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1.
Background

1.1 The former Crumlin Road Gaol is a Grade A listed building and is considered to be of international importance in view of its historic and architectural value.  Ownership of the Gaol was transferred to the Office of the First Minister and Deputy First Minister (OFMDFM) in August 2003.  The adjacent Girdwood Army Barracks was subsequently closed in 2005 and the then Minister, David Hanson announced that both sites would be redeveloped through a Masterplanning process.  The Department for Social Development (DSD) acquired the former Army Barracks in 2006.

1.2 In March 2006 an Advisory Panel comprising political, community and statutory representatives was established to oversee the production of a Masterplan and also to make recommendations to the Minister on the agreed plan.   The Advisory Panel agreed the following Mission Statement –

‘To create a regeneration project of international significance which brings maximum economic, social and environmental benefits to the local and wider community and in doing so creates a vibrant, inclusive and diverse environment which attracts present and future generations of people to live, work and visit’.

1.3 In February 2007 Building Design Partnership (BDP) London) Ltd. was commissioned by DSD and OFMDFM to prepare a draft Masterplan for the Crumlin Road Gaol/ Girdwood Park site.  The draft Masterplan was presented to the DSD Minister, Margaret Ritchie, in August 2007 and was subsequently launched for a period or public consultation on 16 October 2007.  The consultation period ended on 22 January 2008.

1.4 The public consultation process was managed by DSD’s North Belfast Community Action Unit (NBCAU) and was publicised in the press and on the Department’s website.  Respondents were invited to provide comments on the draft Masterplan to NBCAU.   Posters and leaflets were distributed to local community organisations, schools, surgeries and other public offices in the area. 

1.5 In addition, NBCAU also met with community representatives on a cross-community basis on 31 October 2007 to discuss arrangements for public meetings to enable the proposals in the draft Masterplan to be presented to those communities within the immediate vicinity of the site.  Public meetings were held at the following venues:

	Malvern Primary School, Lower Shankill
	19 November 2007

	
	

	Ardoyne Health Centre, Ardoyne
	21 November 2007

	
	

	Cliftonville & New Lodge, 174 Trust, Duncairn Avenue
	27 November 2007

	
	

	Lower Oldpark Community Centre
	29 November 2007

	
	

	Malvern Primary School, Lower Shankill
	4 December 2007

	
	


2. Responses to the Consultation

2.1
The draft Masterplan generated a total of 908 written responses from various sources including political and community representatives as well as individuals.  A breakdown of respondents and the number of responses received is set out at Annex 1. 
2.2
All representations, supportive, non supportive and other ideas raised have been fully examined and recorded.
3.
Draft Masterplan - Key Proposals

3.1 Site analysis by the  draft Masterplan consultants led to the  conceptual development framework of activity zones for the site to address the following key themes:

· Tourism;

· Gaol redevelopment;

· Leisure facilities;

· Mixed-use development (offices, residential, workshops, local amenities and shops;

· Extension to the Mater Hospital;

· St Malachy’s College redevelopment;

· Public Realm;

· Car parking; and 

· Development sites.

3.2 The summary of responses, set out at paragraphs 4 – 10 are therefore arranged around these themes.  The ‘tourism’ and Gaol redevelopment’ themes are closely associated and comments on them have therefore been integrated.   

3.3 A new access road – the Arc Route, running between the Crumlin Road and Antrim Road – is proposed to provide strategic access to the site and its various zones and to serve also as a new community link.  Comments on the Arc Road are set out at paragraph 11.  Other comments made on the draft Masterplan are summarised at paragraph 12.

4.
Tourism/Gaol Redevelopment
4.1 The Crumlin Road Gaol is a nineteenth century Grade ‘A’ listed building.  The vision proposed for the Gaol is that it would become a destination with an international profile, a landmark attraction that would attract visitors to the area.  The draft Masterplan proposes that two of its wings be adapted for use as a museum; among other uses a ‘boutique’ hotel is also proposed.

