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1.
INTRODUCTION
1.1
Background

Coleraine is located approximately 55 miles northwest of Belfast and 30 miles east of Londonderry.  It fulfils important commercial, health, education, employment and administrative functions and is the main retail and service centre for the north coast of Northern Ireland.

Coleraine has a long history as an important settlement.  The earliest known human settlement in Ireland is at Mountsandel on the outskirts of the town.  The town also has associations with St Patrick and was the site of a mediaeval monastic settlement.  The modern town was established in the 17th Century during the Plantation of Ulster.  The legacy of this period is still strongly in evidence in town centre’s street pattern and the remnants of the earthenwork defensive ramparts.

Coleraine has grown significantly in the post-war period and by 2001 the town had a population of approximately 23,700, making it the fifth largest town outside Belfast and Londonderry.  However, Coleraine’s importance extends beyond its boundaries, since the town has an extensive retail catchment area with an estimated population of 150,000.

Coleraine is the main town or ‘capital’ of the world famous Causeway Coast, which attracts over 2 million visitors per year, spending in excess of £37 million.  Given its proximity to major tourist attractions such as the Giant’s Causeway and the Bushmills Distillery, Coleraine also has an important tourism function.

A town centre partnership – the Coleraine Town Partnership Ltd – was set up in 1997.  The Partnership is active and well managed and it has taken forward a number of projects in the town centre, such as CCTV and events promotion.  Coleraine was one of the first towns in Northern Ireland to appoint a town centre manager.  The Town Centre Manager has been in post for around 6 years.

Last year, the Department for Social Development, the Department of the Environment’s Planning Service and Coleraine Town Partnership Ltd jointly funded a Town Centre Development Strategy for Coleraine.  Drivers Jonas, a GB based consultancy firm, were appointed to undertake the work.  The Strategy, which was completed in May 2005, has three sections:

(a)
a town centre healthcheck;

(b)
a retail and leisure capacity study; and 

(c)
a development strategy for the main development sites in the town centre.

A summary of the main points arising from the Drivers Jonas work is attached at Appendix 1.

Full copies of the Town Centre Development Strategy can be obtained from:

Coleraine Town Partnership Ltd.
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There are at least six major development opportunities in or on the edge of Coleraine town centre.  These offer an opportunity to bring forward a series of exciting developments that have the potential to determine how the town develops over the next 25 to 50 years.  The Department for Social Development is determined that the maximum benefit for Coleraine should be secured from these opportunities.  To this end, the Department has developed a set of regeneration objectives for Coleraine town centre.  These are included within this development brief in Section 3.

1.2
Purpose of the Brief

Through this brief, the Department for Social Development (hereafter referred to as either ‘the Department’ or ‘DSD’) invites development proposals for two major town centre development opportunities in Coleraine at:

(a)
the Abbey Street Car Park; and

(b)
the Mall Car Park.
In particular, this brief sets out the following:

· The statutory context within which the Department must work;
· Government requirements for the two sites;

· The basis on which the Department will consider development proposals for the two sites;

· If development proposals are acceptable to the Department, the basis on which the Department proposes to work in partnership with the prospective developer; and

· The approach the Department proposes to take in respect of land assembly through negotiation and, if necessary, the use of its compulsory vesting powers.

2.
STATUTORY ROLES AND POWERS

2.1
DSD’s Regeneration Remit and Statutory Powers

The Department for Social Development plays the lead role in promoting and co‑ordinating the implementation of urban regeneration programmes and schemes in town and city centres throughout Northern Ireland.  The Department’s Regional Development Office carries out this role in the cities and towns outside Belfast and the North West.

The Department’s statutory regeneration authority derives from:
· Part VII of the Planning (NI) Order 1991 (as amended by the Planning (Amendment) (Northern Ireland) Order 2003, Article 31), which provides the legislative basis for comprehensive development schemes, land acquisition and disposal of land, and the extinguishment of public rights of way; and
· the Social Need (NI) Order 1986 which provides the statutory basis for granting financial assistance to projects in areas of special social need and undertaking environmental improvement schemes.
The provisions of the Planning Order 1991 give the Department power to:
· prepare a development scheme where it considers it 'expedient that any area should be developed, redeveloped or improved as a whole' (Article 85);
· acquire lands, either by agreement or compulsorily, where it is satisfied that 'the land is required in connection with a development scheme' (Article 87); and
· dispose of land held for planning purposes 'to such person as may appear to [the Department] to be expedient in order to secure the best use of that or other land and any buildings or works which have been, or are to be, erected, constructed or carried out thereon, whether by itself or by any other person, or to secure the erection, construction or carrying out thereon of any buildings or works appearing to it to be needed for the proper planning of the area' (Article 90(1)).
The effect of these powers is that DSD can, providing it is satisfied that any proposal achieves its objectives, satisfies statutory requirements and would be in the public interest, enter into appropriate legal arrangements to use its vesting powers to work with a developer to assemble development sites.
2.2
Human Rights, Equality and New TSN

In delivering regeneration schemes, DSD is fully committed to complying with the requirements of the New Targeting Social Need (New TSN) policy, the Statutory Equality Duty arising from Section 75 of the Northern Ireland Act 1998 and the provisions of the Human Rights Act 1998.
(a)
Human Rights

DSD will exercise it powers to prepare development schemes and to acquire and dispose of land in accordance with the European Convention on Human Rights and the Human Rights Act 1998.

(b)
Statutory Equality Duty

DSD is required under the provisions of Section 75 of the Northern Ireland Act 1998 to have due regard to the need to promote equality of opportunity between:

· Persons of different religious belief, political opinion, racial group, age, marital status or sexual orientation;

· Men and women generally;

· Persons with a disability and persons without; and

· Persons with dependants and persons without.

The Department must also have regard to the desirability of promoting good relations between persons of different religion, political opinion or racial group.

As part of this brief, the Department therefore requires prospective developers to demonstrate how their proposals will promote equality of opportunity and good relations in relation to the various categories listed above.  Developers must also make a statement that their proposals will have no negative impact on equality of opportunity between any of the categories listed above or on relations between persons of different religion, political opinion or racial group.

The Department intends to build into the agreement with the prospective developer a requirement on the prospective developer to address New TSN, equality of opportunity and good relations as outlined above.  The Department also intends to build into the agreement with the prospective developer a requirement on the developer to comply with current equality and anti-discrimination legislation.
(c)
New TSN

New TSN aims to tackle social need and social exclusion by requiring all Government Departments to use their resources to benefit the most disadvantaged people, groups and areas and to change the way things are done so that programmes and services are organised and delivered in ways that are more helpful to disadvantaged people.  New TSN applies to all aspects of Government activity.

New TSN has three complementary elements:

· A particular focus on tackling unemployment and increasing employability;

· Tackling inequalities in areas such as health, housing and education and the problems of disadvantaged areas; and

· Promoting Social Inclusion (PSI), through which Departments work together and with partners outside Government to:

· Identify and tackle factors which can contribute to social exclusion; and

· Undertake positive initiatives to improve and enhance the life and circumstances of the most deprived and marginalized people in our community.

In practical terms, New TSN means that regeneration schemes on the two sites covered by this development brief must add value to the local economy by:
· tackling unemployment, particularly long-term unemployment;

· enhancing employability; and

· maximising training opportunities for local people, particularly those from areas of greatest social need.  The Department can provide an indication of such areas based on suitable objective measures.

As part of this brief, the Department therefore requires prospective developers to make acceptable proposals to address this issue.  The proposals should address both training and employment issues not only in relation to the jobs within the developers control (i.e., the main contract), but also the jobs created by sub-contractors and the end-users of the new development (e.g., retailers).

2.3
The Roles of Other Government Departments

A number of Government Departments are involved in achieving this objective through their statutory responsibilities.

· The Department for Regional Development (DRD) has powers under the Strategic Planning (Northern Ireland) Order 1999 to formulate and co-ordinate the implementation of a regional development strategy (RDS).  The RDS is a strategic planning document which sets out the long-term direction for development plans.  DSD must ensure that any Development Scheme promoted by the Department is in general conformity with the RDS.

