and city centre.

· The development of open urban space at core of the area is subject to rationalization of servicing activity by Belfast Telegraph. 

· Public Realm project should extend to Royal Avenue to underpin retail offer.

· The quality of public realm materials is important


DSD response

6.2
The consultation responses broadly endorse DSD’s approach to public realm as set out in the draft framework and the Department’s Public Realm Strategy for Belfast City Centre and recognise the importance of high quality public realm in city centre regeneration. DSD is of the view that the proposals in the draft framework provide a broad context for regeneration of the Northside which addresses may of the issues raised in relation to public realm.  
7.
Tourism & Culture

7.1 
The draft framework has identified that the potential for tourism, culture and arts development within the area should be exploited, particularly in relation to maximising the potential of Belfast Central Library.


Summary of Responses

· The area has great tourism potential.

· Tourist trail in the area should be developed.

· Central Library is key to tourism development - tourism potential of the area must be realised.

DSD Response  

7.2
DSD appreciates the cultural significance and the historical importance of the Northside, and is supportive of cultural uses and the development of tourism in the area, particularly in relation to Belfast Central Library.  The concept of a heritage/ tourist trail, to stimulate increased footfall in the area and link it with the historically important Crumlin Road Gaol site, will be further emphasised in the final version of the Framework.  

8.
Belfast Telegraph

8.1
The draft framework states that the Belfast Telegraph/Press on the northern edge of Royal Avenue the Telegraph building (office) is a fine Victorian building. Associated with this is the printing press that has become a landmark.  

Summary of Responses

· Belfast Telegraph site should be recognised as a potential catalytic project.

· Area round Royal Avenue/York Street/ Donegall Street intersection should be considered a ‘gateway’ site. Telegraph site should be recognised as a ‘landmark’

DSD Response

8.2
The draft framework recognises the landmark qualities of the Belfast Telegraph’s printing press building, but also appreciates the regeneration potential of the site. 

9.
Independent Traders

9.1
The draft framework recognises that retail and other commercial uses are appropriate for the Northside.


Summary of Responses

· Opportunities to support social enterprises and independent traders should be explored.

· Request that priority is given to the promotion and development of independent retail within North Street.

 
DSD Response
9.2
The draft framework recognises the importance of the independent retail sector (including social enterprises) in the Northside and is keen to see this sector thrive and expand in the context of the overall development envisaged in the framework. 

10.
Transport

10.1
The draft framework identifies issues around access and movement in the area.  It states that certain routes, such as Millfield and Carrick Hill, act as negative barriers, while other positive aspects, such as the grid pattern of streets in the Press/Library Quarter, create a strong sense of place.  The Northside has been identified as a ‘walkable neighbourhood’ that has very good access to the core of the city centre.


Summary of Responses
· Provision should be made to facilitate the future inevitable growth in public transport.

· All roads users will be given equal consideration.

· Millfield/Carrick hill is a barrier.

· Millfield and Carrick Hill are main traffic Routes and form part of the City Centre Ring. One of the key concepts of the BMTP 2015 is the transformation of the function of the ring road into an orbital boulevard or civic ring; this envisages modifying the route so that it is more appropriate to the streetscape of a central urban area and does not form a barrier between the core of the city centre and surrounding areas.

· Priority for busses and taxis should be considered as part of the overall review. 

· Key routes for busses are likely to be Royal Ave, North St and Castle St.

· Proposals to redevelop existing surface level car parks would require further discussion with Roads Service.

· Higher intensity of housing may lead to more traffic (pedestrian and vehicular) which may need to be addressed through transport modelling.

· The use of the term “walkable neighbourhood” infers a reduced level of parking and parking provision will be subject to BMSP Tran 4 Standards.

· Due account needs to be taken of residents, servicing and loading in all area and proposals should be discussed with Roads Service at an early stage.

· Paragraphs 49/64 are compatible with BMTP and Arup’s commission.

· BMTP does not identify the need for additional bridges across the Westlink and any need would have to be clearly demonstrated and security issues considered before such a proposal could be taken forward.

· Clarification on the message the gateway is meant to portray and would strongly discourage the use of archways over the public highway.
· Traditional bituminous materials are required on main traffic routes.

· There appears to be no commitment to encouraging alternatives to the car, such as public transport. At this stage it would be preferable to give a commitment to supporting public transport.  
· The high levels of community severance at Millfield and Carrick Hill due to the high capacity and over designed road system must be recognised and addressed as a priority.

· Public transport improvements needed.

· Pedestrians and cyclists should be given higher priority when developing or maintaining streets or roads.

· Urban design should promote safety and reduce fear of crime.

· Develop walkable neighbourhood concept for heath benefits.

· Welcome proposals to develop walkable neighbourhoods in cities.