4.2 Responses show that there is broad support for the development of the Gaol as a tourist attraction and its potential to contribute to job creation in the area.
4.3 While one response proposed that National Museums Northern Ireland should be encouraged to adopt the role as anchor tenant and to use part of the site to establish a museum ‘Celebrating Belfast Architecture’, concern was also expressed about the removal of parts of the boundary wall, the density of the proposed structures between the wings of the Gaol and the possibility of a new structure at the frontage of the Gaol.
4.4 One organisation said that the retention of the Gaol would have a major impact on the development of the site and hence its overall value.  There was a view that the front of the Gaol and the front of the Court House opposite should be carefully considered and enhanced, perhaps with a square being formed on the Crumlin Road.

5. Leisure Facilities

5.1 While there is general support for a leisure facility, some respondents stated that this facility should be in public ownership to ensure that it is accessible and affordable by the whole community. 
5.2 Some respondents expressed concern that the proposed location of the leisure facilities may have an adverse impact on community usage and perceived “ownership”.  There was a view that the leisure facility should be of a standard of regional and national significance which can contribute to creating a positive image of the area and enhance community pride.  One community group felt that traditional leisure centres are failing to stimulate people to use such facilities and that other opportunities for leisure should be considered such as a paint ball centre, cinema or a man-made boating, diving and fishing lake.  
5.3 The provision of other leisure facilities were also suggested such as a 50 metre swimming pool, a regional centre for alternative medicine practices such as reflexology, yoga etc. Extra measures should also be implemented to ensure that vulnerable groups have as much access to physical activity and active living as the population at large. 

6.
Mixed Use Development

6.1 Mixed use development is proposed for the largest part of the site and uses include offices, residential, workshops, local amenities and shops.
6.2 Offices – a number of comments reflected on the failure on Government to locate the new Public Records office on the site.  The view remains that Government should still aim to ensure that a major public sector tenant is sited at Crumlin Road Gaol/Girdwood Park. 
6.3 Residential use - the advice of the Masterplan consultants based on successful urban regeneration practice in the United Kingdom and elsewhere in Europe, is that mixed-tenure housing, particularly when it is a part of a mixed-use regeneration scheme, is crucial in order to make such sites living vibrant zones and create the critical mass and profit to pay for the costly infrastructure needed to develop this site.  The draft Masterplan also acknowledges that the issue of residential development on the site is extremely contentious and indeed the Advisory Panel was not able to reach agreement on this issue.

6.4 The public consultation responses on the issue of housing were highly polarised, reflecting the conflicting views of the communities.  Specific comments included:
(i) Opposition to housing because no explanation as to how the housing could be shared housing;

(ii) Location of housing on the site needs to be addressed;

(iii) The provision of housing could generate conflict and would also undermine the potential for creating a shared space; 

(iv) Objection to housing in Cliftonpark Avenue; 

(v) Timing of house building – houses should only be built after other developments to prevent the site being identified with a particular community; and 

(vi) Concern that seven storey units could be built close to Brucevale Park. 

6.5 Some respondents commented that there must be social and affordable housing on the site.  There are some differing views on the type of housing that should be provided with some groups advocating social housing primarily for families which should be low density family style homes.  Some local housing associations have also commented that traditional family homes are needed, although they would accept a small number of low rise apartments if it clearly fitted in with the overall landscape and that of the neighbouring community. 
6.6 Other local housing associations have recorded that affordable housing or apartment blocks higher than 4 rise could fit in with the environment around the Mater Hospital where the hospital is already high rise.  It was suggested that social housing on the site should be owned by a local community-owned housing trust.  

6.7 It was stated that it is essential that social housing in Northern Ireland is allocated in accordance with objective need on the basis that it gives no right to monopoly control of the public space or the exclusion of minority voices.  A senior citizens group noted that there is a shortage of housing suitable for pensioners in the North Belfast area.  

