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1.
INTRODUCTION

The redevelopment of the large derelict area facing onto Queen’s Parade in Bangor has been the subject of intense interest among elected representatives and the community in North Down for almost two decades.  The efforts to bring forward a redevelopment scheme in this area have been affected by difficulties, delays and significant levels of controversy for most of that time.

It is against that context that the Department for Social Development have, over the past 18 months, sought to bring forward a revised development proposal for the site.  As part of this process, the Department organised a public consultation exercise in Bangor during June and July 2009.  The purpose of this document is to provide a report of the results of that consultation process.
The report contains six main sections as follows.

· Information on the background to the regeneration of the Queen’s Parade site which summarises the main events of the past 10 years or so.  It is hoped that this section will provide readers with an understanding of the various proposals which have been brought forward and the difficulties that have arisen.
· Information on the development brief which was issued by the Department in 2008.  It was this brief which lead to the current proposals being brought forward.

· Information on the current scheme proposed by the developers, which they have named ‘Marine Gardens’.

· A description of the consultation process which was organised by the Department.

· A summary of the responses which were received by the Department.

· Details of the comments which were received by the Department and the Department’s reactions and responses to those comments.

2.
BACKGROUND TO THE REGENERATION OF QUEEN’S PARADE
North Down Borough Council (NDBC) has been actively involved in managing the development of the Queen’s Parade site since the mid 1990s.  The Queen’s Parade site occupies a strategic position overlooking the Marina and fronting onto one of the main roads within the town.  The majority of the site appears derelict and visually unattractive.  NDBC secured outline planning permission for the site on 28 January 1999, which included a theatre, hotel, tourism information centre, restaurant, bars, shops and car park.  
In 2002, North Down Borough Council issued a development brief in respect of the lands which it owned at Queen’s Parade and ran an open competition to select a developer for the site.  Later that year, the Council appointed Karl Greenfarm Limited (the developer) as the preferred developer to deliver a leisure based regeneration scheme on the site and signed a Development Agreement with Karl Greenfarm Limited in April 2003.
During 2003, the developer identified an opportunity to acquire to acquire additional property around the land at Queen’s Parade which was owned by the Council site.  The developer believed that combining this additional property with the Council’s land would allow a larger and more successful scheme.  As a result of the developer’s acquisition of additional land, proposals for a new larger retail-led scheme emerged during 2003 and planning permission for this scheme was granted by the Planning Appeals Commission on 27 April 2005.  This revised scheme was endorsed by North Down Borough Council.

In January 2004, Karl Greenfarm Limited, with the backing of North Down Borough Council, approached the Department for Social Development seeking its support for the new retail-led scheme.  The developer approached DSD as it seemed that the Department’s powers under the Planning (Northern Ireland) Order 1991 might be required to extinguish rights of way, to complete the assembly of the site needed for the scheme by facilitating the transfer of the Vennel car park which was, at that time, owned the Department for Regional Development and clear the title to the site of archaic covenants and other encumbrances.
In order to help it determine whether it should support the proposed scheme, the Department appointed the RPS Group, a firm of external consultants, to carry out a review of it.  In a report presented to the Department in early 2005, the consultants concluded that, although it was larger than the proposal which had originally been accepted by North Down Borough Council in response to the development brief, the proposed scheme represented a limited approach to regeneration.  In particular, the consultants highlighted that without a link to the existing retail core on Main Street the proposed scheme was unlikely to be viable.  They also concluded that the scheme was unlikely to be an attractive retail location in its own right and that it would do little to add to the attractiveness of Bangor’s retail centre or increase the town centre’s ability to attract back the expenditure which was being lost to other retail locations.  The consultants recommended that a much larger scheme would be required to deliver the regenerative impact which Bangor required.  
On the basis of the consultants’ report, the Department concluded that it was unable to support the scheme proposed Karl Greenfarm Limited at that time.

During 2005 and 2006, Karl Greenfarm Limited continued to work on bringing together a larger scheme which would address the issues identified in the RPS report.  During 2006, they presented the Department with a proposal for a larger scheme based around a covered shopping Mall incorporating a large Department store.  The scheme also included a proposal for Winter Gardens along the waterfront.

On 7 September 2006, officials presented this new proposal to an open public meeting in Bangor.  Intense opposition to the scheme was voiced at the public meeting and in the local press in the subsequent weeks.  The developer has since withdrawn this proposal.  
In an effort to identify a way forward for the site, in March 2007 the Department engaged another set of consultants – GVA Grimley, a specialist firm of planning and urban regeneration advisers – to consider the various proposals that had been brought forward and work out options for the site.  In their report, which was delivered to the Department in February 2008, the consultants agreed with the RPS conclusion that a large scale retail-led scheme would be necessary to achieve the scale of regenerative benefits which were needed in Bangor.  The consultants also concluded that any scheme on the site should include underground and surface level parking, seek to create better connections between Main Street and Queen’s Parade and deliver improved public realm along Queen’s Parade. 

The GVA Grimley report also considered two main options for the development of the site – a covered shopping mall and an open streetscape design.  Although there were difficulties with both options, the consultants considered that an open streetscape design was preferable in terms of delivering improved connections between Main Street and Queen’s Parade and better public realm.  However, the Department and the developers were unable to agree a way forward on either of these options and they were not developed further or progressed to consultation.

3.
THE DEPARTMENT’S DEVELOPMENT BRIEF
During 2006 the Department for Regional Development declared the small car park at the Vennel, which is right in the centre of the proposed development site, to be surplus to its requirements.  DSD acquired this site from DRD on 30 March 2007.

Having acquired this area of land, the Department decided to issue a development brief for the site.  Development briefs are the mechanism which the Department uses to sell land to be developed in ways which are compatible with the Department’s regeneration objectives for the town or area.

When preparing the development brief, the Department took account of the comments which had been made during earlier public consultations and the conclusions and recommendations of the independent reports prepared by the RPS Group and GVA Grimley.

The Department issued the development brief on 1 June 2008 to Karl Greenfarm Limited.  The brief related to the area designated in the draft Belfast Metropolitan Area Plan as development opportunity site BR44.  This area incorporated the Vennel car park and the land which had been the subject of the North Down Borough Council brief in 2002.  The development brief indicated that development proposals

‘need not be constrained solely to the site if the developer has acquired other lands or can demonstrate to the satisfaction of the Department that additional land is required in order to deliver a suitable regeneration scheme which is within the public interest.’
The Department’s requirements for the development of the site were detailed in the development brief as follows.