Through the Roads Service, DRD also has statutory responsibility for transportation, highways and parking.  DRD will play a key role in determining whether development proposals for the two sites meet parking and transportation requirements.  Prospective developers are advised to contact the Roads Service before submitting proposals for consideration.
· The Department of the Environment (DOE), through the Planning Service, has statutory duty laid down in Part II Article 3 of the Planning (NI) Order 1991 ‘to formulate and co-ordinate policy for securing the orderly and consistent development of land and the planning of that development’.  In relation to the two sites covered by this brief, the DOE is responsible for making development plans which cover Coleraine and for determining any planning applications made by developers in respect of the sites.

The DOE, through the Environment and Heritage Service (EHS), also takes the lead in advising on, and in implementing, the Government's environmental policy and strategy in Northern Ireland.  The EHS aims "to protect and conserve the natural and built environment and to promote its appreciation for the benefit of present and future generations".  Both of the sites covered by this development brief lie within the Coleraine Area of Archaeological Potential (as defined in the Draft Northern Area Plan 2016 Volume 2, Part 5, Section 7.1 and Map 3/01a).  The EHS will play an important role in assessing any planning applications made by prospective developers in respect of the two sites.  Prospective developers are advised to contact the EHS before submitting proposals for consideration.
· Planning Policy Statements prepared in accordance with the provisions of Part II Article 3 of the Planning (NI) Order 1991 express the policies of the DOE and DRD on different aspects of land use planning.  DSD will take relevant Planning Policy Statements into account when exercising its powers.

The Department for Social Development is committed to ensuring a joined up approach is taken to delivering regeneration schemes on the two sites in Coleraine town centre covered by this development brief.  DSD will facilitate the implementation of the regeneration schemes on behalf of all Government Departments, but each Department will retain its own statutory responsibilities.
3.
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 Coleraine Town Centre

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

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

· The frontage of the River Bann.  The river is one of Coleraine’s finest assets, but the town has not used it to its best advantage.  There are a number of excellent development opportunities along the river front.  The riverside area provides opportunities for residential and leisure developments.  It is essential that any new development on the riverfront is properly integrated into the town centre.

· The Diamond.  The Diamond is the main civic space in Coleraine Town Centre.  However, at present little is being done to exploit the potential of this area, as can be seen from the predominance of low quality retail offerings. The Department has invested in environmental improvement works to bring The Diamond up to a standard that befits the town.  However, further work is required to re-establish it as the central focus of the town centre.

· The historic streetscape.  The pattern of Coleraine’s streets, including the broad thoroughfare of Church Street and the narrower side streets, was originally set out in the 17th Century.  It has remained largely intact to this day and it helps to give the town centre its unique look and feel.

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

2.
To resolve the parking and congestion problems in Coleraine town centre.

· In addition to providing sufficient parking to service the additional floorspace which they create within the town centre, developments should assist in addressing the shortfall of 200 short-stay parking places identified in the Draft Northern Area Plan.

· Developments should seek to reduce the volume of service vehicle traffic in The Diamond and other parts of the pedestrianised zone.

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

3.
To strengthen the retail offer in Coleraine town centre and to improve its viability and vitality.

· Developments should address the current and future projected levels of demand for comparison shopping and thereby help to safeguard and promote Coleraine’s position within the retail hierarchy.

· Developments should either create a ‘shopping circuit’ or form part of an existing one to ensure that the level of footfall required for a successful retail development is achieved.

· Developments should consolidate the existing shopping core and strengthen 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 and not turn Coleraine into a ‘clone town’.  It is important to preserve the diversity and current complex balance of independent and multiple retailers in Coleraine town centre. 

· Developments should seek to support the economic sustainability of Coleraine town centre by reducing the leakage of shoppers from Coleraine to other towns. Whilst recognising the importance of attracting visitors, especially those visiting the North Coast, it must be borne in mind that year round sustainability relies on the footfall of the indigenous population.

4.
To introduce non-retail activities to the town centre.

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

· Developments should encourage the growth of evening uses of the town centre, such as leisure, restaurants and bars.  Developments should deliver a balance of leisure uses and not place an emphasis on the licensed trade and the provision of bars and clubs 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.

5.
To enhance the public realm and promote high quality design in Coleraine 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 Coleraine 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 Coleraine 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 

· The design of developments should serve to improve connections within 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’ caused by internalised shopping centres which reduce the ease of movement within town centres.

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

· Developments should seek to enhance the town’s heritage by preserving and displaying key archaeological finds where these could contribute to the cultural draw of Coleraine.

6.
To reinforce communities and encourage integration.

· Developments must deliver benefits for Coleraine 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 Coleraine by being accessible to and inclusive for the deprived neighbourhoods around the town centre.

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

7.
To promote and facilitate deliverable and commercially successful development schemes in Coleraine 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 Coleraine and elsewhere.

· Prospective developers must be prepared to enter a development agreement 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 two sites 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.
4.
THE DEVELOPMENT SITES
4.1
The Sites

The sites covered by this development brief are:

(a)
The Abbey Street Car Park – a flat, broadly rectangular 0.57ha (1.4 acre) site situated to the south of The Diamond in Coleraine town centre.  The site is currently used as a DRD Roads Service car park providing 185 short-stay car parking spaces.

(b)
The Mall Car Park – a flat, broadly rectangular 0.61ha (1.5 acre) site situated to the north of The Diamond in Coleraine town centre.  It is currently used as a DRD Roads Service car park providing 218 short stay car parking spaces.

Prospective developers are advised that both sites lie within the Coleraine Area of Archaeological Potential as defined in the draft Northern Area Plan (Volume 2, Part 5, Section 7.1 and Map 3/01a).  Developers should contact the Department of the Environment’s Environment and Heritage Service before submitting proposals for consideration.
Prospective developers are strongly advised to make their own enquiries as to the existence of physical encumbrances and to the suitability of the sites for any particular scheme.

4.2
Abbey Street Car Park

(a)
Description
Abbey Street Car Park is a 0.57ha (1.4 acre) site situated to the south of The Diamond in Coleraine town centre and close to the Diamond Shopping Centre and the prime retail area of Church Street.

The car park currently provides 185 short stay car parking spaces for visitors to the town centre and is accessed via Abbey Street.  It is well utilised, currently operating at or close to full capacity at most times on most days.
The site is flat, surfaced by bitumen macadam and broadly rectangular in shape.

(b)
The Abbey Street Car Park in context
The Abbey Street Car Park is bounded by:
· Stable Lane to the north;

· New Row West to the east;

· Coleraine Baptist Church to the south; and

· Abbey Street to the west and south west.

The site is close to the Market Yard (Designation CET04 in the Draft Northern Area Plan 2016), one of the five other development opportunity sites in the town centre.  The Market Yard is owned by Coleraine Borough Council and there are plans to develop a museum and new library for Coleraine on it.

The car park is also close to the Diamond Centre, Coleraine’s only covered shopping Mall.  The Diamond Centre opened in 2002 and provides 120,000 sq ft of retail space.  The anchor tenants are Heatons Department Store and TK Maxx.  Other tenants include multiples HMV, Clinton Cards, Petroleum Menswear, Principles and Phones 4 U.
The site is also a short distance from The Diamond, the main civic space in the town centre, and Church Street, the prime retail area in the town centre.  The Department will require developments proposed for the Abbey Street Car Park to positively address the context of its position between the Market Yard, Church Street, The Diamond and the Diamond Centre, and to enhance the linkages to these other features of the town centre.

The properties on New Row West and Stale Lane are occupied by niche retailing and offices.  A significant stretch of the side of Stable Lane opposite the site comprises service areas and the rear walls of properties facing onto The Diamond.  The Northern Ireland Housing Executive’s Coleraine District Office is located close to the site on Abbey Street.  There is a small area of housing on Stone Row to the south of the site and a larger residential area at Ferryquay Place off Abbey Street.
(c)
Ownership
The site is currently in the ownership of the Department of Regional Development’s Road Service.  There are no encumbrances on title that would affect development potential.