6.8 It was suggested that the social housing units should be dispersed through ‘pepper potting’, as far as possible, across the entire development and indistinguishable from private housing.  Provision should also be made for accommodation specifically designed for disabled people. 
6.9 Consideration should also be given to the Gaol redevelopment so that it takes account of and complements the existing homes on the Gaol side of Cliftonpark Avenue and which are very close to the Gaol perimeter. 

6.10 Workshops - one organisation said that the North City Business Centre is a high quality business park and an example of social economy business model that could be replicated.  A comment was also made that the proposal for ‘new creative workplaces competes with a similar proposal for the Cathedral Quarter.

6.11 There was support for the provision of training facilities in particular site-based training.  Comments included;- 

(i) Training should be provided in advance for local people so that they are able to access as many jobs as possible on the site;

(ii) The possibility of local labour clauses should be investigated for development contracts;

(iii) Local training  organisations should be organised to facilitate ongoing training with particular emphasis on the emerging tourism and leisure industry;

(iv) There is a need to develop a construction skills training facility;

(v) A working group should be established involving the community and voluntary sector, statutory agencies, the private sector and trade unions to develop proposals for a Construction Skills Training Facility;

(vi) Development must be accompanied by a concerted employability strategy directed at the surrounding wards, designed to create skills and access to real jobs; 

(vii) Work should be undertaken within secondary schools to prepare young people for job opportunities (within the site) when they leave school; and 

(viii) Planners should look to include a broader range of training and employment opportunities to include the provision of both hard and soft skills training.

7. Extension to the Mater Hospital

7.1 The draft Masterplan noted the important role which the Mater Hospital plays in the life of North Belfast and proposes a footprint area that would satisfy the hospital’s future expansion needs.  There is general community support for the provision of an extension to the Mater Hospital.  Specific comments included: 

(i) The Mater Hospital site should be concentrated on the same side of the road as the Gaol, allowing for the removal of the temporary structures to free up land on the Lower Shankill side of the Crumlin Road, which should be used for housing.

(ii) The extension to the Mater hospital should be built on land to the rear of the Gaol, between C and D wing; and 

(iii) Development of the Mater should not prejudice the development of the rest of the site.

8. St Malachy’s College Redevelopment
8.1 The draft Masterplan proposes a new centre for learning at St Malachy’s College in the form of a vertical school on a more compact footprint, linked to the original historic school buildings.  There is general support for accommodating St Malachy’s College as part of the overall redevelopment of the site although two groups stated that they felt that College had been allocated too much space for their playing fields and that the space could be better used.  There was also a comment that there is no indication whether the Belfast Royal Academy will be able to share the sports pitches.
8.2 It has been stated that the proposals fall short of the Department of Education’s recommendations for a school of this size, particularly in alleviating the shortfall in play facilities.  It has also been stated that the proposals have not adequately considered the need for a phased construction.
9. Public Realm 
9.1 A community organisation stated that older persons want more open areas and parks with suitable facilities.  Green space and flowers should be evident, with peaceful seated areas particularly suited to the large population of older people in the area.  One organsation commented that a well-designed and well maintained built environment helps to foster and reinforce a sense of community.  Community safety is also a prime concern and lighting should be provided to enhance this. 

10.
Car Parking
10.1
The regeneration of the site will result in an increased need for car parking.  Parking spaces provided should meet parking standards and also encourage the use of more sustainable modes of transport.  There were varied responses to the proposals for car parking as set out below: 

(i) Adequate car parking is required for the hospital; 

(ii) Multi storey car parking would be better than underground parking;
(iii) More appropriate to have the majority of car parking underground;
(iv) Car parking needs to be linked to visitor projections; and

(v) Underground parking should be built as a means of raising revenue through charging for car parking spaces for those using and working in the Mater Hospital.

11.
The Arc Road
1.1 A main element of the vehicular strategy is the proposal for a new road, the ‘Arc Route’, linking the Antrim and Crumlin Roads and giving direct access to the heart of the site.  The draft Masterplan proposes that the new road should be designed to discourage excessive traffic and ‘rat-running’; this will be achieved by allowing only one way access from the Antrim Road at Kinnaird Street and two way access from the new Crumlin Road junction.