· Development on the site must deliver sufficient car parking spaces to cater for the scheme and to continue to support the parking strategy of the Roads Service within the town centre of Bangor. To this end, Roads Service will set the requirement based on the proposed scheme as part of their consideration of the Traffic Impact Assessment.

· Development on the site must include a mix of elements.  The developer will be expected to demonstrate the level of demand for the allocation of the floor space as proposed in the development.

· Any retail offer should complement the existing and other proposed retail provision in the town centre.  While the Department does not wish to prevent competition, it would seek to support development which is not detrimental to existing business interests in the town.

· The Department does not intend to prescribe the amount of floorspace to be created within a scheme on this site as this should remain subject to any regeneration potential, retail and leisure capacity assessments.

· Development on the site must be outward facing and present high quality frontages with active uses at ground level.  Inactive frontage and service areas should be minimal and designed in such a way as to reduce their visual impact on the scheme.

· The Department does not provide prescriptive design guidance as part of this brief in order to allow the prospective developer scope for exciting and innovative architecture and urban design.  However, a high quality of design will be required to ensure that proposed development is properly integrated into the urban fabric of Bangor town centre and into the designated Area of Townscape Character.  In particular, the Department will wish to ensure that any development on the site provides an attractive aspect from Queen’s Parade and Main Street.  Consideration should also be given to the rear of the scheme.

· The developer will be responsible for the provision and on-going management and maintenance of any public realm and open space to be created as part of the agreed scheme.  Any works proposed and materials to be used on the publicly adopted highway must be agreed with DRD Roads Service and DOE Planning Service.  
· Development on the site must provide maximum accessibility for pedestrians and enhance current pedestrian access into and across the site.

· Development on the site must have full regard to the requirements of persons with disabilities and other groups with mobility difficulties.

· The developer will be responsible for identifying and relocating any existing services and the provision of any new services required for the development.
· No archaeological investigations have taken place.  The prospective developer will be expected to set out his proposals for dealing with the archaeological potential of the site if required to do so.
The development brief was issued to Karl Greenfarm only in the first instance.  This was because the Department recognised that the developers were the majority landholder in the immediate area and that they had acquired additional properties adjacent to the development site on Queen’s Parade, King Street and Main Street.  The Department also considered that it could not ignore the fact that Karl Greenfarm Ltd had been appointed as preferred developer by North Down Borough Council.  However, in the development brief, the Department explicitly retains the right to release the brief to the open market should the developers not present an acceptable scheme.
4.
THE MARINE GARDENS DEVELOPMENT SCHEME
Karl Greenfarm Ltd responded to the development brief on 12 December 2008 with a proposal for a scheme which they named ‘Marine Gardens’.

The proposed scheme would involve combining the development site with other properties extending to approximately 1.85 hectares adjacent to it, including the Queen’s Parade car park along the water front.  The main part of the proposed development area is bounded by Main Street, King Street, Southwell Road and Queen’s Parade.  On this combined site, the Developers propose to develop a mixed use scheme.  The completed scheme may include up to:

· up to 380,000 ft2 of retail floor space with mix of retail units likely to meet the requirements of high quality retailers;
· up to 39,000 ft2 restaurant development;
· up to 110,000 ft2 of office accommodation;
· approximately 212 residential units;
· an hotel with up to 150 beds of at least 3* standard;
· a 16,500 ft2 community facility; and
· a combination of underground and multi-storey parking for up to 750 cars.
The total value of the proposed scheme is estimated at £120 million.
DSD Review of the Developers’ Proposals
The Department set out a number of conditions that must be achieved prior to DSD making a decision on whether DSD should formally support the scheme:

1.
The Department must be satisfied that the scheme meets the criteria and requirements set out in the Development Brief.  The factors or criteria which form part of the assessment are as follows.
(a)
Compatibility with the Regeneration of Bangor Town Centre, including the Department’s regeneration objectives – see Appendix A to this report.
(b)
Compatibility with the aims, principles and fundamental requirements of the development brief.  

(c)
The contribution of the development towards New Targeting Social Need (New TSN) and potential equality benefits.

(d)
Quality of design.  This factor includes the aesthetic quality of the architecture, the way that the proposed development fits into the site and its context within Bangor town centre and the proposed solutions for pedestrian and vehicular access as well as servicing.

(e)
Suitability of use in terms of the individual site, the site’s context in relation to other development opportunity sites and the needs of Bangor town centre as a whole.

(f)
Conformity with current planning policy and the prospects of securing planning permission.

(g)
Deliverability.
(h)
The experience, skills, resources, track record and ability to deliver of the developer and the proposed professional team.

(i)
Car parking.

(j)
Financial viability and economic sustainability of the proposed scheme.

(k)
Financial bid in relation to the Vennel site value, public realm enhancements and road enhancements and social/affordable housing elements.

In order to assist with this assessment the Department established a review panel of representatives from DSD, the Department for Regional Development’s Roads Service, the Regional Projects Team in the Department of the Environment’s Planning Service and North Down Borough Council to consider the developers’ response to the development brief.  During this process a number of changes were identified by the Review Panel and these were incorporated into the proposed scheme.
The panel determined that the proposed scheme does meet the requirements of the Development Brief, is capable of securing planning permission and is deliverable subject to the developer:

· Being able to assemble the site; and
· Being able to develop workable traffic and parking solutions.
2.
The developers must pass Financial Due Diligence to establish that they are a suitable development partner for the Department.
The Department has appointed FGS McClure Watters, a firm of accountants based in Belfast, to undertake this work.  Although the work is well advanced, the final report had not been received by the Department as of the date of publication of this report.  However, no cause for concern has been identified by the accountants up to this point and no problems are anticipated.
3.
North Down Borough Council must endorse the scheme.  The Council has a development agreement in place with Karl Greenfarm Ltd which requires the Council to agree any revisions to the scheme covered by the agreement.  Therefore, unless the Council endorsed the ‘Marine Garden’s proposal, the Department would be unable to progress any further with it.
The Marine Gardens proposal, as amended to reflect the Review Panel’s requests, was presented to North Down Borough Council on 14 May 2009 for consideration.  The council formally endorsed the proposal by a majority of 19:1 with one abstention on 27 May 2009.
4.
The proposal must be acceptable to the local community.  The purpose of the consultation exercise was to establish whether the scheme would be locally acceptable.
Note on the Planning process
It should be clearly understood that, while the Planning Service has been involved in the assessment of the Marine Gardens proposal, the process to determine whether the Department for Social Development should support the Marine Gardens scheme is entirely separate from the planning process.  Any decision by the Department to support the proposed scheme would not indicate that planning permission would be granted by the Department of the Environment.
The Planning Service has determined that Marine Gardens is a scheme of strategic importance.  Developers of schemes classified as of strategic importance are encouraged by the Planning Service to enter into Pre Application Discussions (PAD) with the Planning Service to identify and take remedial action to address planning issues prior to submitting a full planning application.  This system is considered to be more efficient and the Planning Service has a target to make a planning decision within 6 months of satisfactory completion of the PAD process.  The developer has taken up this offer and is currently in Pre Application Discussions with the Planning Service.
5.
THE PUBLIC CONSULTATION PROCESS
Purpose of the consultation
One of the regeneration objectives set for Bangor by the Department is “to promote and facilitate deliverable and commercially successful development schemes in Bangor town centre”.  As part of this, the Department requires that “Developments must be acceptable to the community and political representatives in Bangor and elsewhere”.
The purpose of the public consultation exercise organised by the Department in Bangor during June and July 2009 was to determine whether the proposed scheme is acceptable to the community.
Public exhibition
Following North Down Borough Council’s endorsement of the proposed scheme on 27 May, the Department initiated a period of public consultation.
A public exhibition of the development proposals was launched on 10 June 2009 by Margaret Ritchie, Minister for Social Development.  The exhibition included major concept displays boards outlining the content of the proposed scheme.  Details of the exhibition were published in the local press and on the DSD Internet site.
Initially, the Department planned to run the exhibition from 10 June to 26 June.  This was based on experience of other consultation exercises on similar schemes where two weeks have proven to be sufficient.  However, the level of interest in the consultation in Bangor was exceptionally high and the Department extended the consultation period for a further four weeks to 24 July 2009.

The exhibition opened in the vacant Woolworth’s building on Main Street in Bangor on 10 June 2009 and remained there until 26 June 2009.  The exhibition was manned throughout this period by DSD staff.  The exhibition was open to the public between the hours of 10.00 am and 5.00pm Monday to Friday.  It was also open on the afternoons of Sunday 14 June and Sunday 21 June 2009 and until 8.30pm on Thursday 24 June.  Members of the public visiting the exhibition were encouraged to complete short comment sheets on the schemes.

The exhibition then went on display in Bangor Carnegie Library, the busiest library in Northern Ireland, until 24 July 2009 and was open to members of the public during the normal opening hours of the library.  
In addition to the public exhibition, details of the proposed schemes were posted on the DSD website.  An on-line comment sheet was available for completion by visitors to the website.  

The nominal closing date for the submission of comment sheets to the Department was set for Friday 24 July 2009.  However, the Department has also taken into account any comments and correspondence received up to the beginning of September 2009.
Meetings with and presentations to local organisations

As part of the consultation process, staff from the Department held meetings to discuss the development plans with:

· the Methodist Church;

· the YMCA;

· the Harbour Ward Community Association;

· Lady Sylvia Hermon MP; and

· representatives of For A Better Bangor (FABB)

 DSD staff have also spoken to a number of the residents that currently live in or close to the development site.
Independently of the Department, Karl Greenfarm Ltd also made presentations on their proposals and held meetings at the request of the following local groups:

· Bangor Town Centre Management


24 June 2009
· Bangor Chamber of Commerce



20 May 2009
· Bangor Harbour Ward Community Association
28 June 2009
6.
SUMMARY OF RESPONSES
This proved to be a highly successful public consultation event in terms of participation by members of the public.  There were exceptional high numbers of visitors to the exhibition and responses to the Department’s Regional Development Office.  The extremely high level of interest in the consultation is demonstrated by the fact that over 2,715 leaflets issued to visitors to the exhibition, there were 2,642 hits to the Department’s website to view the plans and 692 written responses were received.
This section details the responses to the consultation process and the concerns that were raised by the respondents.  The analysis was carried out by the Department’s Statistics and Research Branch.  The information provided is as follows.

· Summary of the number of leaflets and the number of times that the artist’s impression of the plans and the public comment sheet were downloaded from the DSD website during the public consultations.  

· Summary of the responses submitted on the scheme

· Summary of the issues raises by the respondents, including details of the number of people concerned with the particular issue

Summary of the numbers of downloads and leaflets issued.

Table 1 summarises the number of times that the public comment sheet and artist’s impression of the design were downloaded from the DSD website during the period of consultation (10 June to 24 July 2009). 

The numbers of leaflets that were issued throughout the consultation are also detailed on table 1.

Table 1: Marine Gardens Consultation downloads and leaflets issued

	
	Number

	Total number of consultation leaflets issued
	2,715

	Number of comment sheet downloads from DSD website
	307

	Number of artist’s impression downloads from DSD website
	2,642

	Total responses to public consultation
	692


Summary of the responses to the Marine Gardens Scheme
Table 2 summarises the responses that were submitted on the scheme during the consultation period.

Table 2: Marine Gardens Responses
	
	Number
	%

	Total responses to public consultation
	692
	

	Responses that were generally positive
	310
	45%

	Responses that were generally negative
	276
	40%

	Responses that were neither positive nor negative
	106
	15%


Summary of the issues raised by the respondents
The issues that were raised on the Marine Gardens Development can be categorised under the following headings:

· Development Design

· Parking

· Traffic

· Multi Use Arts Centre

· Leisure Facilities

· Future of the YMCA

· Impact on Bangor’s Heritage

· Impact on the Methodist Church.

Breakdowns on the numbers of people that commented on a number of issues are detailed in the tables below. 

Full details of the consultation comments and the Departments response to them are provided in Section 7.

