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Introduction 01

1.1   Turley, a town planning and urban design practice was 

appointed by the Department for Social Development (DSD) 

in January 2016 to assess the type of uses which could be 

accommodated within the former Oldpark public library.  

1.2   The report describes the approach Turley adopted in 

exploring the range of uses which could be undertaken based 

on initial discussions with stakeholders.  It also explains the 

physical constraints of working with a listed building and how 

discussions with the owners of the building (the Northern 

Ireland Foundation); local business; community and voluntary 

groups and the wider community informed the process.   

Figure 1.1 Site Location Plan – Former Oldpark Public Library, Oldpark Road, Belfast

Consultancy Team

1.3   The project has been delivered by Turley in association 

with: 

•	 Colliers International: Chartered Commercial Property 

Consultants providing advice on the commercial property 

market and undertaking one to one discussions with a 

range of stakeholders;

•	 Atkins Global: Chartered Engineers providing advice on 

vehicular access and car parking; and

•	 Kriterion Conservation Architects: providing advice on 

the condition of the building and advising on its heritage 

significance. 



Location of Project

1.4   The former Oldpark public library is located at 46 Oldpark 

Road, at the junction with Century Street, Rosewood Street and 

Oldpark Road in North Belfast. 

1.5   The library is a detached, listed building located on an 

elevated site at a prominent junction. The immediate area is 

predominantly residential in character and comprised mainly of 

two storey terraced dwellings and bungalows.

1.6   The former library is also within close proximity to existing 

community facilities (The Vine Centre, Crumlin Road and Bulrush 

Nursey, Century Street). 

DSD Project Brief

1.7   The former Oldpark Library closed approximately 10 years 

ago.  The property was sold at auction and purchased by a 

private individual who subsequently placed the building into a 

charitable trust1.   It is our understanding that the landowner will 

pursue the necessary physical works to restore the building.   

1.8   The intention is that once the building has been restored, 

the building will be used as a social enterprise hub.  In order 

to cover the running costs of the building a revenue stream 

needs to be created, possibly through the use of the first floor 

accommodation as office space.  This would permit other 

rooms or space within the building to be used for educational, 

community, arts and cultural uses.  

1.9   This part of north Belfast has been significantly blighted by 

‘the Troubles’.  There is a physical manifestation of this legacy in 

the form of peace walls which have shaped the physical layout 

of the buildings in the surrounding area.  

1.10   Regeneration has taken place in the immediate vicinity of 

the former library.  The Crumlin Road jail has been regenerated; 

Girdwood Community Hub has opened and a number of new 

social housing projects have been delivered. 

1.11   The building is situated close to ‘an interface’ at the junction 

of Hillview Road and Oldpark Road.  A key priority for the 

community is to change perceptions of how the area is seen by 

others in order to secure further regeneration and investment in 

the area.   

1.12   The reuse of this building is considered to be a key priority 

in order to assist in addressing this priority.

1.13   The Terms of Reference for the feasibility project required 

that consideration was given to a range of uses which could be 

accommodated within the former library as well as commentary 

being provided on the heritage significance of the building.

Our Approach to the Project

1.14   The structure of this report is, as follows:

•	 Appreciation – this chapter focuses on appreciating the 

context of the building and its key features.  This chapter 

presents a summary of the information collated by Kriterion 

Architects and is supported by a Conservation Appraisal 

and Building Condition Survey (separate document) which 

provides a detailed description of the building.

•	 Context – this chapter sets out the contextual information 

against which the uses discussed  in chapter 3 will be 

considered in terms of planning, adoptability of the building 

and land ownership constraints.

•	 Discussion  – this chapter outlines the feedback obtained 

from the wide range of stakeholder discussions and views 

obtained from the local community.

•	 Analysis  – this chapter draws on the information presented 

in chapters 2 and 3 and demonstrates how the building 

could respond to the uses identified.

•	 Conclusion  – this chapter sets out the findings of the 

assessment and identifies the next steps.

  1 The Northern Ireland Foundation
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Appreciation 02

History
2.1   	 Carnegie Oldpark Library was built to the designs of 

Watt & Tulloch, was opened on 30th November 1906 and was 

the first of three libraries to be built by Belfast Corporation with 

a grant of £15,000 donated by Andrew Carnegie, the other 

libraries being on the Falls Road and Donegall Road. 

2.2   Andrew Carnegie became extremely wealthy 

manufacturing railways and locomotives and steel production 

during the latter part of the nineteenth century. As a boy in 

Pittsburgh, he benefited from a library opened by a local 

philanthropist and after he made his fortune, he gifted over 

2,500 libraries across the English-speaking world including 

three in Belfast.