For legal reasons associated with the transfer of powers between Departments at the time of devolution, the site will have to be transferred to the Department for Social Development before a development scheme involving retail or other commercial uses can be taken forward.
(d)
Site Assembly
Since the site is surrounded on three sides by highway, it is effectively an island site at present.  There are opportunities for developers to assemble a wider site by acquiring premises to the west which front Abbey Street.  Several of these properties are vacant and as such are currently on the market.
The stretch of service areas and blank frontage opposite the site on Stable Lane provides an unattractive streetscape and reinforces the secondary nature of the street.  The properties facing onto The Diamond are of variable quality and a small number are currently vacant.  A radical approach to the development of the Abbey Street site could involve these properties to create a scheme with a frontage onto The Diamond.

Following consideration of bids from prospective developers in response to this development brief, the Department may consider the acquisition of additional land or property adjacent to the two car parks to allow larger developments to proceed.  Further information on this is contained in Section 8.
(e)
Planning Context
The Abbey Street Car Park is designated as a Development Opportunity Site in the Draft Northern Area Plan 2016 (Zoning CET 02).  The draft Area Plan identifies the Key Site Requirements for the Abbey Street site as follows.

1.
The development of the site will only be considered within the context of an appropriate overall design concept to ensure it satisfactorily integrates into the existing town centre fabric.

2.
An acceptable Transport Assessment will be required.

3.
The development of the site shall incorporate the provision of the current number of parking spaces, together with an additional level of provision to be agreed with the Department.

4.
An element of commercial development including retailing and offices will be acceptable.

5.
Any development shall not exceed the equivalent of a normal three storey building, and incorporate vertical emphasis in elevation treatment and roof detail to ensure it is not overly dominant in the street scene.

6.
The design and finishes shall be of a high standard and enhance the appearance of Abbey Street, Stable Lane and New Row West.

(f)
Potential Uses of the Site
In May 2004, DRD Road Services commissioned an Economic Appraisal of the proposed redevelopment of Abbey Street Car Park as a multi-storey car park.  The site was identified as a suitable site for redevelopment on the basis that:

· It is close to the main pedestrianised shopping precinct within the town centre, which is easily accessed from the site without any necessity to cross any significant highway;

· The other potential sites held by DRD were either too small to accommodate a multi-storey development or were located too far from the town centre;

· DRD has not been able to identify any other available potential sites held by the private sector which have not already been earmarked for retail and residential development; and

· DRD are prepared to release the site for redevelopment.

The appraisal concluded that this site is a key car park serving the town and should be enhanced to provide more spaces.  Alongside this car parking function, the appraisal further recommended that an element of retail space should be incorporated into the scheme to assist its viability and to add to the overall retail offer in the town.  The site as it is currently configured could not accommodate a retail component in excess of 3,700 m2 (40,000 ft2).

(g)
Estimated Site Capacity
The Drivers Jonas Development Strategy for Coleraine town centre estimates that the Abbey Street Car Park can accommodate a three storey building, with ground floor dedicated retail of 3,700 m2 (40,000 sq ft) and provision for 555 car parking spaces.

The number of car parking spaces proposed suggests full reprovision of the existing spaces, sufficient to accommodate the retail component and accommodation of the additional 200 short stay spaces identified as being required for Coleraine Town Centre.
The Department recognises that if the site were to be extended with additional land assembly, a much larger development could be delivered.
4.3
Development Requirements for the Abbey Street Site
The Department for Social Development seeks bids from developers for the Abbey Street car park site.  The Department’s requirements for the development are as follows.

· Development on the site must deliver sufficient car parking spaces to replace the current provision on the site (185 spaces), accommodate the additional traffic that will be generated by the proposed development on the site and contribute at least 150 spaces towards the current shortfall in short-stay parking spaces in the town centre.

· Development on the site must include an element of retail space.  The developer will be expected to demonstrate the level of supportable market demand for the amount of additional retail floorspace that is proposed as part of the development.
· The retail offer should complement, not compete with, other existing and proposed retail provision in Coleraine town centre.
· Development on the site may also include elements of residential, office or leisure related space.  If it is proposed to develop an extended site, the Department will require the development to be mixed use and include at least one other use in addition to retail.

· 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 capacity and impact assessments.

· Development on the site must positively address the context of its position between the Market Yard, Church Street, The Diamond and the Diamond Centre.  As far as possible, development on the site must improve linkages through the site and between it and these other features of the town centre.

· Development on the site must be outward facing and present high quality frontages with active uses at ground level.

· The Department does not provide prescriptive design guidance as part of this brief in order to allow prospective developers 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 Coleraine 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 in the vista along Stone Row from The Diamond.
· 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.  The surface treatments of any public realm areas and open space must complement the new environmental improvement scheme in The Diamond and the planned scheme for Bridge Street, Church Street and Kingsgate Street.  Any works proposed and materials to be used on the publicly adopted highway must be agreed with DRD Roads Service and DOE Planning Service.  If it is proposed that an area of public open space be created as part of the scheme, the Department requires a piece of public art to be incorporated into the scheme.  Developers should consult with the Town Centre Manager on the emerging Public Art Strategy for Coleraine.
· Development on the site must provide maximum accessibility for pedestrians and cyclists and enhance current pedestrian and cycle 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.  Prospective developers will be expected to set out their proposals for dealing with the archaeological potential of the site/
4.4
The Mall Car Park

(a)
Description
The Mall Car Park is a 0.61ha (1.5 acres) site situated to the north of The Diamond in Coleraine town centre and is linked to The Diamond through the Diamond Arcade and to Church Street along Bell House Lane and Park Street.

The car park currently provides 218 short stay car parking spaces for visitors to the town centre.  The car park is well utilised and is currently operating at or close to full capacity. 

The site is flat with a bitumen macadam surface and is broadly rectangular is shape, widening at the eastern side of the site extending to Bell House Lane.

(b)
The Mall Car Park in context
The Mall Car Park is bounded by:-

· The Mall and an old Mercedes dealership to the north;

· Queen Street and the old Dunnes Store property to the west;

· Rear of the premises fronting onto The Diamond to the south; and 

· Park Street to the east

The Mall Car Park occupies a strategic position between the Circular Road development opportunity site (Designation CET05 in the Draft Northern Area Plan 2016) and the Harbour Lands (Designation CET06 in the Draft Northern Area Plan 2016).  The Circular Road site is in private ownership and it is understood that the owner is developing proposals for a retail led scheme.  The Harbour Lands are owned by Coleraine Harbour Commissioners, who are developing proposals for a major mixed use scheme that would incorporate a hotel and residential, office and leisure uses.  Like the Abbey Street Car Park, the Mall Car Park is a short distance from The Diamond and Church Street.

The Department will require developments proposed for the Mall Car Park to positively address the context of its position between Church Street, The Diamond, the Circular Road site and the Harbour Lands and to enhance the linkages to these other features of the town centre.  The Department considers the linkage to the Harbour Lands to be of particular importance in order that any development on that site is properly integrated into the town centre.

Large portions of the southern and western boundaries of the site are made up of the rear of properties fronting onto The Diamond and Queen Street respectively.  Many of these properties are of poor quality and a number are vacant or underused.

There are small areas of housing adjacent or close to the site.  There is a group of 8 two-storey houses at Park Street at the eastern edge of the site.  There is also a small group of residential properties, including recently developed apartments, on Circular Road.
(c)
Ownership
The Mall Car Park is in the ownership and control of the Department of Social Development having been acquired by the Department in order to facilitate its development for regeneration purposes.

There are no encumbrances on title that would affect the site’s development potential.  However, prospective developers should be aware that a number of properties fronting on to The Diamond and Queen Street have rights of way across the site that will have to be taken account of during any future development.

(d)
Site Assembly
The Mall Car Park development opportunity site identified in the draft Northern Area Plan (Zoning CET 03) extends beyond the boundary of the DSD owned car park.  The development opportunity site also includes:

· the vacant Dunnes Store building located immediately to the west of the car park site, which is identified as a target site in the draft Northern Area Plan 2016.  Adding this property and the adjacent Ferguson House to the site would increase the size of the development to 3.3 acres (1.3 ha) and increase the visibility of any scheme from the town centre by strengthening its links to the Diamond and creating a large frontage on to Queen Street.