DSD Response

10.2
DSD recognises that all transportation issues should comply with the BMTP, and that any development of the roads infrastructure in the area will be undertaken in consultation with DRD Roads Service. DSD is of the view that the transportation proposals in the draft framework provide a broad context for the regeneration of the Northside.
11.
 Former Crumlin Road Gaol/Girdwood Barracks Site

11.1
The draft framework outlines DSD’s commitment to take forward implementation of the plan having regard to the proposals set out in the Draft Masterplan for the former Crumlin Road Gaol/Girdwood Military barracks.


Summary of Responses

· The plan should promote and strengthen the linkages along the historic corridor from the Cathedral Quarter up to the Crumlin road Gaol/Girdwood Barracks.    

· Overall potential of wider area to be considered including University of Ulster & Crumlin Road Gaol.

DSD Response

11.2
DSD recognises the wider regeneration opportunity for the city through linkages between the Northside and the draft proposals for the development of the strategically important site at the former Crumlin Road Gaol and Girdwood. As indicated previously, the concept of a heritage/tourist trail, to stimulate increased footfall in the Northside and link it with the historically important Gaol site, will be further emphasised in the final version of the Framework.

12.
Other Comments

12.1
Other comments on the proposals set out in the draft framework.
· Existing businesses in the area should be given financial support, such as urban Development Grant or rate relief, to improve their businesses.

· DSD must make commitment to Grant Aid for the area as a matter of priority.

DSD Response

12.2
The Department will consider the use of all its statutory powers (including the provision of Urban Development Grant, where appropriate) to ensure that the future regeneration of the Northside Urban Village takes place in line with the concepts expressed in the Regeneration Framework. 


Other Comments continued

· Reference should be made to market change.

· Timescale needs careful consideration.

· Regeneration approach should facilitate creativity and innovation to respond to specific site and market conditions.

· Area should be developed by one consortium of developers.

DSD Response

12.3
Implementation of the final adopted framework is subject to market response, available funding, economic appraisal and satisfactory completion of all statutory requirements.

Other Comments continued

· Does not agree with ‘Northside Urban Village’ designation. 

DSD Response

12.4
DSD is content that this is an appropriate branding/designation for the area.

Other Comments continued
· Lack of consultation with property owners/traders in area.

DSD Response

12.5
The Department has conducted inclusive and well publicised consultations at all stages of the process.

Other Comments continued

· Possibilities of ‘Planning gain’ should be considered in relation to Brown’s Square and Carrick Hill.

· DOE Planning Service should take into consideration the recommendations in the Framework when considering planning applications in the area, particularly in relation to building height, open space, environmental quality.

DSD Response

12.6
DSD is of the view that these issues relate to the responsibilities of DOE Planning Service and will bring them to the attention of Planning Service.

Other Comments continued
· Residents associations should be considered to ensure community integration.

· Create a sustainable community to enhance social interaction.

· Underlines importance of population-led regeneration and continued growth of city centre to help transform Belfast into a premier European City.

· Supportive of community engagement in delivering all aspects of the draft framework
· Encourages joined up approach with other masterplan projects.
· Supportive of Laganside approach to regeneration rather than framework approach.

· Development leadership is vital.

DSD Response

12.7
The Department is fully committed to further community dialogue in relation to the implementation of the final Regeneration Framework for the Northside Urban Village, to ensure the regeneration benefits highlighted in the framework are fully realised for the betterment of all stakeholders who work and live in the Northside.  











ANNEX

REPRESENTATIONS RECEIVED BY 30 JUNE 2008

1. Bannons Home Furnishings

2. Barnabas Ventures

3. Belfast City Centre Management/Belfast Chamber of Trade & Commerce 

4. Belfast City Council

5. Belfast Education and Library Board

6. Belfast Healthy Cities

7. Belfast Telegraph represented by FM Planning

8. Carrick Hill Residents Association

9. Clanmil Housing Association

10. Community Relations Council

11. DRD Roads Service

12. Greer (D), Brown Street Resident

13. Institute of Public Health in Ireland

14. Invest NI for Minister for Enterprise, Trade and Investment

15. North Belfast Partnership Board

16. North West City Centre Regeneration Committee represented by Urban and Rural Planning Associates

17. Northern Ireland Housing Executive

18. Oxfam Ireland

19. Southern Education and Library Board

20. Stephen Street/Kent Street residents

21. Straben Developments Ltd represented by FM Planning

22. Strategic Investment Board

23. Ulster Architectural Heritage Society

24. West Belfast Partnership Board

25. Westfield Shoppingtowns Ltd represented by Turley Associates

REPRESENTATIONS RECEIVED AFTER 30 JUNE 2008

1. Committee on the Administration of Justice

2. Democratic Unionist Party

3. Department of Culture Arts and Leisure

4. Urban Innovations

