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1. EXECUTIVE SUMMARY

Following a submission to Donegall Passuforin March 2008, Consarc Design Group apmkc were
commissioned to undertake @oncept & EnvisioninG S| aAo0Af A& {GdzRé F2N G§KS NBRS
%2y Sé aArilsS atkhe jOrfctiod aiDorfegalORtass &ri®l Conduit Street.

The concepstudyhas beerf dzy RSR o6& . St FlFad [/ Ade [ 2dzy OdDevelogme® dz3 K A
t NEANF YYSQS YR GKS AyidSyilAizy 2F GKS adGdzRé Aa G2 LIR2&A

The report will address the context and background of the project. Much work has already been carried out by
the Donegall Pass Foryrand other initiatives in the community are already undervaayrecently completed
notably thestudy and reporDonegall Pass: Towards a Sustainable Community (June 2008)

The above study was funded by the Belfast Local Strategy Partnership thraugpdtial support programme for
Peace and Reconciliation, in partnership with Queens University Belfast. This is a valuable and complementary
support document to thigonceptstudy.

The report addresss a range of options for the site, and sithese opions, culminating in a preferred model
GKAOK 0Said I RRNBSaasSa GKS OftASyidQa FALANYXrdGA2ya YR 2068

The importance of creating, embracing the low carbon design initiative has been addressed, and a discussion
document for sustainable measures includeslan appendix to the report. It its intended that this document is
reviewed as the project progresses.

We were conscious thatany future project is likely to depad on funding from central governmerdnd other
bodies and therefore our approach agto offer a proposed building model which is flexible and can cope with
future community needs and markdemands. Best practice models have been studied and some are included in
this project.

The design proposaie described and illustrated. A preliminacost plan and estimate is included.
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2. CONTEXT & BACKGROUND

The existingInclusion Zone building is locatedat the junction of Donegall Pass and Conduit Street, in the
Shaftsbury Wardh Belfast The Shaftsbury Ward is recoggidl as an area of Social Need. However as itha kkes
between the city centre and South Belfast there is a, largely unrealised, commercial potential, evidenced by office
buildings and restaurant3.he area is also a focus for the Chinese community in Belfast.

Constructed in c. 1910, the building$ had a number of uses, from school, to church, to youth club, but has
deteriorated significantly in recent years and is something of an eyesore in its present state. Appendix A to this
report is a record of the condition of the building ofi ay 2008.

TheDonegall Pass Forumre presently located on the Bfloor of Grove House, Donegall Pass. Formed in 1996,
0KS C2NXzyQa LJzN1J32asS Aa G2 FlLOAEAGFGS yR NBLINBaSyi
Donegall Pass area and enhance thaldy of life of all the people of the area. Four fiithe and one partime

staff are employedn the Forum

Belfast City Council, through its various initiatives, including the Neighbourhood Economic Development
Programme, are keen to support developnt proposals which define, consolidate and enhance the
neighbourhoods which make up the city.

Belfast City Council are therefore acting as a catalyst for community focused and sustainable development that
can regenerate key issues.

Inclusion Zone, Donegall Pass, Belfast
Concept &Envisioning Feasibility Studyanuary 2009
CONSARC DESIGN GROUP / EPEC



3. THE EXISTING BUILDING

The existing buildig located at the junction of Doneg#thss and Conduit Street has had numerous uses through
its life. In recent years the building hasteiéorated dramatically and has fallen into a state of disrepair. Large
holes in the slate roof cover are evidentdathis has allowed rainwater ingress, in particular to the main hall
located at first floor level.

The costs to refurbish and restore this existing building would be significant. Our Quantity Surveyors estimate
that the 535m?2 floor space could lie the region of £650,000 construction costs.

The existing architectural form does in some manner contribute to the character of the Pass, offering a tower
feature to the street corner and an ecclesiastic window pattern to the first floor. The ground floemeaato

GKS YIAYy StS@LraArAzy Aa y24G a2 3J22RX gAGK | Of dzrag Wakz
originalfrontage. The side and rear elevations to the building are poor, expressionless, dull and arguably ugly.