Table 3:
Responses made on the Design of the Development

	
	Number
	%

	Total responses to public consultation
	692
	

	Responses that were positive
	277
	40%

	Responses that were negative
	282
	41%

	Responses that made no comment
	133
	19%


Table 4:
Responses made on the impact of the Development on parking in Bangor

	
	Number
	%

	Total responses to public consultation
	692
	

	Responses that were positive
	63
	9%

	Responses that were negative
	168
	24%

	Responses that made no comment
	461
	67%


Table 5:
Responses made on the impact of the Development on traffic in Bangor

	
	Number
	%

	Total responses to public consultation
	692
	

	Responses that were positive
	7
	1%

	Responses that were negative
	101
	15%

	Responses that made no comment
	584
	84%


Table 6:
Responses made on the potential development of the Queen’s Parade Car Park
	
	Number
	%

	Total responses to public consultation
	692
	

	Responses that were for development
	283
	41%

	Responses that were against development
	237
	34%

	Responses that made no comment
	172
	25%


Table 7:
Responses made concerning the lack of provision in the development for Bangor YMCA
	
	Number1
	%

	Total responses to public consultation
	882
	

	Responses that raised concerns
	235
	27%

	Responses that made no comment
	647
	73%


1    Note: This number includes a petition submitted, signed by 190 people, concerning the ‘Lack of provision for the YMCA in the current Marine Gardens Proposal’.

Table 8:
Responses made on the potential impact of the development on Bangor’s architectural heritage
	
	Number
	%

	Total responses to public consultation
	692
	

	Responses that were unconcerned
	274
	40%

	Responses that were concerned
	287
	41%

	Responses that made no comment
	131
	19%


	Issue Raised During Consultation
	DSD Response

	Design
	Design was a major issue during the consultation process with 81% of respondents to the consultation making some comment about the impact of the design the proposed development on the town’s character and surrounding area. 

There were a number of positive comments made about the design.  These included:

· As a frequent visitor to Bangor I feel the scheme is very attractive and would make the town a delightful place to live and socialise.

· Plan much needed to regenerate the area.

· Development will give a much needed facelift.

· Delighted to see a contemporary development as it would help Bangor's overall image.

· I quite like the dynamic of the concept- especially of the houses facing the seafront. 

· The public square is of good size and I could imagine it being a vibrant meeting point.

· The entire development will create a new destination.


	The results of our consultation show that the numbers supporting and opposing the scheme through the consultation process are evenly matched (40% of responses were generally positive and 41% were generally negative).  Therefore, there is a significant level of support for the design of the proposed scheme but there are also a range of concerns about the plans.

It is important to recognise that the plans released for public consultation are the initial concept plans.  A significant amount of work remains to be done by the developer and his architects before the full working drawings are prepared and the architectural style is finally agreed.  The scheme architects have indicated that they will consider a variety of architectural treatments for the development before finalising the proposal.

In the event that the Department were to confer preferred developer status to KGL it would be a requirement of any Development Agreement between the Department and the developer that the final design proposals are approved by DSD prior to submission of a planning application.  Given the level of interest that there has been in the design of the scheme, the Department would also consider establishing a Reference Group to obtain ongoing feedback on design issues relating to the scheme.  Such a group would be made up of representatives of local community-based groups and others who expressed an interest in the scheme during the consultation process.

	Design
	There were also many respondents who responded negatively to the design of the scheme.
	

	
	A number of respondents to the consultation expressed the view that the scheme was poorly designed.
	The way people respond to different architectural styles is very often a matter of personal taste.  However, good design is about much more that the architectural style of a building and, overall, the Department does not believe that the criticism that the proposed scheme is poorly designed is either fair or accurate.  By many of the accepted criteria for assessing design – such as the mixed use aspect, the way it creates new and better connections within the town centre and the adaptability and flexibility of the buildings – there is much of merit in the design.  

	
	A significant proportion of those who had concerns about the design argued that it should be more sympathetic to the surrounding Victorian and Edwardian architecture.
	Many different views were expressed about the architectural style of the development during the consultation.  All agreed that the objective should be to create an attractive development that fits well into its surroundings. Some people feel that this can best be achieved with traditional styles while others feel that it can be achieved with a modern design. 
The design would be subject to rigorous assessment by the Planning Service if a planning application is submitted.  It is likely that there would be refinements and changes to the design as a result of this process.  The Department believes it would be wrong for DSD to impose the use of any particular architectural style, in the event that it were to assign preferred developer status to KGL, as this is something that would be properly determined during the planning process.

However the Department would require the developer to consult the Ministerial Advisory Group (MAG) for architecture and the built environment in Northern Ireland. Through design review MAG will provide expert advice to the developers and their design team on the proposed development at pre-planning application stage.  The aim of this review is to encourage project teams to realise in full the potential of schemes to improve the quality of the built environment.  The guiding principles of the architecture and the built environment policy relate to: 

(i) Creativity and Innovation, 

(ii) Heritage, and 

(iii) Sustainable Development

	Height
	A number of comments were about the height of the proposed development.  The concerns included the following points.
	The Department’s development brief stated that the scale and massing of the development should be in keeping with other buildings in the vicinity, respecting views and in particular paying attention to the neighbouring church and listed buildings.

	
	· The height of design is inappropriate for Bangor.
	There are a number of relatively tall buildings along the seafront in Bangor.  For example:

· The Royal Hotel has a parapet height of 16.5m with areas rising to 18.2m.
· The public house at 22-24 Quay Street has a parapet height of 17.1m with a ridge height of 18.3m.
· The Marine Court Hotel at the corner of Quay Street and Bank Lane has a parapet height of 15.4m and a ridge height of 17.8m.
· The Telephone Exchange on Southwell Road has flat roofs 14.8m, 18.85 and 23.5m high.
The Department’s Review Panel gave careful consideration to the height of the proposed development and a number of changes were made in order to ensure that it would be compatible with neighbouring buildings.  As a result:

· Block 'A' (at the Gray’s Hill end of Queen’s Parade) would be three storeys and 11.7m high; 

· Blocks 'B' &'C' (the two middle blocks) would be between 15.9m high and 18.75m high; and
· Block 'D' (the hotel at the Main Street end of Queen’s Parade) would be 21.6m high.