11.2 A number of objections were expressed about the proposal for the new road to emerge onto the Crumlin Road at the junction with Agnes Street and Cliftonpark Avenue as this has the potential to create another interface.    

11.3 Many of those people raising objections feel that further consultation is required on this issue.  A number of responses suggested that the Arc Road should emerge onto Cliftonpark Avenue thereby preventing an adverse effect on traffic flow at the Crumlin Road and there is concern that the Masonic Hall (which is a listed building), funeral parlour and the petrol station would be removed to make way for the road.  

11.4 A community organisation stated that it is unacceptable to prevent vehicles from the Crumlin Road having access to the Antrim Road via Kinnaird Street.  It has been noted that a detailed transport assessment will be required to identify the cumulative impact of the proposed developments on the local road network.  One organisation however believes that the current Masterplan seems to play down the Antrim Road access and that if there is primary access on the Crumlin Road then there should be the same level of access from the Antrim Road.  A view has also been expressed that consideration needs to be given to good public transport links in addition to car access.

12. Other Comments

12.1 Comment was made on a number of issues regarding the draft Masterplan; these are summarised in the following paragraphs.

12.2 Equality - a number of respondents commented that an Equality Impact Assessment (EQIA) should have been carried out on the draft Masterplan.  The Minister for Social Development, Margaret Ritchie announced during her statement on 26 February to the Assembly on the Outcome of the affordability Review that ‘a full equality impact assessment will be undertaken for the Crumlin Road Gaol/ Girdwood site’.  

12.3 Shared site - for the plan to succeed, the site must be shared and accessible to both unionists and nationalists.
12.4 Cliftonpark Interface – a number of respondents noted their concerns about the permeability of the site and the potential for the creation of a new interface and that proper account should therefore be taken of the need for community safety.  Some respondents referred to the interface violence at Cliftonpark Avenue and requested that the Department facilitate ongoing cross-community dialogue to establish cross-community ownership of the project and that the Community Relations Council should be asked to participate in the process.  

12.5 It has been stated that the development process can be integral in resolving interface problems in this area and that the design process must at every stage take the impact of location of housing, leisure, employment into account when deciding how and where they are best placed.  One respondent suggested that a new and imaginative process is put in place to engage communities and all stakeholders in real consideration of the possibilities of Crumlin Road/Girdwood Park.  

12.6 One community group noted that the draft Masterplan should be reconfigured to encompass Cliftonpark Avenue.  One proposal put forward is that a scenario planning exercise is organised to help develop a higher level of understanding and agreement between the communities.
12.7 Shankill and Lower Oldpark Masterplans - the site will only succeed if the adjacent communities of Lower Oldpark and Lower Shankill are also regenerated and that the regeneration work must be taken forward as a matter of urgency.  It has been suggested that account needs to be taken of the work, funded by DSD, currently underway to create strategic regeneration frameworks for North Belfast and the Greater Shankill.
12.8 The current economic, social and environmental development of the areas peripheral to the site must be accelerated to provide a more attractive and supportive hinterland.  It has been suggested that a one-day conference is convened with the Department, neighbourhood partnerships, Belfast City Council and North Belfast Partnership to develop linkages between the various Masterplans and central and local government strategies in North Belfast.  
12.9 Social Enterprises – the Department for Social Development should work with the Department for Enterprise, Trade and Investment to develop a social economy action plan to ensure that concrete steps are taken to support the development of social enterprises on this site before the end of 2008. 
12.10 Development Trust - there is a proposal from across the communities that a Development Trust or shared management structure should be established to manage the Girdwood and Gaol redevelopment. This Trust should have community, political, private and public sector representation.  

12.11 The Development Trust should not be about running some small part of the project but should have an oversight role in much the same way as the Laganside Board did.  The make-up must include local community representation. 
12.12 The long-term development of the site should be vested in a cross-community shared management structure.