Internally, the builling layout has been adapted through its life to suit the various uses. Circulation is presently
unclear and convoluted, and level differences through the building add further to the clarity and ease of
circulation. The interior is dark and unwelcomimapd access for wheelchair users is restricted. There is no
access at all to the first floor for wheelchair users.

It is possible that the existing building could be restored and reused with some difficulty, although the
opportunity to introduce new andibrant components to the building will not be as successful as a new build
solution. The opportunity to introduce a memorable, iconic landmark building to revitalise the Donegall Pass
area and announce that the community looks to the future may beifdbe refurbishment option isavoured.

As an architectural practice with a track record of conserving the best of the historic built environment, the
refurbishment option is always an important starting point, but should only be effected if it is eap&hllfilling
GKS OfASyiQa RSYlIYyR&a IyR 202S00A@Sao

In this case the demands of accessibility, sustainability, costs in use etc., lead us to consider carefully and
investigate fully a new build solution.

A condition survey of the property is includedAppendix A of this report.
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4. INITIAL OPTIONS SIFT

Introduction / Methodology

An initial wideranging exercise was undertakedrawing on desk research, consultation and analysis of the

surrounding area. The object of this exercise wa®stablish all possiblesalisticuses for the building or site
where the subject building is replaced.

Thesepotential usesare set out in the following table along with an analysis of the relevance and fit to the

Donegall Pass. Those which pass this initial filter, indicated inibdkak tablg are carried through to th&hort

listGthat follows That short list then considers the requirements of each possible use, with a view to determining

which can be accommodated, which canedst, or not, and which have particular requiremengsich as a

ground floor position.

Long List:
Use Analysis / comment
Mini-market Reasonable existing provision especially since recent opening on Dublin

hence while possible, this could not be a priority, would also be unlikely to ju
public furding given the lack of additionality

Community gym / sports
hall

Existing provision at Shaftesbury Recreation Centre, currently under expans
full-size sports hall would not fit on the sit€here remains the potential for mor
limited needs.

Cak / coffee shop

Underrepresented, despitethe presenceof a number ofrestaurants (in part a
reflection of the presence of a Chinese community in the area). This form
provision would bevaluable in bringing vibrancy of Botanic area into Pass

Arts cerire / Gallery

Sustainability concerng though an arts relevance would be desirable

Health relatedg including
Healthy Living Centre

The de is small fora W dzf f Hé&aBhMIAWNnG Sedtresuch as that at Alber]
Street in the west of the cityjHowever the HLC model spans a number of forf
including ceexisting with community development, eg EBCDA in East Belfast
key documents describing HLCs are:

1. Department of Health. Our healthier nation. London: DH, 1998.

2. Institute of Public Healtlin Ireland. Evaluation of healthy living centres
Northernlireland: a summary. Belfast: IPH, 2007.

3. Bridge Consortium. The evaluation of the big lottery fund healthy living ce
programme: final report. London: Tavistock Institute, 2006.

4. Departnent of Health, Social Services and Public Safety. A healthier futy
twenty year vision for health and wellbeing in Northern Ireland 2Q025.
Belfast: DHSSPZ&)04.

5. Department of Health, Social Services and Public Safety. Investing for H
Belfast: DHSSPS, 2002.
6. Department for Social Development. People and place: a strategy
neighbourhoodrenewal. Belfast: DSD, 2003.
7. Northern Ireland Executive. Review of public administration. www.rpani.gg
Lastaccessed 8 September 2008.

A briding paper Healthy Living Centrex A model for the delivery o
neighbourhood health (HF®, September 2008) was developed by the Hea
Living Centre (HLC) Regional Alliance and the HPA. It provides information ¢
HLCs, as part of the local health eoary, deliver their work in implementin
health policy, and what services they deliver.

The funding model is though in state of change, 2 of the original 19 HL
Northern Ireland having closed. Given this current uncertainty this option was
developedfurther. However the exploration of the potential to attract an HLG
the Pass area should be examined when clarity on funding has improved.

Inclusion Zone, Donegall Pass, Belfast
Concept &Envisioning Feasibility Studyanuary 2009
CONSARC DESIGN GROUP / EPEC



4.