	Height
	· The height of the buildings will create wind tunnels
	If the scheme proceeds to planning application, the developer would be required to create a computerised 3D model as part of the planning process which will be used to assess and alleviate the potential impact of wind tunnelling.

	
	· The high buildings will cast large shadows
	With regards to shadows, Queen’s Parade is a north facing street this proposal would have a positive impact as it would encourage activity to be drawn towards the existing waterfront promenade, where there is much more sunlight. 

	
	· The high buildings will destroy views from Main Street and from along the coast.
	The existing views from Queen’s Parade of the marina and the sea beyond are limited.  The Department does not consider that the design proposals would have a significant adverse impact upon views from High Street.

The only place where the design may have any impact is from the bottom of High Street at the junction with Bridge Street and Queen’s Parade. In this location, the developer would be required as part of the planning process to ensure that the location of the eastern building does not have a adverse impact upon views towards the Marina.  

The developer is currently in Pre Application Discussions with the Strategic Projects Unit of the Planning Service and these aspects will be subject to rigorous assessment as part of the planning process.


	Development on Seaward Side
	The issue of the proposal to develop the current car park on the seaward side of Queen’s Parade attracted a large number of comments.  A number of respondents argued that this aspect of the proposal went against planning policy for Bangor town centre and is contrary to commitments previously made by North Down Borough Council.
	The Department considers that the proposed development on the seaward side of Queen’s Parade is potentially one of the most exciting aspects of the scheme.  The proposed hotel, multi-purpose arts and convention space, residential and office development in this area, along with the proposed improvements to the public realm, would help to differentiate this development, and Bangor as a whole, from other shopping centres and other towns in Northern Ireland.  Having said that, there are a number of important issues to be addressed in relation to this part of the scheme.
The Bangor Town Centre Plan does state that the waterfront area in Bangor should remain free of development.  However, Policy COU 5 of the draft Belfast Metropolitan Area Plan, which relates to the urban waterfronts of Carrickfergus and Bangor, actually encourages development on the seaward side of Queen’s Parade to help promote a vibrant and attractive waterfront.  The proposed scheme would be consistent with this aspect of planning policy.

The Department has been advised by North Down Borough Council that the Council has no policy opposing development on the seaward side of Queen’s Parade.  

Crown Estates have been consulted on the proposed development plans and initial indications are that Crown Estates have no fundamental objections to the proposal and would be prepared to negotiate terms with the developer.

	
	In relation to the residential component of the proposed scheme, one consultee pointed out there is already an oversupply of apartments in the Bangor area.
	This is a private sector investment of over £100 million in Bangor and the developer is confident that there is a demand for new homes in the town centre.  The Department supports this proposal as it provides a more sustainable environment by encouraging town centre living with residential units above shops and around public spaces.

	
	One consultee asked if the proposed scheme would have an element of social housing.
	The Department has not required that social housing is required in the scheme.  The developer is however, committed to satisfying a range of housing needs and a selection of housing tenures would be incorporated within the scheme including affordable housing.  

	
	One consultee asked that the McKee Clock and Arthur Hill Gazebo should be incorporated into any development.
	The McKee Clock and Arthur Hill Gazebo would be retained as key features within the development. 

	
	One consultee suggested that the designs on the DSD website and those in the County Down Spectator were not the same and asked which one was correct?
	The designs and the drawings on the DSD Website Homepage, under Consultations and those in the County Down Spectator were the same.

	
	A small number of consultees raised environmental issues and argued that energy efficiency and the use of sustainable materials should be at the forefront of the design of both residential and commercial units.
	The developer would be expected to include best practice in sustainable design and energy efficiency in the proposed development.  A BREEAM Assessment would be required by Planning Service with the aim of an excellent rating.

	
	A small number of respondents commented on the roof design.  Some argued that the flat roofs proposed could have maintenance problems and pitched roofs would be better.
	The issue of maintenance would be for the developer to consider.  However, advances in technology now ensure that maintenance problems are minimised whether pitched or non pitched roofs are used.

	Design
	A small number of consultees argued that high quality materials would be critical to the success of the project and should not be sacrificed for cost reasons.
	DSD acknowledges that the use of high quality materials would be critical to the success of the project.  The developer has indicated his intention to use only high quality materials.  The detail of precisely what materials would be used in the construction of the development would be a matter for the planning process.

	
	Some consultees asked that more green and public spaces should be incorporated into the design.
	This development would contribute to the creation of high quality streetscapes and public spaces along the waterfront and help to integrate the waterfront with the town centre.  This area is currently taken up by the Queen’s Parade car park.  DSD considers that this is a poor use of potential public open space.  
This development proposes to move the existing car parking underground to enable this space to be better utilised by the public, leading to a net increase of 6,570m2 in the amount of usable public open space in this area.  The four new buildings over the car park would take up approximately 17% of the space along the waterfront currently occupied by the car park.
Should the Department assign preferred developer status to KGL a condition would be included in the contract to ensure that any new open public space is open to the public throughout the year.  The Department would also require the developer to consult with the local community on the type of public realm that would be provided within the development.  The Department would promote the idea that local people and schools are included in the consultation.


	Anti-social Behaviour
	Some consultees expressed a concern that the proposed design could lead to an increase in anti-social behaviour.
	The proposed design is aimed at reducing anti-social behaviour by encouraging more activity throughout the area.  This would be achieved through a mix of uses promoting 24 hour activity throughout the scheme.  The incorporation of CCTV cameras throughout the scheme coupled with apartments promoting ‘passive surveillance’ and ‘self policing’ would also help reduce anti-social behaviour. 
The North Down PSNI Area Commander commented that he anticipated that the scheme would lead to a decrease in anti-social behaviour.  He also recommended that the developer should consult with the PSNI’s Designing Out Crime and Designing In Community Safety Unit.  The developer has agreed to this recommendation as creating safe areas would be central to the success of the development.



	Parking
	The following concerns were expressed 
	

	
	A large number of respondents pointed out that the loss of the existing free parking spaces will discourage people coming into the town centre. 