· The vacant property to the north of the site previously used as a Mercedes dealership, which is also identified as a target site in the draft Northern Area Plan 2016.  Adding this property to the site would increase the size of the development and increase its visibility and accessibility from the Circular Road, which is a major through route in Coleraine town centre.  The addition of this property would allow a comprehensive scheme that could tie into any proposals on the Harbour Land to be brought forward.

The rights of way to the properties facing onto The Diamond and Queen Street may present challenges for the design of any development on the site, particularly in respect of the servicing and access arrangements.  These properties are of variable quality and a small number are currently vacant or on short-term lets.  A radical approach to the development of the site could involve these properties to create a scheme with an extensive frontage onto The Diamond and Queen Street.

As indicated at (c) above, the Mall car park itself is currently in the control of DSD.  The Department considers that a viable development could be delivered on this site within a short timescale.  However, the Department also recognises that the addition of further properties, particularly those included within Development Opportunity Site CET 03 and those fronting onto The Diamond and Queen Street, would improve the development’s connections with the existing retail core and proposed future developments.

Following consideration of bids from prospective developers in response to this development brief, the Department may consider the acquisition of additional land or property adjacent to the two car parks to allow larger developments to proceed.  Further information on this is contained in Section 8.
(e)
Planning Context

The Mall Car Park is designated as a Development Opportunity Site in the Draft Northern Area Plan 2016 (Zoning CET 03).  The draft Area Plan identifies the Key Site Requirements for The Mall site as follows.

1.
The development of the site will only be considered within the context of an acceptable overall design concept to ensure it satisfactorily integrates into the existing town centre fabric.

2.
An acceptable Transport Assessment will be required.

3.
The development of the site shall incorporate the provision of the current number of parking spaces, together with an additional level of provision to be agreed with the Department.

4.
An element of commercial development including retailing and offices will be acceptable.

5.
Any development shall not exceed the equivalent of a normal three storey building. Vertical emphasis in elevation detail and variety in roof design will be required.

6.
The design and finishes shall be of a high standard and enhance the appearance of The Mall, Bellhouse Lane and Park Street.

7.
A pedestrian link shall be provided to The Diamond Arcade.

8.
Any development will facilitate servicing to the rear of the adjoining commercial premises in The Diamond, Church Street and Queen Street.

9.
Any development will respect the historic integrity of The Mall as part of the town’s defensive earthworks.

In addition, the service and delivery access arrangements should minimise as far as possible conflict with pedestrian movement to and from the site.

(f)
Potential Uses of the Site
The Drivers Jonas development strategy identified The Mall car park as a prime development opportunity within Coleraine town centre due to its relationship to the existing retail core, its size and its deliverability.  The consultants also identified the site as contributing positively to the creation of a circuit of pedestrian movement that could include any new development on the Harbour lands.

The consultants considered that the site’s proximity to The Diamond and Church Street make it part of the primary retail core of Coleraine town centre.  It would therefore a suitable location for a scheme that could accommodate the following many of the national multiple retailers that have expressed interest in locating in Coleraine or who require larger premises.  The site would also be suitable for a quality food offer.  Although the retail and leisure capacity study identified no quantitative need for convenience food retail in Coleraine, it did recommend on the basis of the qualitative need that a quality food offer could be accommodated in a location that positively benefited the town centre.  The potential requirement for a Marks and Spencer foodstore could therefore be directed to this site.

Drivers Jonas indicate that the site also has the capacity to accommodate a small to medium sized multi-screen cinema.

Given its location in Coleraine town centre, the Mall development would be a suitable location for a new multi-storey or basement car park facility that would replace the current parking provision on site (218 spaces), service the new development and contribute to meeting the parking shortfall in the town centre.

(g)
Site Capacity
Taking account of the three storey restriction on height and the need to both retain and enhance the car parking on site, the Drivers Jonas Development Strategy for Coleraine town centre estimates that the site currently owned by DSD could accommodate:

· 7,200 – 11,000 m2 (78,000 – 120,000 ft2) of retail space

· a 6 screen cinema extending to 1,700 m2 (18,000 ft2)

· 596 car parking spaces.

This broad assessment assumes double basement car parking and site coverage of the commercial element of between 50% and 75%.

4.5
Development Requirements for the Mall Car Park site
The Department for Social Development seeks bids from developers for the Mall car park site.  The Department’s requirements for the development are as follows.

· Development on the site will be mixed use and contain elements of retail, leisure and residential uses.  The inclusion of office space in a development on the site will be acceptable, but is not a requirement of this brief.

· The retail provision in any development on the site must make a positive contribution to addressing the growing comparison retail capacity in Coleraine.  The retail offer should complement, not compete with, other existing and proposed retail provision in Coleraine town centre.  The provision of a department store on the site is not a requirement of this brief.  The inclusion of convenience retail in any development on the site will only be acceptable if it is specifically retained for a high quality food offer that will positively enhance the retail offer of the town centre.  The developer will be expected to demonstrate the level of supportable market demand for the amount of additional retail floorspace that is proposed as part of the development.
· 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 capacity and impact assessments.

· Development on the site must deliver sufficient car parking provision to replace the current provision on the site (218 spaces), accommodate the additional traffic that will be generated by the site and contribute at least 50 spaces towards meeting the current shortfall in short-stay parking spaces in the town centre.

· Development on the site must positively address the context of its position between Church Street, The Diamond, the Circular Road development site and the Harbour lands.  As far as possible, development on the site must improve linkages through the site and between it and these other features of the town centre.

· Development on the site must be outward facing and present high quality frontages with active uses at ground level.

· The Department does not provide prescriptive design guidance as part of this brief in order to allow prospective developers 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 Coleraine 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 in the vista along Bell House Land from The Diamond.
· 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.  The surface treatments of any public realm areas and open space must complement the new environmental improvement scheme in The Diamond and the planned scheme for Bridge Street, Church Street and Kingsgate Street.  Any works proposed and materials to be used on the publicly adopted highway must be agreed with DRD Roads Service and DOE Planning Service.  If it is proposed that an area of public open space be created as part of the scheme, the Department requires a piece of public art to be incorporated into the public open space.  Developers should consult with the Town Centre Manager on the emerging public art strategy for Coleraine.
· The rights of way to properties fronting The Diamond and Queen Street must be protected in any development.

· Development on the site must provide maximum accessibility for pedestrians and cyclists and enhance current pedestrian and cycle access into and across the site.  In particular, the development must make provision for a pedestrian link to the Diamond Arcade.
· 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.  Prospective developers will be expected to set out their proposals for dealing with the archaeological potential of the site/
4.6
The wider context of the sites
Car Parking – The Department for Regional Development’s Roads Service manages a range of on-street and off-street car parking facilities in Coleraine.  The total stock of car parking spaces in Coleraine town centre is 2,076, comprising 220 on-street spaces and 1,856 off-street spaces in 9 managed car parks.

The car parking facilities in Coleraine Town Centre are now operating at or close to capacity at high demand times.  A survey of demand levels carried out on mid‑week afternoons between August 2002 and May 2003 found that, on average, 87% of on-street car parking spaces and 93% of spaces in the Abbey Street car park are occupied at any one time.

On the basis of the current and future projected levels of demand, the Department will require developments on the Abbey Street and Mall Car Parks to contribute towards providing an additional 200 short stay car parking places in Coleraine town centre to meet the shortfall calculated by the DRD Roads Service.  This is in addition to any spaces that would be required to facilitate any further significant retail developments.

The Roads Service has erected a system of fixed and variable message signs in Coleraine town centre to advise motorists of the number of available car parking spaces in the town centre’s five main public car parks.  Developers will be required to make a contribution to the costs of upgrading or extending the variable message and fixed sign systems to reflect any changes to the parking arrangements in the town centre arising from their developments.

In the interests of developing and delivering a coherent car parking strategy for Coleraine town centre, developers will be required to enter into a planning agreement under Article 40 of the Planning (NI) Order 191 to control the use of parking spaces in order to deter long-stay commuter parking.  This will normally include restrictions on the leasing of contract spaces.