2.3   The design for the three libraries were procured by means 

of a competition confined to Belfast architects, the winners, 

Watt & Tulloch being selected on the basis of the skilful 

adaption of their designs to the irregularly-shaped sites. 

2.4   Work began on the Carnegie Oldpark Library around 

February 1905. The accommodation comprised a lending 

library, news room, staff workroom, newspaper filing room, 

attendant’s room and WC on the ground floor, with juveniles’ 

room, magazine room and ladies room on the first floor.

Physical description
2.5   The library is a two storey Tudorbethan building consisting 

of 14 rooms over two floors. A full account and description of 

each room is detailed in the Kriterion Conservation Appraisal. 

2.6   Many of the original architectural features of the library 

survive both internally and externally.  The spatial qualities 

of the majority of the library rooms have been retained, with 

only minor separation of spaces to the ground floor and first 

floor rear halls.  Many of these partitions could be carefully 

removed to reveal the original volumes of the rooms.  In total, 

there is approximately 611 sq. metres (gross) or 6,577 sq. ft. 

of accommodation.

Carnegie Oldpark Library - Ground Floor Plan
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Carnegie Oldpark Library - First Floor Plan

Reasons for Listing 
2.7   There are several aspects which contributed to the 

listing of this building and will form a core part of any future 

assessment by the Northern Ireland Environment Agency 

(NIEA) in considering proposed physical changes to the 

interior of the library as set out:

Architectural Interest:

•	 Style:  The building is a good example of a Tudorbethan-

style, a revivalist style best described as from ‘Tudor’ and 

Elizabethan’.  

•	 Proportion: The overall composition of the building has 

been retained.  The solid-void relationship is balanced 

as the horizontal window proportions contrast with the 

vertical gable-fronted bays.

•	 Ornamentation:  The principal facades are adorned with 

high quality detailing which is of some artistic merit.  The 

corbelled brick kneeler stones and stone finials embellish 

the gable-fronted bay.  The large mullioned windows 

are characteristic of Elizabethan Architecture.  The 

elaborately carved door surround, including compound 

arch mouldings and colonettes and tripartite door opening 

further enhance the façade.  

•	 Plan Form:  The original layout of the building is 

characterised by a central hallway leading to large open-

plan spaces on both the ground any upper floors.  These 

spaces have largely been retained.

•	 Quality and survival of interiors:   Many original internal 

features have survived including the octagonal columns, 

coffered ceiling, moulded cornices and dado rails, the 

ornate staircase and the two different roof truss systems 

on the first floor.

•	 Alterations:  Some of the original hardwood casement 

windows to the ground floor have been replaced with 

uPVC windows.

Historic Interest:

•	 Authorship:  Carnegie Oldpark Road library was designed 

by renowned Belfast architects Watt & Tulloch.  

•	 Local:  The building is of local significance as it is one of 

three Carnegie Libraries to be built in Belfast.

2.8   Statement of Significance

•	 Building is of architectural significance constructed 

in a Tudorbrethan-style articulated by gable fronted 

principal elevation and dormer with castellated sandstone 

ornamentation and carvings to door entrance and string 

courses, many of which survive in good condition.

•	 The plan form, open plan spaces centred around a central 

stairwell, is also of architectural significance.

•	 Carnegie Oldpark Library is of social significance. 

Constructed as a public library, it was built as a focal 

community building within the Oldpark area of North 

Belfast.

•	 The building is of historical importance due to its 

association with Andrew Carnegie, a Scottish-American 

Industrialist and Philanthropist who financed around 2,500 

libraries in 10 countries.

•	 The building has some artistic merit, in particular the 

elaborately carved stepped door surround and the raised 

lettering to the principal elevation.

•	 The different styles of roof trusses to the first floor include 

the elegantly carved timber braced truss to the first floor 

principal room and the timber tie beams and brackets with 

wrought-iron ties to the rear hall and are of some technical 

interest.



Context 03

Land ownership

3.1   The former library is within the ownership of the Northern 

Ireland Foundation – a charitable trust.  There is a small 

grassed area to the rear of the building which is fenced off.  We 

understand that this ground is owned by the Northern Ireland 

Housing Executive (NIHE).  Aside from the grassed area, there is 

no other undeveloped land around the library.  

Planning Considerations 

3.2   The former library is a Grade B1 listed building and is 

afforded legal protection.  Planning permission and listed building 

consent will be required for the proposed change of use and the 

associated adaptations to the structure of the building.

3.3   The site is unzoned land within the development limit for 

Belfast, as defined by the Belfast Metropolitan Area Plan (BMAP).  

There are no local planning policies that would restrict this 

building form being used as a community facility and offices.