	It is also important to make the best use of all the car parks within the town centre to ensure that shoppers and visitors have easy and timely access to parking.  Unfortunately, the free car park at Queen’s Parade encourages all day parking and it often operates at full capacity throughout the day and, therefore, actually reduces the availability of parking for shoppers and visitors.
Any parking charging regime would be a matter for the developer to decide.  Clearly, it would be in the developer’s interest not to set any charges at a level which discourages people from visiting the development.  Most town centre shopping centres tend to apply parking tariffs to encourage shoppers/visitors and discourage long term users.
In order to maximise the effectiveness of the parking system in Bangor, work on a traffic model for the town centre commenced this month.  This assignment will assess and identify ways to maximise the benefits of all the car parks within the town centre and how they link together.

	
	The removal of free parking spaces will affect those on low incomes more than any other sector.
	The Department is unaware of any evidence to support this statement.  Any parking charging regime would be a matter for the developer to decide.  Clearly, it would be in the developer’s interest not to set the charges at a level which discourages people from going to the development.

	Parking
	Several consultees expressed the view that the number of parking spaces proposed in the scheme is insufficient for the number of apartments, hotel and other aspects of the development.
	If preferred developer status was assigned to KGL, the developer would be required to replace any parking spaces which are currently provided on the site and provide enough additional spaces to meet the demand for additional parking spaces which the new development would create.
The Department does have some concern that 750 spaces would be insufficient to fully meet this requirement.  However, as calculating the number of parking spaces required for a development of this kind can be a complex and technical exercise, the Department believes that the issue would best be addressed through the planning process.  As part of this, a car parking accumulation exercise would have to be undertaken and fed into the detailed transport assessment for the proposed development.  The developer would need to demonstrate to Roads Service satisfaction that there would be sufficient car park spaces on the site and within the town centre to service all the proposed uses on the site. 

	
	A number of consultees, mainly local residents, expressed concern that the large number of people who currently use the free parking will move to streets nearby causing a problem for residents of those areas.

One respondent asked whether a residents parking scheme be introduced into the immediate area.
	The developer would be  required as part of the planning process to carry out a traffic impact study showing the impact on traffic and parking as a result of this development.  The risk that commuters might park in residential areas has already been identified in the Pre Application Discussions with the Roads Service on the proposed scheme.  The Roads Service would, therefore, closely monitor the steps proposed by the developer to mitigate this problem.  This may include the consideration of a residents’ parking permit scheme by DRD to discourage commuters from park on the residential streets.

	Parking
	Underground parking is not popular with women and tourists.
	The proposed underground parking would be designed with a bright and airy appearance and would be pro-actively managed through the use of CCTV and security personnel to ensure that it is safe and feels safe.  The most recent car park of this type that opened in Northern Ireland is at Victoria Square.

	Traffic
	Concerns over the impact of the development on the flow of traffic in Bangor town centre were expressed by a large number of respondents. 
	One of the Department’s objectives in promoting the regeneration of the Queen’s Parade area is to strengthen the retail offer in Bangor town centre and improve its viability and vitality.  If the Department is successful in achieving this objective, there will be an increase in pedestrian, cycle and traffic flows within the town centre.

To help us understand what impact these increases would have, the Department is funding a traffic model of Bangor town centre’s road network.  Work on this started in September.  This model will provide the Department with a flexible and reliable method of robustly assessing the traffic impacts of any proposed developments in Bangor town centre.
If the project proceeds to planning application stage the traffic model would be used as the basis of the transport assessment which the developer would be required to produce as part of the planning process.  That assessment would have to clearly demonstrate the remedial action the developer would take to address any adverse traffic issues resulting from Marine Gardens development.  



	Traffic
	The introduction of traffic calming measures will force shoppers to out of town centres.
	The Department does not consider that the traffic calming measures proposed as part of this development would have the effect of forcing shoppers out of town.  The aim of the traffic calming measures within the proposed development would be to make the area safer by ensuring that traffic flows are kept within statutory speed limits, thereby encouraging more people into the town centre and down to the water front.  It should be noted that out of town centres also include their own traffic calming measures to achieve similar objectives.
The design of the proposed scheme seeks to incorporate traffic calming measures without the need for speed bumps in order to ensure that vehicle speeds are kept low without discouraging the through movement of vehicles.  The precise nature of the proposed traffic calming measures would have to be considered carefully in the Transport Assessment.


	
	Turning Queens Parade into a one way street will result in severe traffic problems.
	The proposed one way system on Queens Parade would allow a simpler junction to be created at Main Street / Queens Parade and Bridge Street.  This would offer an increase in capacity at one of the junctions responsible for delays in travelling across Bangor.  However, any traffic solutions would only be decided upon following detailed computer modelling to ensure that traffic problems are minimised.  The transport assessment commissioned by the Department will also provide an independent assessment on the impact of turning Queen’s Parade into a one way street.

	Multi-Use Arts Centre
	A number of respondents to the consultation made comments regarding the multi-use arts centre which would be incorporated within the proposed development.  These included the following points.
	

	
	· The centre needs to be larger with more seating to make it economically viable.
	The seating capacity of the multiuse arts centre required in the development brief (400 people) was determined by North Down Borough Council.  In the event that the Department were to confer preferred developer status on KGL the Development Contract would include a requirement for a 400 seat facility, unless a change is agreed between KGL and NDBC.  The Department would request that KGL and NDBC meet to reach a final decision on the size and seating capacity of the facility before a planning application is submitted. 

	
	· The design should allow local drama and operatic societies to larger professional companies to put on productions.
	This is linked to the point above.  It is important that the design, technical development and construction provide a facility that will enable arts presenters and groups a wide choice of venues and services to suit every need.  The final design should therefore allow local drama and operatic societies and larger professional companies to put on a range of productions. Should the Department assign preferred developer status to KGL it would recommend that the Council’s Arts and Advisory Group is consulted on all issues relating to the theatre to ensure that it is fit for purpose and economically and commercial viable

	
	· The centre should be a stand-alone project with its own entrance and foyer.
	The final design including entrance and foyer arrangements will emerge following discussion between the developer and the Council’s Arts and Advisory Group.

	YMCA
	A petition signed by 190 people was submitted which expressed concern that no provision was made in the proposals for the YMCA.  Similar concerns were also expressed by a number of individuals, some of them requesting that a prominent position similar to their current location should be set aside for the YMCA.
	The developers are in discussions with the YMCA to identify a suitable accommodation for the YMCA both during construction and when the development is complete.  DSD would seek assurance that meaningful negotiations are continued.