INITIAL OPTIONS SIFT

Use

Analysis / comment

GP Practice / possibly co
located Dentist

No expressed needas been raised, such oend as exists could useful
regenerate other buildings in the area.

Education / Training

These are highly aluable uses,ones that chang through the day, but at all
times requiring appropriately sized and equipped rooms

Creche

(including nursery and
related childcare
activities)

There is a song demandfor child-care both within the locality and in relation
to those who work in city centre Belfast.

This form of provision has groven income model,indeed it is commonly
provided on a fully commerciabasis. The opportunity for a social econom
operation is however present here, where the activity can be used to provi
training and other benefits into theDonegallPassarea

Childcare is important in that iaids wider objectives around supporting woen

inworky O2yaSldsSyidte AG ¢g2dfdR 0SS | K
renewal of the area.

Incubation units

This form of workspacedcilitates enterprise and business rooted in localit
certain sectors such as craft and antique repair 6dkbinding etc sitting very
gStf HAGK FNBFQA GNIXYRAGAZ2YIFf NBGEA

Youth

(to meanyouth specific
provisiong note that
under anyof the
development options
young people would be
encouraged to access the
resource along with all
others)

Limited «isting youth provisionis availableelsewherein the locality, since the
closure of the building that is the subject of this report. That closure was allo
without precipitating replacement, suggests that the case for subsarytbuth
provision was not madetahe time.

Youth provision would require a hall and ancillary rooms that would fill the e
site considered here. Consequently it could not be delivered within a sh
building.

There remains however a need for dedicated youth provision, which isuadely
funded to provide necessary levels of staffing. This should be pursued wit
relevant statutory agency.

Affordable and Social
Housing

There is traditionally a song demandfor affordable housing, at the time of
writing, late 2008, current dificulties in the housing market have reduced th
demand. Affordable housingontributes to maintaining communityand confers
other important social benefits and is thus potentially valuable. Howev
traditionally the ground floor corner sites onthe front of a major road (with

terraces off)would have a norresidential nature, reflecting their importance
for example a shop. Thisuggess directing anyaffordable housinguse toeither

upper floorsor the Posnett Street frontageor both.

Another attraction of affordable housing for sale is that it isutgely self funding
generating aconsiderable contributionfrom the purchaser. Further, there arg
no ongoing costs.

Social economy

¢KS Wy23 FT2NJ LINRPTFAG aSO0G2NX 2 NJpaceid
the edge inner city. The site couldpvide office, and possibly also trading space
for various charities and other bodies.
The aceptability of areais demonstrated bythe recent construction of the
NIACABS / A G AT S ybQildingla®a@shti®ad from the subject site plusa
number of others.

Community hub

There is growing interest in partnership within and between communi
organisations and voluntary bodies, as these raise efficiency and lower cost
prime example, developed for examplén Rathcoole (Dunanney Centre) is
community hub that provides a range of spaces for organisatiohattfacilitate
residents in accessing services (ene stop shof and also benefit the
organisations themselves through the promotion aktworking
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4. INITIAL OPTIONS SIFT

Short List

The uses that qualify for further consideration are set out below, along with their space implications:

Use spaceg nature and size
Housing Unit size from 50sgm (one bed studio) to 65 sgm (two bed)
Café Ground floor, frontage to Pass, pddgi to corner, café space of xx covers, p

prep kitchen and storage

Gallery uses Room 0f30sg m or largefcan include circulation space, eg. Corridor)

Creche Guidelines require space to include quiet room amdionally outside space for g
créche or children

Education / training QOf FaaNR2YQ ao¥edys peridEngsmalleradopémsiuged for mo
focused training; also supporting rooms for one to one and tutorials etc

Community hub Meeting roomsg large 60 sq m and smalB0O sq m. Aso administration officeg
for 6 workers totallingapprox 80sq m

Incubation units Own frort door and ground floor, hence CondBtreet frontage is sole suitablg
location
Social economy Space dependent on use and scale, eg 8 sqg m per employeeicésofflus

minimum 20 sq m (ground floor) for any trading function

Minimum circulation Allow 15% of total internal area
Toilets and service Allow50-80sg m
Analysis:

A series of workshops were held with the client, and consideration given to thadirction of all of the above

short list to the building design. An emphasis was placed on achieving a balance of uses within the building. The
two reasons for this were, firstly, the need to ensure that all sections of the community would see benkfit a
secondly, that by spreading the use of the building over multiple activities, it would be easier to ensure long term
sustainability. Consequently, flexibility was a key requirement of the building design.
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5. DESIGN PROPOSALS

Following a detailed discussion with tlieoard of Trustees of the Donegall Pass Forum, consideration of the
options available, including refurbishment of the existing building, a clear mix of uses emerged which defines the
proposal as a community based, iconic statement.

The new building shoulde welcoming, for young and old, modern, and the hub of the Donegall Pass community.
The accommodation is arranged on ground and three upper floors, similar in scale to the newly constructed
Citizens Advice Bureau opposite, and making best use of thialaleaiootprint of the development site.

The key components of the proposed building are as follows:

A Acafe located prominently on the Donegall Pass frontage and which has an outside terrace which utilises
the wide footpath on Donegall Pass.

A A reception area where the visitor is directed to other parts of the building, a meet and greet and
information point.

A Male, Fenale and Disabled public toilets located at various levels.

A Suite 1 located behind the reception, is a 74m? flexible space which doeiliét as an incubator / staxp
unit, or indeed could accommodate the Donegall Pass Community Forum offices.

A The first floor accommodation comprises a large (68iteXjible community spacewhich can accommodate
up to 60 people for community meetings;gsentations, or functions. The room is flexible, allowing it to be
rearranged in a variety of ways. Large screen doors open to allow the room to extend to a gallery space
which overlooks the cafe below. This is potentially a vibrant, memorable arthisdéspace which defines
the building and gives it civic scale and quality.

A Ameeting room (27m2)s prominently located at first floor level on the corner of Donegall Pass and Conduit
Street, shaped to provide the distinctive architectural building fostnich addresses the corner of the
building and the main entrance under.

A A 42m2Information Technology Roonis located to the rear of the building. This important facility can also
be used as a meeting room if required.

A Thesecond flooraccommodation isarranged to provide flexible spaces which can be used as meeting
rooms, incubator / starup units, or dedicated short term tenancies. The architectural layouts indicate that
the Forum offices can be accommodateere, overlooking Donegall Pass.

A Thethird floor is dedicated to a professionally managed and operated créche facility, comprising 3 play
zones, a small kitchen, a central meeting room and tea point, and two outdoor play areas. The building
frontages to the front and rear are set back to allpaved and landscaped terraces to be introduced. Play
Zone 1 can accommodate 8 children fron2 §ears; Play Zone 2 can accommodate 8 children fregn 2
years; and Play Zone 3 can accommodate 8 children frémears.

Conscious of the safety and proteatiof children in a mixedse, accessible building, the upper floor location of

the créche provides the necessary security for its users and allows the necessary provision of fully protected
outdoor play areas.The design of this mixed use community buifglihas been challenging and the template
produced has taken account of the key elements which made it through the sift of many other suggested
components.

Its flexibility means that as and when priorities change the building can adapt to take accouhepiees, for
example, a small gymnasium, or dedicated studio space.

The building can be an exemplar model for this important urban project, which should be firmly rooted in the
Donegall Pass community. It should be open to all, and in return the Dibrigaggs community should feel
ownership of this building, look after and maintain it, and most importantly, use it regularly to benefit all sections
of the community.
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6. DESIGN DRAWINGS
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7. CONSTRUCTION COSTS

Executive Summary

Preliminary Estimated Cost Total Cost/M2
Community Forum 1255 M2 1,433,076.50 1,141.89
Preliminaries 15% 214,961.68
Contingency Sum 5% 82,401.90
Low Carbon Measures (Provisional Sum) 10% 173,043.99
£ 1,903,483.86 *
Gross Floor Aree 1,255 M2
13,509 Sqft
Cost/M2 £ 1,517
Cost/Sqft £141