The Retail Market – Coleraine town centre is an important retail and commercial centre with an estimated 75,000 square metres of gross retail floorspace in use in 2003 (based on information from the Valuation and Lands Agency).  A major retail household survey in the summer of 2003 concluded that 44% of all retail expenditure from the Coleraine, Ballymoney, Limavady and Moyle local government districts goes to Coleraine, the greater part of this into the town centre. It also demonstrated that Coleraine has an extensive retail catchment, with the area for which Coleraine is the primary retail centre extending significantly beyond the Borough boundary, and it has been estimated that the town serves a catchment population of over 150,000 for higher order services.
The retail function of Coleraine town centre has been strengthened by a number of major retail developments in the past decade, particularly the opening of the Diamond Centre in the latter part of 2002.  The development of the town centre has been complemented by the progressive development of bulky goods stores at the Riverside Business Park (as defined in the Draft Northern Area Plan 2016), which forms a major out-of-town shopping offer located on the western side of the River Bann.  It accommodates tenants including B&Q, Harry Corry Home Makers, Lazer Electrical Supplies, JJB Sports, Land of Leather, Harveys, Carpet Right, J Sainsbury, Currys and Sleepmaster.
Total commercial investment in Coleraine in the period 1997 to 2000 is estimated at over £32 million.  In addition, there has been significant public sector investment in the town in recent years, including a new £33 million hospital, £6m Civic Centre and £2m Bus and Rail Interchange.
The retail offer in Coleraine is currently well established with an overall vacancy level at 9%.  In Church Street, the town’s prime retail pitch, Zone A rents are in the region of £80/square foot.  Units in secondary locations in the town centre command rents of around £70/square foot.  Prime rents in the Diamond Centre are in the region of £750/square metre (£70/square foot).
Coleraine has a number of retail requirements from national retailers seeking to extend their networks.  The creation of a new town centre development with a strong retail element could provide the catalyst to confirm retail requirements from known and new retailers.  It is also anticipated that some existing retailers will seek relocations into modern premises, which will allow the vacated premises to be refurbished and re-let to maintain the fabric of the existing retail core.
The Office Market – Grade A office accommodation in Northern Ireland is essentially limited to Belfast.  The market demand for high specification office space in towns outside Belfast is very limited.
Coleraine provides a limited supply of secondary office space, which is scattered around the Town Centre.  Commercial offices of this type achieve rents of in the range of £5-£7 per square foot.  This may increase up to £9 per square foot if the space benefits from a lift and/or air conditioning.

In terms of opportunity, a case could be made for providing Grade A accommodation on a smaller scale for local businesses.
The Leisure Market – There is a general lack of modern leisure provision in Coleraine.  Coleraine’s evening economy is limited, which has led to significant leakage to the coastal resorts of Portrush and Portstewart.  Aside from a limited food and drink offer, Coleraine’s leisure offer is restricted to a public swimming pool and leisure centre.  Recent research has indicated that there is interest from operators for a small cinema in Coleraine, provided that the site is well located with good car parking provision.  The potential for a small well-located cinema to be developed in the town centre suggests that there is capacity to improve the commercial leisure offer.
5.
INVITATION TO SUBMIT DEVELOPMENT PROPOSALS
The Abbey Street Car Park and the Mall Car Park are offered to the market on the basis of this brief.  This brief, however, is intended to provide general information only on Coleraine in general and the two sites in particular.  Anything contained within this brief is for information only and is not to be construed as forming part of any subsequent contract.

Developers may make submissions in respect of:

(a)
The Abbey Street car park only;

(b)
The Mall Car Park only; or

(c)
both sites.

The preferred development(s) will be selected on the basis of a two stage process as outlined in Section 8.1 of this brief.
Development proposals will be considered against the criteria listed at Section 8.2 of this brief.

The sites will be released consecutively.  Given the importance of the sites as short stay car parks for Coleraine town centre, the Department will not agree, under any circumstances, to development proceeding on the two sites simultaneously in a way that would adversely impact on parking provision in the town centre to a greater degree than is absolutely necessary.
The requirements for the content of submissions are outlined in Section 9 of this brief.

6.
SELECTION

6.1
The Selection Process
Development proposals will be considered in a two stage process as follows.
(a)
Prospective developers are asked to submit their proposals for the acquisition and development of either or both of the sites before 5.00 pm on 3 February 2006.  The requirements for the content of development proposals are outlined in Section 7 of this brief.  Late submissions will not be accepted.
(b)
In the first stage of the process, submissions will be assessed against the criteria listed in Section 6.2 of this brief.  The assessment will be undertaken by a panel comprising members from the Department for Social Development’s Regional Development Office, the Department for Regional Development’s Roads Service and the Department of the Environment’s Planning Service.  DSD will chair the assessment panel.  The Department reserves the right to negotiate with any bidder to obtain further information and/or clarification on the detail of any development proposal submitted.  The Department will not be bound to proceed with any of the proposals submitted.  The Department will not be required to proceed with the highest bid.
(c)
The assessment panel will select a number of the development proposals which best meet the criteria listed in Section 6.2 of this brief for more detailed appraisal and analysis.  This process of appraisal and analysis will include, but not be limited to:

· Economic appraisal of the shortlisted proposals;

· Retail Impact Assessment;

· Urban Design Appraisal;

· Property and Financial Appraisal;

· Environmental Impact Assessment;
· Transport Assessment; and

· Public consultation on the shortlisted proposals.
During this period of appraisal and analysis, the Department will enter into more detailed negotiations with the shortlisted developers in light of the contents of the bids submitted and changes in the context for the development that may occur after the development proposals have been submitted. Prospective developers will be expected to provide more detailed information on their proposals at this stage.

(d)
Following the conclusion of the detailed appraisal and analysis, the Department, in consultation with other Departments and Agencies as appropriate, will select a preferred developer(s) for either or both of the sites.  If the Department decides to proceed with developments on both sites, the Department will also decide on the phasing of the developments at this stage.  The Department will not be bound to proceed with any of the proposed developments at this stage.  The Department will not be required to proceed with the highest bid.

6.2
Selection Criteria
The selection of a preferred developer will be based on the following criteria.

(a)
Compatibility with the Regeneration Objectives for Coleraine Town Centre outlined in Section 3.3 of this brief.  This will be the major part of the consideration of the development proposals.
(b)
Compatibility with the aims, principles and fundamental requirements expressed in this brief.  The manner in which the developer interprets the requirements of the brief and the intention to translate these into a well-designed, attractive, practical and viable scheme will be important considerations.

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

(d)
Quality of design.  The Department aims to promote a high quality of design in town centre developments.  The quality of the design of the proposed developments will therefore be a major consideration in the assessment process.  The factors that will be considered will include the aesthetic quality of the architecture, the way that the proposed development fits into the site and its context within Coleraine town centre and the proposed solutions for vehicular access and servicing.

(e)
Suitability of use.  The proposed uses to which the sites will be put will be assessed in terms of their suitability both in terms of the individual site, the site’s context in relation to other development opportunity sites and the needs of Coleraine town centre as a whole.
(f)
Conformity with current planning policy.  Proposals will be assessed on the extent to which they conform with current planning policy and guidance and their prospects of securing planning permission.

(g)
Deliverability.  Development proposals will be assessed on their ability to be delivered within a realistic timeframe.

(h)
The experience, skills, resources, track record and ability to deliver of the developer and the proposed professional team.
(i)
Car parking.  Both the Abbey Street and Mall car parks are important providers of short stay parking for Coleraine town centre.  It is inevitable that development on these sites will create additional parking pressures, both in the short term while they are being developed and in the longer term due to the additional traffic that they will attract.  Development proposals will, therefore, be assessed on:
· the alternative parking arrangements that will be put in place while the scheme is being developed in order to mitigate the parking disruption; and

· the parking provision that will be put in place as part of the completed scheme, including the number of parking spaces to be created and the proposed pricing regime.

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

(k)
Financial bid.

Expenditure incurred by developers in preparing and submitting their proposal is not refundable by the Department.
7.
CONTENT OF SUBMISSION
Developers may make submissions in respect of:

(a)
The Abbey Street car park only;

(b)
The Mall Car Park only; or

(c)
both sites.