	Leisure
	A general concern was expressed that there was no provision for children or young people in the designs. 
	The proposed development would better integrate the town centre and the waterfront, which would make it easier for families and children to enjoy the waterfront.  The proposed scheme includes provision for a family entertainment centre catering specifically for children and young people.  If the Department were to confer preferred developer status on KGL it would promote the proposal that local children through the schools are involved in the design of the public realm and developing options for the family entertainment centre.

	
	Cafes and restaurants should be along the promenade.
	The proposed scheme would include cafes and restaurants along the promenade

	
	More leisure facilities should be included.
	Leisure facilities including a family entertainment centre and multi-use arts centre are proposed as part of the scheme.  The proposed scheme would also deliver improved and more usable public space at the waterfront.

	
	Respondents suggested the inclusion into the development of the following: a museum of sea and sky, modern art gallery and aquarium.
	Facilities such as a museum of sea and sky, modern art gallery and aquarium would most likely require substantial public sector investment as these facilities are frequently run at a loss.  If the Department were to confer preferred developer status to KGL the Department would require the developer to consult with the local community on the type of facility that should be provided within the family entertainment centre.  As above, the Department would promote the proposal that local people and schools are included in the consultation.

	Heritage
	A number of respondents to the consultation expressed concerns about the impact of the proposed scheme on the heritage of Bangor.  Aside from the architectural concerns (which are discussed in the section on design), some respondents were concerned that the proposed development would not enhance the essence of Bangor as seaside town.  They also expressed concern that the development would alter what was, and could again be, a wonderful traditional seaside promenade.
	The development of Bangor Marina and Queen’s Parade car park radically altered the relationship between the town and the sea and there is no realistic prospect of those developments being reversed.  One effect of this has been that recent developments in the town centre have tended to be at the top of Main Street and take no account of the town’s seaside location or heritage.  The car park and dereliction along Queen’s Parade also diminish the town’s relationship with the sea and create a barrier between the waterfront and the rest of the town.

In light of the history of development in this part of Bangor, the Department is aware of the need to handle the regeneration of this area carefully and sensitively, but also in a way that will re‑establish a strong and vibrant relationship between the town and the sea.

The proposed development would deliver a greatly improved waterfront environment – by changing the existing car park into a more active and better used space with cafes and restaurants and improved public realm – and better connections between the waterfront and the rest of the town centre.  In this way it would restore the strategic importance of the waterfront to Bangor and result in a significant increase in both the number of visitors to Bangor and the number of people using the promenade.


	Methodist Church
	Some concerns were expressed at lack of specific parking provision or arrangements being proposed for the members of Methodist church.
	The developer is consulting with the Church and exploring all options to effectively facilitate the Church’s needs in relation to parking.  
Departmental officials have also met with the Church to discuss the development plans.

	
	Concerns were also expressed around the lack of obvious provision or arrangements for weddings and funerals at Methodist Church.
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Marine Gardens Comment Sheet
Marine Gardens Public Consultation Comment Sheet

The proposed development is bounded by Main Street, King Street, Southwell Road, Queens Street and the Marine Gardens Car Park 

The scheme includes a mix of retail units within a new covered street; office space and over 200 residential homes. The development proposal also contains multiple leisure aspects with plans to incorporate a 120-150 bed hotel; a 400 seat multi-use arts, performance and convention space; a family entertainment centre and restaurants, in addition to enhancing the public realm and civic uses of the waterfront area with the creation of a promenade, an outdoor performance space, public parks and tourist facilities.

The Regional Development Office (DSD) hope that you will be able to take a few moments to make your comments known on this proposed development scheme.

Topics that you might want to consider making comments on include:

	
	Please write comments below and continue overleaf if necessary.

	Do you feel the scheme will be a positive addition to Bangor? Please give your reasons.


	

	What are your views on the design of the scheme?
	

	Do you think that this is a good use for the site?


	


SEE OVERLEAF

	Other comments (e.g. any particular aspects you like or dislike?

Any concerns you have about the scheme
	


	Name:
	

	
	

	Address:
	

	
	

	e-mail:
	RDO@dsdni.gov.uk


You can return your comments to 

Damian Mulholland

Regional Development Office

Department of Social Development

James House

The Gasworks Business Park

Ormeau Road

Belfast

BT7 2JA 

or email your comments to RDO@dsdni.gov.uk by 24 July 2009
APPENDIX 2
3.
REGENERATION OBJECTIVES

3.1
Overall Government Objectives

It is a stated objective of the Government that “We want to regenerate and sustain our cities, towns and rural areas, building strong communities”.  The Government will pursue this objective by “developing and delivering co‑ordinated programmes to bring about real improvements, not only in physical infrastructure, but also in people’s lives and economic opportunities.”

3.2
The Department for Social Development’s Policy Objective

DSD’s policy objective for regeneration is to promote and implement a comprehensive approach to tackling social, economic and physical regeneration and redressing disadvantage in cities and towns across Northern Ireland.

3.3
Regeneration Objectives for Bangor Town Centre

The Department has drawn up the following set of regeneration objectives for Bangor town centre.

1.
To preserve, reinforce and enhance the elements which give Bangor town centre its unique character:

· The town’s layout – Bangor has a compact shopping core offering retail and cafes in a small town centre environment. Retailing exists predominantly on Main Street and High Street. The overall streetscape is one of fine grained streets leading off Main Street and High Street with important linkages across Hamilton Road and down Gray’s Hill. The Department while recognising the scope for additional retail floor space would seek to ensure it integrates properly and to this end a mixed use development on the site is considered most appropriate. 

· Features.  The town is known for its leisure offer at the waterfront with the marina and Pickie Park. There are a number of feature buildings but these have been integrated with some notable modern redevelopment including the Menary’s building and the Flagship Centre. The Presbyterian Church on Main Street looks across at the site and the Methodist Church on Queen’s Parade is situated adjacent to the site.  Views from certain points must also be preserved in line with the expectations of EHS and the Planning Service.  The height of development on the site must be in keeping with adjacent buildings also. Cognisance will be taken of the physical height rather than a pure count of storeys. The Queen’s Parade frontage is an integral part of the building line when the bay is viewed from the sea of the breakwater and so scale and massing will need to be sympathetic to existing built form.