3.4   	 Any new proposals will need to demonstrate compliance 

with planning policies set out in the suite of Planning Policy 

Statements (PPS) and the Strategic Planning Policy Statement 

(SPPS).  Of particular importance are the specific policies which 

relate to listed buildings and their conversion.  

3.5   Planning policy is supportive of the reuse of derelict listed 

buildings, particularly where this will secure the ongoing viability 

and upkeep of the building. The key test which needs to be met 

is that the changes proposed (adaptations) respect the essential 

character and architectural or historic interest of the building  – 

the core elements which contributed to the listing of the building 

need to be retained.   

3.6   A package of supporting information will need to accompany 

any future planning application which clearly documents how the 

works proposed respect the character of the building and the 

intended uses support the long term viability of the building. A 

Design & Access Statement will also be required for any future 

application.

Vehicular and Pedestrian Access

3.7   Given the age of the library there is no defined vehicular 

access point nor is there a designated car parking area.  The 

main entrance to the library is from the Oldpark Road and it is 

presumed that the majority of users when it was operational 

walked to the facility.  

3.8   The requirement to provide a small quantum of car parking 

spaces as part of the redevelopment of the former library may 

be a matter which is raised in the future by Transport Northern 

Ireland (TNI).

Utility Search

3.9   Utility searches were undertaken during February and 

March of the main providers: NI Water, NIE, Phoenix Gas, 

Rivers Agency, Transport NI and BT.  The results of the search 

confirmed that there were no constraints which would impact 

on the reuse of the property. The results of the searches can be 

found in Appendix 1.

Market Conditions

3.10   In order to inform our understanding of current market 

conditions with reference to office accommodation, an opinion 

(a copy is enclosed in Appendix 2) was sought from Colliers 

International.  Their assessment confirmed that there is likely 

to be a limited level of interest arising from the private sector 

for office space in north Belfast.  Any demand is likely to be 

generated by small local professional occupiers who have links 

with the area; or who have an appreciation for iconic buildings.





4.1   The engagement focused on understanding any social 

enterprise ideas which require space and could potentially be 

accommodated within the building, and the level of interest in 

taking office space within the refurbished building. 

4.2   The need to have a revenue stream to cover the operating 

costs of the building is vital to its long term viability.  The 

consideration of the economic viability of any uses is out with 

the scope of this assessment, and is clearly an aspect which will 

need to be pursued.

4.3   During the discussions the needs of the community were 

also considered in order to understand any unmet community 

needs.

Community and Voluntary Sector
4.4   Drawing on wider research undertaken as part of the 

Building Successful Communities project, and discussions with 

community organisations in the immediate area confirmed that 

there is currently no unmet community needs.  

4.5   The recent opening of Girdwood Community Hub has 

delivered a host of health & fitness facilities including sport hall 

and multi-purpose rooms which can be hired.  The community 

hub also has a number of classrooms for courses which are 

delivered by Belfast Metropolitan College.  

4.6   In the past year, the Lower Oldpark Community Association 

has also seen further investment in its facilities with the opening 

of the new modular building which has provided space for 

activities or meetings.

4.7   Through discussions with the North Belfast Partnership 

(NBP) it emerged that they have aspirations to develop a 

‘Northside Innovation Centre’.  The concept that they hope 

to develop is a facility that provides space where people and 

communities come to share their knowledge and creativity to 

promote innovation, build capacity and stimulate learning and 

inspiration.  

Discussion 04

4.8   While this proposal is at an early stage, NBP are keen 

that the centre would be a new build project and the level of 

accommodation likely to be required is more significant than that 

which the former library building could provide.  While this is an 

interesting proposal, it is unlikely that it is compatible with the 

restoration of the former library.

4.9   Women’sTEC provides education and employability 

programmes to women in the area of non-traditional skills 

(trades, I.T. and Horticulture).  They have established a track 

record of engaging women who would be recognised as 

’hard to reach’ and equip them with skills.  Women’sTEC has 

expressed an interest in 232 sq. metres – 278 sq. metres (2,500 

– 3,000 sq. ft.) of space for a workshop, crèche and office 

accommodation.  They are keen to be kept informed about the 

library restoration project.

4.10   NICVA expressed an interest in possibly taking office 

accommodation within the building.  We understand that they 

are keen to downsize their office accommodation due to funding 

pressures, but are not in position at present to comment on the 

quantum of accommodation required.  

4.11   Bbeyond is a not for profit organisation committed to 

promoting the practice of performance art and artists in Northern 

Ireland and further afield. The group has had the opportunity 

to visit the library and has expressed an interest in the building.  

The group, who currently rent a small office space in south 

Belfast, have a requirement for a workshop, performance space 

and office space.  