Submissions should include the following information.
(a)
A design statement which:

· sets out the design principles applied by the bidder;

· describes the architectural style of the proposed development;

· includes a site analysis;

· produces design solutions for the site.  As part of this, it will be important that vehicular access to and the servicing of the proposed development is carefully considered to ensure that the arrangements do not cause unacceptable additional congestion on surrounding roads and do not detract from the appearance of the development.  A full Transport Impact Assessment will be undertaken later;
· includes a contextual analysis; and

· demonstrates how the proposed design responds to the context of the site.  For the Abbey Street site, this must positively address the context of its position between the Market Yard, Church Street, The Diamond and the Diamond Centre.  For the Mall Car Park site, this must positively address the context of its position between Church Street, The Diamond, the Circular Road Development Opportunity Site and the Harbour Lands.
(b)
A statement which clearly identifies the uses which it is proposed will be made of the site and explains why the proposed use is suitable for the site.
(c)
Conceptual plans showing sketch layouts for each floor, elevations, cross sections, site layouts, axonometric sketches in the context of the surrounding area on one A0 folded paper copy and one reduced to A3 paper copy.
(d)
A declaration of any property or land currently in the ownership of the developer, or any of his associates, which falls within the proposed development boundary.
(e)
A schedule of floor space, including net and gross space.
(f)
Proposals for helping DSD to satisfy the legal requirement that (in the event that it is necessary for the Department to use its land acquisition powers to assist the proposed development) existing occupiers of the land who wish to be accommodated in the new development must be provided an opportunity to obtain accommodation suitable to their reasonable requirements.
(g)
A statement on the parking arrangements during and after development as required in Section 6.2 point (e) of this brief and in the specific requirements for the sites outlined in Sections 4.3 and 4.5.

(h)
A description of the Development Team, including relevant experience in the past three years, evidence of ability to implement and manage the scheme and a statement on financial capability to take on the proposed scheme.
(i)
Submissions should include a realistic estimate of the delivery timetable for their proposed development.  Submissions should also include a statement on the experience, track record and ability to deliver of the Development Team.
(j)
A development programme outlining the key dates, including site assembly, securing of planning permission, construction start date and completion date.  Prospective developers need to demonstrate a firm commitment to achieve the estimated completion date.
(k)
A breakdown of the estimated development costs of the proposed scheme, including amounts allowed for site acquisition (if any), financing, marketing and fees.
(l)
A schedule of estimated rental and other income and the market value of any elements if the scheme to be sold on.
(m)
A financial offer which clearly states the full bid for the site based on the transfer of the freehold of the site.
(n)
Proposals on how prospective developers will address the requirements of New TSN as outlined in Section 2.2(c) of this brief.  The proposals should address both training and employment issues not only in relation to the jobs within the developers control (i.e., the main contract), but also the jobs created by sub-contractors and the end-users of the new development (e.g., retailers).
(o)
A statement demonstrating how the proposed development will promote equality of opportunity and good relations in relation to the various categories listed at Section 2.2(b) of this brief.  Developers must also make a statement that their proposals will have no negative impact on equality of opportunity between any of the categories listed above or on relations between persons of different religion, political opinion or racial group.
(p)
Any other relevant information.

Ten copies of the information should be submitted.

Any information submitted to the Department will be treated as Commercial-In-Confidence.  However, it must be recognised that under the terms of the Freedom of Information Act, this information may later be subject to release.  This will not, however, occur during the tender process stage.  Further information can be obtained from the internet at:
· http://www.informationcommissioner.gov.uk/cms/documentuploads/AG%202%20Info%20in%20Conf.pdf
· http://www.informationcommissioner.gov.uk/cms/documentuploads/AG%205%20Commercial%20interest%20Jan%2005.pdf
· http://www.ogc.gov.uk/embeddedobject.asp?docid=1002589
8.
PARTNERSHIP ARRANGEMENTS AND SITE TRANSFER
8.1
The Department’s Partnership Objectives
The principal objectives which DSD seeks from partnership with the private sector in the development of the two sites covered by this brief are:

· To secure innovative, high quality developments on the sites which are sympathetic to their settings and the character of Coleraine town centre.

· To secure successful, sustainable developments which act as catalysts for the regeneration of Coleraine town centre by strengthening its retail offer and introducing non-retail activities to the town centre.
· To ensure the orderly development and long-term management and maintenance of the completed developments for the benefit of its occupiers and the town of Coleraine.
· To obtain the expertise of an established development team with adequate financial resources for the implementation of the agreed developments to supplement the advice already available to the Department from its professional advisers.

· To maximise regenerative and financial returns to reflect DSD’s policy objectives and Government’s land holdings.

8.2
Use of Vesting Powers

Under Article 87 of the Planning (Northern Ireland) Order 1991, the Department has powers to acquire lands either by agreement or compulsorily where it is satisfied that “…the land is required in connection with a development scheme.”

Prospective developers are expected to undertake negotiations and acquisitions with third parties at their own expense and to assemble where practical as much of the site as possible via negotiation.  The Department expects negotiations to be carried out on the basis of open market value or to reflect such terms as would apply if the interest had to be vested.  In respect of negotiated acquisitions, the Department will expect prospective developers to make available to the Department the full terms and conditions of the acquisition, so that the Valuation and Lands Agency can monitor all acquisitions.

However, following the selection of the preferred development(s) on the two sites covered by this development brief, the Department will, where necessary, prepare and progress a Vesting Order to facilitate the assembly of land required to deliver a comprehensive approach to the development of the sites.

The Department’s key objective in respect of land assembly is to ensure that the Department is in a position to deliver to a development partner(s) clean and simple title for the land within the boundaries of the agreed developments.

Article 90(2) requires the Department to dispose of land “so as to secure, so far as may be practicable, to persons who were living or carrying on business or other activities on any such land, who desire to obtain accommodation on such land and who are willing to comply with any requirements of the Department as to the development and use of such land, an opportunity to obtain thereon accommodation suitable to their reasonable requirements.”

The Department would welcome prospective developers’ proposals for helping it to satisfy this legal requirement in the event that they become ultimate holders of the land.
8.3
The Extent of Vesting

The extent of land to be vested will be determined by the Department.  If the prospective developer has himself acquired land interests, then the Department will determine whether these can be excluded from the Vesting Order without prejudice to its statutory responsibilities.

If interests acquired by the prospective developer are excluded from the vesting Order, then the Department will require specific safeguards and mechanisms to be put in place that respect and do not prejudge the Department’s legal requirements.

The Department will require that the ‘partial’ vesting route leaves it in no worse a position financially than had a total vesting of al private sector interests been carries out.  Claimants would receive compensation from the Department as provided for by the compensation code.

8.4
Site Transfer
Under Article 90(1) of the Planning (Northern Ireland) Order 1991, where land has been appropriated for planning purposes or compulsorily acquired, the Department has the power to dispose of such properties “to such person as may appear to it to be expedient in order to secure the best use of that or other land.”
If, following the completion of the selection process outlined in Section 8.1 of this brief, the Department determines that the proper planning of either site may be secured by disposal to a particular party or parties, then the Department will prepare a contract for the disposal of the site between the Department and the preferred developer.
Any legal agreements entered into by DSD during the process of site transfer will be in its capacity as a landowner and vesting authority and will be without prejudice to any other rights, powers, duties and obligations of the Department.
On signing of the contract by the Department and developer, DSD will transfer a 999 year leasehold interest to the developer.  The contract will include a covenant granting the Department the right of re-entry to all or part of the land in the event that the developer fails to comply with the requirements of the contract.  The requirements will include, but not be limited to, the following.

(a)
A non-refundable deposit of 10% of the agreed site value will be payable on the date that the contract is executed.
(b)
The Department will require a profit share/overage arrangement to be included as part of the financial consideration for the site.  The Department will require a suitable security to be put in place to ensure that DSD receives its overage payment, if applicable.
(c)
Full planning permission for the agreed scheme is granted.
(d)
All other statutory consents associated with the development, including highways orders, are granted.