* Excludes VAT
Professional Fees
Building Control and Planning Fees
Site Acquisition Costs
Development Funding
Legal Fes
Removal of contamination
Fitout ¢ cafe, forum, créche
Archaeology
Kitchen

;1‘ l.ll ‘ﬂ;}f,‘;i [ 'T‘
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7. CONSTRUCTION COSTS

Elemental Sumary

% £/M2 £

Demolitions and Alterations 3 39.84 50,000.00
Substructure 4.68 53.39 67,000.00
Frame 9.20 105.02 131,800.00
Upper Floors 3.33 38.05 47,750.00
Roof 5.73 65.48 82,175.00
Stairs 2.09 23.90 30,000.00
External Walls 7.21 82.37 103,380.00
Windows and External Doors 3.69 42.12 52,860.00
Internal Walls 3.78 43.19 54,204.00
Internal Doors 2.84 335.58 42,140.00
Wall Finishes 3.76 42.97 53,932.00
Floor Finishes 5.57 63.62 79,838.00
Ceiling Finishes 2.71 30.90 38,785.00
Geneal Fittings 3.17 36.25 45,500.00
Mechanical & Electrical Installation 32.18 367.50 461,212.50
Lift Installation 2.97 33.86 42,500.00
Siteworks / Connection charges 50,000.00
TOTAL BUILDING WORK 96.51 1,141.89 1,433,076.50
Gross inernal floor area (M2) 1,255.00 M2

Gross internal floor area (Sqft)

COST PER M2
COST PER Sqft
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8. ECONOMIC / FINANCIAL CONSIDERATIONS

This section presents an overview of the business model for the building. It presents an indicatme Btream
and the associated cost structure before combining these to render a conclusion of sustainability.

OperatingCashflow statement: Costs

The table below sets out the projected annual costs of operating the proposed building. This cashflmgsassu
that there is no loan interest or repayment on the capital cost of the building.

COSTS (annual)

Staffingg a dedicated networking officer, responsible for management of buildings, £30,000
lettings, financial arrangements etc, promotion and hosting of evantsnetworking
activities, plus out of hours opening / caretaking

Heat, light and power (under a low carbon specification) £8,000
Cleaning £2,500
Insurances and legal £4,000
Accountancy and Audit (additional to Forum) £2,000
Marketing and Adertising £2,000
Repairs and Maintenance £2,000
Telecoms (including free Miibroadband) £2,500
Sundries £1,500
wlkidSa oFla OKFENARGIFIFOES fAYAGSR G2 OFFS £4,000
Total costs £58,500

Income

The income generation of the building is driven primarily by the leasing of space, as shown below. This covers a
spectrum from the hire of a room for an hour to the long term lease of space to, for example, the café operator.

INCOME (annual)

Caék (franchised; private operator) £12,000
Creche (franchised to community business) £10,000
Commercial Suite (let to social economy organisation, eg community gym) £8,000
Meetings: conference suite at 200 hours at commercial rate £60/hr, 800 hours at £35,200

cultural and community rate at £18 (30% of commercial), 500 hours uncharged
community use (charges net of refreshments costs)

Training Suite (1000 hours a year at £15, 300 hours uncharged for local resident ac £15,000
training)

Incubation suits (£10 psf all inclusive, 10% voids) £10,000
Forum Office space -
Total £90,200
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8. ECONOMIC / FINANCIAL CONSIDERATIONS

SQustainability : Net Annual Operating Surplus and Viability

Net Annual Operating Surplus £90,200
(Surplus of Income over costs) -£58,500
£31,700

The above table shows that the building generates a surplus over its operating costs that would be sufficient to
ensure its survival and development.

In relation to the robustness of this viability, analysis of the inestream shows thatte building remains viable
if any single income stream fails (note that there is a caretaking saving where meetings use falls short of target).
lRRAGAZ2Y T . dAfRAY3I WDATHQ

¢KS @I f dalizAg R A §h@chsged ovisiorotthe Donegall Pass community, is around £10,000 a

8SIFNJAY NBtlIGA2Yy G2 GKS C2NHzyQa 2FFA0S&S YR | FdzNI K S

£25,000 pa.
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9.