Developments in Bangor town centre must treat these elements in a way that will preserve and reinforce the distinctiveness of the place, enhance the town’s identity and create a richer experience for residents and visitors alike.  Developments must also work with these features and strengths to ensure that they are sustainable in the long term and that they enhance, rather than compromise, the future of Bangor town centre.

The design of developments should serve to improve connections within the town centre and between the town centre and its hinterland by responding to key desire lines and natural patterns of use.  In particular, developments must avoid the ‘blocking effect’ mainly caused by internalised shopping centres which reduce the ease of movement within town centres unless it can be clearly demonstrated that there is strong justification for an internalised mall to facilitate vertical movement through the site or to resolve what might otherwise be significant servicing issues.

2.
To strengthen the retail offer in Bangor town centre and to improve its viability and vitality.

· Developments should make a significant contribution to enhancing Bangor’s position within the retail hierarchy.

· Developments should form a natural extension to the existing shopping circuit rather than creating a new one. This is in order to ensure that the level of footfall in the existing town centre is not negatively impacted upon by any new retail development. Redevelopment should aim to increase footfall to the town centre and enable the wider town to benefit from increased visitor numbers.

· Developments should enhance the existing shopping core and develop the prime retail circuit.  Notwithstanding the need to promote competition, developments should not actively damage existing retail provision in the town or result in the creation of retail ‘cold spots’.

· Developments should have a tenant mix and critical mass that will act as an attraction and offer choice to shoppers.

· Developments should seek to create a special shopping experience.  It is important to preserve the diversity and current proportion of independent retailers in the town centre, whilst addressing issues of unmet demand. 

· Developments should seek to support the economic sustainability of Bangor town centre by reducing the leakage of shoppers from Bangor to other towns. Whilst recognising the importance of attracting visitors, it must be borne in mind that year round sustainability relies on the footfall of a relatively local catchment.

3.
To enhance non-retail activities in the town centre.

· Developments within the town centre should deliver a mix of uses that will encourage movement and activity throughout the day and evening.

· Developments may consider the viability of office space. Given the proximity to Belfast by car and rail and the George Best City Airport, it is likely that the town would b a desirable location for such activity. 

· Developments should encourage the growth of evening uses of the town centre, such as leisure, hotel and restaurants.  Developments should deliver a balance of leisure uses and not place an emphasis on the licensed trade in order that the town centre does not become less attractive to leisure visitors and shoppers, thereby threatening the success of the other elements of the town centre mix.

· Developments must deliver a balance between the mix of uses to promote sustainability.

4.
To enhance town centre living in Bangor.

· Developments should deliver a mix of uses that provides a more sustainable environment and encourages town centre living with residential units above shops and around public spaces.

· Developments including a residential element must satisfy a range of housing needs.  Residential developments in the town centre should not solely serve the market for second home apartments.

5.
To deliver an acceptable transport solution that is in accordance with the current parking standards 

· The conditions for the release of the Vennel car park are that existing parking must be fully reinstated as well providing parking to service the proposed development.  The final assessment on suitability of parking proposals will be determined the Roads Service as part of the Traffic Assessment for the proposal. Parking can be reinstated on or adjacent to the site or using a combination of both options.

· Similarly access and egress arrangements to the developments must be agreed with Roads Service taking account of any issues arising.

· Developments must rationalise service routes and parking access and, as far as possible, reduce their physical and visual impact.

6.
To enhance the public realm and promote high quality design in Bangor town centre.

· Developments must improve the physical appearance of the town centre by removing blight and delivering a high quality of design in any new buildings.

· Developments should respect the historic character and urban grain of Bangor town centre.  They must therefore have a plot size and rhythm that responds appropriately to the street pattern, historic block sizes and existing built heritage of the town centre whilst being consistent with the town’s commercial aspirations.

· The design of developments should form strong edges to the town’s blocks with buildings that provide a strong enclosure to streets through appropriate scale and massing.

· Developments must have building frontages which include active ground floor uses that will bring life to the streets and a clear definition to public space.

· Developments should contribute to the creation of high quality streetscapes and public spaces in Bangor town centre.  These are necessary to provide the backdrop to the new retail and other uses to be created and to prime and support economic and social development.

· It should be recognised that public open space and public art can have an important part to play in defining spaces and making them unique. 

· The public realm created within and around new developments must be a safe, neutral environment that is welcoming to all town centre users.

7.
To reinforce communities and encourage integration.

· Developments must deliver benefits for Bangor town centre as a whole, rather than being separate stand alone schemes that are not integrated into the economic and social fabric of the town.

· Developments should create a thriving inclusive town centre destination, rather than a gated community of shoppers that is enclosed and exclusive.

· Developments must add value in the social and environmental senses as well as the economic by creating a neutral, inclusive and welcoming town centre where people can enjoy interacting at all levels during business, social, and leisure time.

· Developments must deliver benefits to the wider population of Bangor by being accessible to and inclusive for all the neighbourhoods around the town centre.

· Developments should, as far as possible, promote local employment spin-offs, both during construction and following completion.

8.
To promote and facilitate deliverable and commercially successful development schemes in Bangor town centre.

· Developments must be financially viable and economically sustainable in the long-term.  In order to allow both the development and the town to meet the challenges of long term market changes, development schemes should create flexible, reusable building structures to mitigate the need for wholesale redevelopment in the future.

· Developments must be capable of being delivered by the private sector in the current market conditions.

· Developments must be acceptable to the community and political representatives in Bangor and elsewhere.

· The prospective developer must be prepared to enter a development lease with the Department for Social Development who will oversee the project in collaboration with other public sector bodies including (but not restricted to) the DRD Roads Service, the DOE Planning Service and the Environment and Heritage Service.

The Department’s actions in relation to the regeneration of the site covered by this brief will be guided by these objectives and the need to obtain the best consideration for the use of any Government assets.  






















�  Northern Ireland Executive Programme for Government 2002-2005, Page 22.  The main priorities and objectives set out by the Executive in the Programme for Government have been retained by the Government in ‘Priorities and Budget 2005-2007’.
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