(e)
The developer is able to demonstrate to the Department’s satisfaction that funding is available for the completion of the development.  The Department will require an ‘open book’ partnership based on a fully transparent financial model.  The developer will be required to state their intended short and long term funding arrangements for the project.

(f)
The developer will provide the Department with an acceptable development programme.

(f)
The developer will be responsible for:

· All legal and professional costs incurred by both parties in relation to all transactions between the developer and DSD; and

· All costs incurred by DSD in facilitating the development, including public consultation and publicity. Developers will not be required to cover the costs incurred by DSD in assessing development proposals or in respect of representations at public enquiries.
All fees incurred up to the point of signing the contract will be paid by the developer at that point.
The developer and the Department will make all reasonable endeavours to satisfy the conditions, with the proviso that DSD will not take any action or make any undertaking that prejudices its other rights, powers, duties and obligations.

In the event of a failure to reach a formal agreement within an agreed time period, or within any extension that may be granted, the Department will have the option to terminate negotiations immediately.  The Department shall then be free to approach such other parties as it sees fit and will not be responsible for any costs incurred by the developer.

Full transfer of the freehold of land will be completed on:
(a)
the certified practical completion of the building work involved in the agreed scheme to the satisfaction of DSD, including all demolition, preliminary and accommodation works and the provision of services, car parking, access and service roads, footpaths and malls and associated landscaping (but excluding the provision of shop frontages and the installation of shop fittings); and
(b)
payment of the agreed financial consideration for the site in full. 
9.
ADDRESS FOR SUBMISSIONS AND CLOSING DATE
Submissions should be sent to:
Comprehensive Development Branch

Regional Development Office

4th Floor

James House

Gasworks Business Park

BELFAST

BT1 2JB

The closing date for the receipt of submissions will be 5 pm on 3 February 2006.
Late submissions will not be accepted.
APPENDIX 1
SUMMARY OF THE COLERAINE TOWN CENTRE DEVELOPMENT STRATEGY

Town Centre Health Check

The town centre health check was undertaken between October and December 2004.  The results are based on original fieldwork, published data sources such as Experian Goad and research undertaken by the Coleraine Town Partnership.  The health check assessed the town centre against the following indicators:

· The quality, quantity and convenience of retailing and other uses in the area and the potential capacity for growth or change of centres;

· Population change, economic growth or decline and expenditure patterns;

· Diversity of uses;

· Retailer representation and intentions to change representations;

· Shopping rents and commercial yields on non-domestic property;

· Proportion of vacant street level property;

· Pedestrian flows;

· Accessibility;

· Customer views and behaviour;

· Perception of safety and occurrence of crime; and

· State of the town centre environmental quality.

The conclusions of the health check were that Coleraine town centre is performing reasonably well, particularly in providing a range of comparison goods and attracting national retailers.  However, there are a number of weaknesses evident in the town centre, which, if tackled, could help to reduce vacancy rates demonstrated in some parts of the town centre and increase investor confidence generally in the centre. This would have the effect of bringing suitable investment into the centre, enabling further improvements to the environment.

Retail and Leisure Capacity Study

Drivers Jonas undertook a retail and leisure capacity study of the area covered by the Draft Northern Area Plan between October and December 2004.  The study, which was published in May 2005 as part of the Retailing Technical Supplement to the Draft Northern Area Plan 2016, assessed the likely level of retail capacity in 2007, 2010 and 2016.

In summary, the study identified a need for new comparison retail and leisure facilities, but found that the need for new food retail will be opportunity driven.  Its findings in terms of floorspace for retail provision were as follows:

	Goods Type
	£m Capacity

in 2007
	£m Capacity

in 2010
	Indicative Floorspace Need (gross sqm) in 2007

	Indicative Floorspace Need (gross sqm) in 2010

	Convenience Goods
	£44.14m
	£50.34m
	6,985
	7,966

	Comparison Goods
	£31.33 m
	£63.96m
	12,789
	26,106


The report makes recommendations for the extent and nature of retail and leisure development for the next 5 years.  These are as follows.
· Convenience Sector – The consultants found a demonstrable quantitative need for additional floorspace (with some £44m of capacity at 2007 equating to potentially at least one large sized foodstore).  However, they did not consider there to be a clear qualitative need for further floorspace since Coleraine is already home to most of the major convenience retailers (Tesco, Asda and Sainsburys) and a range of other food retailers.  The low levels of convenience leakage revealed by the survey (3%) also indicate that there is no need to develop further floorspace in order to meet need within the catchment area.  As a consequence, the consultants recommended that a site should not be allocated to accommodate a new foodstore unless a high quality offer could be secured in a location that would positively enhance the town centre.

· Comparison Sector - Given the levels of capacity identified by the study, the consultants considered that a high quality town centre scheme would bring significant benefits to Coleraine town centre and the wider catchment area.  The consultants noted that the amount of floorspace that could be supported may exceed the figures shown in the table above because the floorspace equivalent to the identified monetary capacity is calculated using an indicative turnover of £3,500 per square metre and some retailers operate with sales densities lower than this level.  On the basis of these findings, the consultants made two recommendations:

(a)
that a major comparison goods based retail scheme should be identified and promoted to meet current and future need.  This should be in a location which positively enhances the Coleraine town centre.

(b)
that the identified capacity should not be utilised in locations away from the identified town, district and local centres, and any proposals for new floorspace in or on the edge of such centres should be appropriate in scale to the Centre concerned.

· Leisure – The consultants recommended a cinema scheme, or development scheme incorporating a cinema use, could be identified.  This should be in a location which positively enhances the town centre.

The study considered the sensitivity of the comparison capacity figures based against four scenarios based on different levels of ‘leakage’ to outlying centres:

1. The perfect scenario – leakage of 0%. (The ‘Perfect’ scenario is unrealistic as there will always be leakage to other towns and cities in close proximity.  However, it does provide a benchmark to which the other three scenarios can be compared.)

2. A decrease in leakage – leakage of 15%.  (This scenario assumes that the town will improve sufficiently to decrease the leakage to 15%.)
3. The existing position – leakage of 25%

4. Increase in leakage – leakage of 35% (The final scenario is based on a decline in the town’s performance so that leakage increases from 25% to 35% - a worst case scenario.)

On the basis of these four scenarios the figures are as follows:

	Leakage
	0%
	
	15%
	
	25%
	
	35%
	

	
	2007
	2010
	2007
	2010
	2007
	2010
	2007
	2010

	Gross  Comparison Floorspace (m2)
	48,212
	67,566
	26,958
	42,690
	12,789
	26,106
	(3,137)
	7,517


This analysis shows that the potential for comparison retail in Coleraine would be increased if leakage levels can be reduced from the current level.  By the same token, if increased competition from other centres results in a higher level of leakage, the level of capacity falls.  The consultants argue that this reinforces the case for developing retail and leisure space in Coleraine town centre to allow it to maintain and improve on its current position.

Town Centre Development Strategy

The Town Centre Development Strategy builds on the Town Centre Health Check and the Retail and Leisure Capacity Study to develop a strategy for the use of the key development sites in Coleraine which will allow the town to satisfy the identified growth in capacity over the coming years.

The sites which have been specifically identified in and form the basis of the review are as follows: 

(i) The Mall Car Park

(ii) Abbey Street Car Park

(iii) Harbourland

(iv) Waterside Car Park

(v) Market Yard

(vi) Circular Road site.

The Development Strategy takes account of:

· market conditions and the identified retail and leisure capacity;

· the need to ensure the logical and ordered release of space onto the market in a controlled and relevant manner which also minimises disruption to the Town Centre; and

· the need to encourage the efficient movement of shoppers and pedestrians around the Town Centre and through and past the development sites

and assesses each of the sites in terms of their suitability for certain uses, deliverability and, most importantly, ability to accommodate the spare capacity identified in the retail and leisure capacity study.  The strategy makes specific recommendations for each of the sites and lists them in order of the timing of their development.

In general terms, the consultants identify the Mall Car Park as the prime opportunity site for a retail and leisure development and therefore the development of the site should take priority in terms of meeting the identified retail capacity into the future.  Site assembly would further improve this opportunity and this would both increase its capacity but also potentially affect its deliverability.  If delivery of the Mall Car Park is delayed for site assembly or other reasons, the consultants recommend that the Abbey Street Car Park should be taken forward in the interim.