CONCLUSION

This concept study has reached a number of robust conclusions:

A

The subjet building, the former Inclusion Zonethat lies derelict in a prominent site in the middle of
Donegall Pass can bdatus for significant regeneration

There isno shortage of potential use$or the site, the Pass area needing a arrange of communitysttu
provision, from health to youth to training to jobs to community empowerment, as well as tapping into the
potential offered by the proximity to the café culture of the Botanic area and the business needs of the city
centre, for example for meeting roosn

The sheer diversity and scale of potential occupiers requires choices to be made and the study soggests
two key areasq health and youthg are so substantial a requirement that theyrgue for their own
dedicated provision The Inclusion Zone anailyshould therefore be seen as kickingafhuch larger study

as to provision along the entire Pass

Afocus as a community hukwvould enable theDonegall Pass Forumno move from their current offices into

a space where they could provide more and engagéteb with the local community. This sense of
engagementis key to how the building could act, in that a café frontage will attract casual visitors, while
provision such training rooms can then deepen that contact

This calls fom series of uses in the hiding, which importantly gives it a broad base of income streams,
which in turn carprovide sustainability

These uses will change over time,askey requirement is for flexibilityn the accommodation offered

Flexibility permitsdifferent client groupscomprising all ages, genders and backgrountts,be serviced
through the day and week, with perhaps a space holding a music event feschoml children in the
morning, a training event for unemployed in the afternoon and rented out for business ubke ievening,
or perhaps a cultural event. InthiswayK S o0dzAf RAy3 A& 2Ly F2NI Ittt |yR

This need for flexibility, coupled with the need for accessibility, argues for a new building, one that makes
best use of the site, and whictsiof the scale necessary to create sustainability and achieve maximum
impact, where uses work together

Thedelivery of the project will require around £2.5nn capital support, to cover construction costs, fees
and fitout. The project can though bmpable of meeting its operating costs thereafter
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APPENDICES

There are many best practice examples which can be studied to inform the Donegall Pass project. A number of
recently constructed community centres constructbgl Belfast City Council in deprived areas of titg are

worth looking at. Consarc Design Group have acted as architect and lead consultant for two new build
community centre projects, at Woodvale and Ardoyne, leading a team of design professionalseteach

project from inception to completion.

Woodvale Community Centre

Located at the junction of Cambrai and Ohio Streets, this new build community centre is a contemporary modern
2 storey structure, which replaced an existing facility in the saroation. The accommodation comprises a main
hall, community cafe, arts and crafts room, computer and meeting rooms, offices, stores and toilet areas.

Considered consultation with stakeholders and user groups informed the development of the floor placts, wh
were agreed and signed off by both project sponsor and the community centre committee. Belfast City
Councillors were consulted as part of the process. The built accommodation is to a high specification throughout,
and significant security measures rgemplemented, given the recent history of events in the area. The centre
was opened in 208 Theconstruction worksost £626,000.00

- -—

p:llrs'u L‘r’l‘r‘k Ohio Street

H|
H
H

fire escape main hall office entrance

Front Elevation Woodvale Community Centre

1:100 CONSARC ARCHITECTURE - February 2006
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APPENDICES

Ardoyne Community Centre

This new build community centre, completed in 2008, single storey contemporary modern building located in
Herbert Street in the heart of the Ardoyne. The building has been designed to take account of very specific issues
which were raised through a process of consultation with-esdrs. The accommodatids planned around a
communal space or hub, designed to allow clear direction finding and good orientation.

The main hall is primarily designed for short mat bowling, but is a flexible space which allows other youth,
sporting, and community activities.h& minor hall and general purpose rooms are also flexible spaces which are
dzZASR o0& @I NA2dza Of dohaolgrowps ercS X Small edtdt@adui@icloskd\yBrden is provided

to allow supervised play. Security issues were high on thedzgdme building being located in an area of Belfast

with a troubled past. All openings to the exterior have carefully designed roller shutters incorporated.

Project costs £746,000.00
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