12.13 The Department for Social Development should consider requiring the developers of the site to have a community consultation and participation strategy not only in the design of the site and its facilities, but also in the management of those facilities when the redeveloped quarter is in operation. 
12.14 Health Impact Assessment – account should be taken of public health in advance to provide a foundation for sustainable communities in the vicinity of the site.  It was suggested that a detailed Health Impact Assessment of any proposals for the Masterplan area should be carried out, and aligned with others.
13.
Conclusion

13.1 This consultation exercise has generated comments from a wide range of respondents with many different interests in the Crumlin Road Gaol/Girdwood Park site.  Broadly there is agreement that the redevelopment of the site offers the opportunity to address the problems of division and poverty which have afflicted this area of Belfast for many years.

13.2 The Department for Social Development thanks all the respondents for their time and effort in participating in this consultation process. 
ANNEX 1

BREAKDOWN OF CONSULTATION RESPONSES

	Respondent Category
	Number of Responses
	Breakdown of Responses

	Political Representatives
	6
	· Independent Unionist (1)

· Democratic Unionist Party (3)

· Sinn Fein (1)

· Social Democratic & Labour Party (1)



	Community/Resident’s Groups


	37
	· Antrim Road Regeneration Committee

· Ardoyne Association

· Ardoyne CEP

· Ashton Community Trust

· Ballysillan Community Forum

· Brookvale Resident’s Association

· Cavehill Antrim Road Regeneration

· Cavehill Antrim Road Regeneration Housing and Environmental Group

· Cliftonville Community Empowerment Partnership

· Cliftonville Community Regeneration Forum

· Crumlin Ardoyne Neighbourhood Partnership

· Duncairn Gardens Resident’s Association

· Duncairn Maisonette Resident’s Committee

· Greater Ballysillan Community Empowerment Partnership

· Greater New Lodge Community Empowerment Partnership

· Greater Shankill Partnership Board

· Greater Shankill Community Council

· Inner North Neighbourhood Renewal Partnership

· Lower New Lodge Resident’s Group

· Lower North Queen Street Resident’s Association

· Lower Oldpark Community Association

· Lower Shankill Community Association

· Manor Street Housing & Environmental Group


	Respondent Category
	Number of Responses
	Breakdown of Responses

	Community/Resident’s Groups (cont’d)


	
	· New Lodge Housing Forum

· North Belfast Senior Citizen’s Forum

· North Belfast Women’s Initiative and Support Project

· North Queen Street Community Centre Committee

· Oldpark/Cliftonville Resident’s Association

· Star Neighbourhood Centre

· St Patrick’s & St Joseph’s Housing Committee

· Tudor Renewal Area Resident’s Association

· Twaddell Woodvale Resident’s Association

· Upper Ardoyne Community Partnership

· Upper Long Streets Resident’s Association

· Upper North Belfast Community Empowerment Partnership

· Victoria Resident’s Association

· Vine Centre



	Other Organisations
	23
	· Belfast City Council

· Belfast Healthy Cities

· Belfast Orange Hall

· Bryson Charitable Group

· Committee for the Administration of Justice

· Community Relations Council

· Controlling Trustees of the Mater Hospital YP Fund

· Co-Ownership Housing Association

· Edward De Bono Foundation

· Filor Housing Association

· Healing Through Remembering

· Historic Buildings Council

· Mater Hospital Community Forum

· Newington Housing Association

· North Belfast Partnership Board

· North City Business Centre


	Respondent Category
	Number of Responses
	Breakdown of Responses

	Other Organisations (cont’d)
	
	· North & West Belfast Healthy Ageing Consortium

· Participation and the Practice of Rights Project

· Trustees and Board of Governor’s St Malachy’s College

· Trustees Crumlin Road Masonic Hall

· Trustees of the Mater Hospital

· Urban Innovations

· Ulster Architectural Heritage Society

· Voluntary Service Belfast



	Individuals
	842
	

	
	
	

	TOTAL
	908
	