The Circular Road site and the Harbour Land are closely related to the Mall Car Park scheme owing to the linkages that could be created with intelligent and sympathetic development.  The consultants recommend that these sites should developed after the Mall Car Park scheme.

APPENDIX 2

THE PLANNING POLICY CONTEXT

Regional Development Strategy

The Regional Development Strategy promotes balanced and integrated growth across the network of cities, towns and their rural hinterlands in Northern Ireland and seeks to enhance equality of opportunity in all parts of the Region.  It sets the overall planning context for our town centres up to 2025, and takes account of a range of economic, social, environmental and community issues – such as population growth, transportation needs, economic changes, and the implications of a divided society.  

The Regional Development Strategy contains a Vision and Guiding Principles, a Spatial Development Strategy and a range of Strategic Planning Guidelines.  These aim to provide long‑term policy directions from a strategic spatial perspective for the public and private sector and the whole community.  Two of the guidelines specifically relate to the reinvigoration of Northern Ireland's city and town centres:

· To promote the vitality and viability of town centres (SPG-RNI 3.2);

· To support urban renaissance (SPG-ECON 1.3).

Coleraine has been designated a ‘Main Hub’ in the Regional Development Strategy, having the potential to develop as a ‘growth pole’ for the clustering of economic activity and as a major location for employment, services and a range of cultural and leisure facilities.

DSD is required to ensure that any Development Scheme promoted by the Department is in general conformity with the Regional Development Strategy.

Planning Policy Statements

A series of Planning Policy Statements produced by the Department for Regional Development and Department of the Environment provide detailed policy guidance on strategic matters and assist in the implementation of the Regional Development Strategy.  They apply to the whole of Northern Ireland.  Planning Policy Statements inform the preparation of development plans and are material to decisions on individual planning applications.  

At present there are a number of Planning Policy Statements which have important implications for proposed developments in Coleraine town centres.

Planning Policy Statement 1: General Principles is the DOE’s statement of general planning principles to be applied in formulating planning policies, making development plans and exercising control of development.  Key themes that underlie the overall approach to planning include: the promotion of sustainable development forms; seeking good design and quality in the built environment; promoting and retaining mixed uses, particularly in town centres; and locating major development sin areas well served by public transport.

Paragraphs 46 to 48 of PPS1 are superseded by a Joint Ministerial Statement issued on 31 January 2005 which clarifies the relative weight to be given to existing and emerging development plans when determining planning applications.
Planning Policy Statement 3: Access, Movement and Parking, which was published in March 2005, sets out policies on vehicular and pedestrian access, the protection of transport routes, transport assessment, and parking.  Supplementary Planning Guidance on parking standards was also published in February 2005.  Since both of the sites covered by this development brief are currently used as car parks and issues of parking and servicing are of significant concern in Coleraine town centre, prospective developers are advised to pay close attention to the contents of Planning Policy Statement 3 and the Supplementary Planning Guidance when preparing their proposals.

Planning Policy Statement 5: Retailing and Town Centres, which was published in 1996, sets out policies on the location of retail developments and other leisure activities.  The Planning Policy Statement’s basic principle is that retail investment should be focused in city and town centres.  The Department for Regional Development is preparing a draft revised statement.
Planning Policy Statement 6: Planning Archaeology and the Built Heritage sets out the DOE’s policies for the protection and conservation of archaeological remains and features of the built heritage and advises on these issues in development plans.  Areas of Townscape Character are designated because they exhibit a distinct character normally based on their historic built form or layout.  For the most part this derives from the cumulative impact of the areas’ buildings, their setting, landscape and other locally important features.

Within Areas of Townscape Character, the new Planning (Amendment) Order (NI) 2004 stipulates that planning permission is required before the demolition of a building takes place.  Additional policies in the draft addendum to Planning Policy Statement 6, state that the Department will normally only permit the demolition of an unlisted building in an Area of Townscape Character where the building makes no material contribution to the distinctive character of an area.  Where permission for demolition is granted this will normally be conditional on prior agreement for the redevelopment of the site.

A large part of Coleraine town centre lies within an Area of Townscape Character.  Prospective developers are therefore advised to pay close attention to the contents of Planning Policy Statement 6 and the draft addendum when drawing up proposals for the sites covered by this development brief.

Planning Policy Statement 8:  Open Space, Sport & Recreation attaches great importance to the retention of existing open spaces, civic spaces, including civic and market squares and other hard surface areas designed for pedestrians.  It sets out policies for the retention of existing open spaces and the creation of attractive new spaces.  Since both of the sites covered by this development brief are close to The Diamond, the main civic space in Coleraine, prospective developers are advised to take account of the contents of this Planning Policy Statement when preparing their proposals.

Planning Policy Statement 12: Housing in Settlements, which was published in July 2005, provides a framework to guide the development of housing within cities, towns and villages.  The main purpose of this PPS is to define the processes and policies in relation to housing in settlements that will deliver the key objectives of the Regional Development Strategy.  Prospective developers are advised to take account of the contents of this Planning Policy Statement if their proposals for the sites covered by this development brief include any element of residential development.

Draft Northern Area Plan

Coleraine falls within the area covered by the Draft Northern Area Plan, which was published by the Department of the Environment’s Planning Service on 11 May 2005, and is identified as the dominant town in the Plan area.  The Draft Area Plan provides for the continued commercial strengthening of the town centre and seeks to maintain a vibrant, compact, multi functional town centre, which effectively functions as the focus of community and commercial life not just for the town, but for all of the Borough and beyond.  The Plan also identifies the town centre as having potential to enhance its role of servicing North Coast tourism. 

The Draft Area Plan contains a number of designations, zonings and policies that are relevant to any development at the Abbey Street and The Mall car parks.

· Designation CET 01: Coleraine Town Centre, which defines the boundary of the town centre.

· Designation CET 06: Area of Townscape Character Coleraine Town Centre, which defines the boundary of the Area of Townscape and identifies its key characteristics.  The detailed design of any scheme(s) must have regard for the key characteristics of the Area of Townscape Character as set out in the Draft Area Plan.  This designation should be read in conjunction with Policy ENV 6: Areas of Townscape/Village Character, which sets out the requirements for development in the Area of Townscape Character and Policy SET 4: Improving the Quality of New Non-Residential Development.
· Zoning CET 02: Abbey Street Car Park and Zoning CET 03: The Mall Car Park, which set out the key site requirements for the two car parks.  These are detailed in full in Appendices 2 and 3 respectively.

· Policy SET 3: Proposals for Development Opportunity Sites, which specifies that planning permission will only be granted for development opportunity sites where the key site requirements are met.

· Policy RSO 1: Developments Attracting Large Numbers of People, which requires development to be consistent with the scale and function of the town centre.  This policy also requires proposals for development outside town or district centres to demonstrate that sites within the centres cannot be identified and to demonstrate a need for the proposed development.

· Policy RSO 4: Shopfronts, which includes a number of specific requirements of the scale and design of new and replacement shop fronts.

· Policy RSO 5: Security Grilles and Shutters, which includes a number of specific requirements of the design and type of security grilles and shutters that may be used in town centres.

Prospective developers should note that the contents of the Draft Northern Area Plan 2016 will be material to the determination of any planning applications submitted in respect of developments in Coleraine town centre.  However, developers should be aware that the designations and policies proposed by it may be subject to change before the Plan is adopted.  Developers should also note that until the Northern Area Plan is adopted, the existing North East Area Plan will continue to be a material consideration in determining planning applications.

The North East Area Plan and the Draft Northern Area Plan 2016 can be obtained from:

Divisional Planning Office

County Hall

Castlerock Road
Coleraine
BT51 1HS

or from the internet at:

www.planningni.gov.uk/AreaPlans_Policy/Plans/Northern/Northern_homepage.htm






























�  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’.


� Indicative floorspace figures will vary according to the turnover characteristics of particular schemes; convenience floorspace figures in table reflect turnovers of ‘top 4’ food retailers assuming current market share
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