4.12   Similar to the requirements of Bbeyond, a Belfast based 

theatre company called Kahosh and the John Hewitt Society 

have both expressed interest in a performance space within the 

former library.  
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Business Organisations
4.13   From discussions to date, there has been a low 

level of interest from the private sector in taking office 

accommodation.  Stratagem, who are currently based in the 

Donegall Road library have indicated that they are keen to 

relocate to the library once the restoration work is complete.  

The accommodation requirements are likely to be in the region 

of 132 sq. metres (1,417 sq. ft.)

Statutory Bodies 
4.14   From discussion with the Strategic Investment Board 

(SIB), Land & Property Services (LPS) and statutory bodies 

who are members of the Building Successful Communities 

Forum there is limited demand for new office accommodation 

or short term hot-desking facilities.  Further information on 

the enquiries made with SIB and LPS are documented in 

Appendix 3.

4.15   Enquiries were also made with Libraries NI who have 

confirmed that after undertaking a review of their portfolio set 

against demand for library services they have concluded that 

the level of demand in the Oldpark area is not sufficient to 

warrant taking space even on a scaled back basis.

Feedback from Community 
4.16   A community drop in event was held on Wednesday 23 

March in the Lower Oldpark Community Association (LOCA).  

A number of activities and uses were identified, primarily 

focused on arts and an appreciation of the local history 

including:

•	 ‘The story of the area’ – museum space within the former 

library to exhibit photographs, maps, stories and film 

which tells the community narrative of the area and how it 

developed from the early 1900s.  

•	 A number of residents were keen that this was used as an 

opportunity to foster cross community activities with the 

focus of the story telling being on the wider community in 

the Oldpark and Crumlin Road area.

•	 A Reading room in conjunction with a social enterprise 

café (possibly linked with the above) – food from the social 

enterprise café could be sought from supermarkets who 

would otherwise dispose of produce which is close to its 

‘display by date’ but is safe for consumption.

•	 A few residents queried whether a Post Office and 

associated retail units could be established to provide 

local services in the area.  We understand that plans 

are currently afoot to develop a small retail complex on 

the Crumlin Road, close to the junction with Cliftonpark 

Avenue which may in time address this need. 

•	 Several residents commented on the width of the 

pavement outside the former library on Rosewood 

Street and queried if it was possible to use this area as 

an outdoor space for community events or perhaps a 

covered area for stalls, or a semi covered space which 

could be used in the summer holidays for children’s 

activities.
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Options 05

5.1   The findings of the discussions have identified tentative 

interest in several uses which are primarily focused on art 

and cultural activities with the use of several rooms as office 

accommodation in order to provide a revenue stream. 

5.2   	 Uses identified include:

•	 Office accommodation - which could provide a revenue 

stream.  From initial discussions there is demand for 

circa 279 sq. metres (3,000 sq ft)  this is based on 

Stratagem taking 132 sq. metres with the balance,147 

sq. metres (1,583 sq. ft) being split between Bbeyond and 

Women’sTec.

•	 Workshop space – Women’sTec and Bbeyond have both 

expressed an interest.  

•	 Performance space – Bbeyond, Kahosh and the John 

Hewitt Society are all interested in a performance space.  

There is also a community aspiration for an outdoor, semi 

covered space.

•	 Museum space – a community aspiration.

•	 A reading room and social enterprise café – there is 

some synergy in this use alongside a performance space.  

The reading room and café could double up as the 

reception area to the performance space.

5.3   The former library is a listed building, and while no detailed 

plans have been prepared the proposed uses are in principle 

compatible with the building insofar as they require open 

space in order for the proposed uses to take place.  

5.4   With this in mind consideration has been given to how 

changes could be made to the building to accommodate the 

issues identified.  One of the key challenges will be to ensure 

that the uses in the larger rooms which are not revenue 

generators are adoptable in order to accommodate the 

broadest spectrum of uses and avoid any ‘dead space’.  

Figure 5.1:	Ground Floor Option with new lift Figure 5.2:	First Floor with new lift



5.5   It is also worth considering whether there should be 

office accommodation on both floors.  Advice from Colliers 

International is that the highest rental values may be derived from 

the rooms which have the best aspect.  Room 4 (the ground 

floor newsroom) and room 14 (the open hall on the first floor) 

represent the best option for use as offices.  

5.6   As part of our analysis, consideration has been given to how 

a lift could be provided within the building. 

5.7   The principal rooms to the front of the building are renovated 

to provide an open plan office with a meeting room.  The large 

open plan quality of the room is retained with the use of low level 

and glazed partitions. The ground floor office has an area of circa 

124 sq. metres (1,334 sq. ft.) with approximately 96 sq. metres 

(1,033 sq. ft.) on the first floor.

5.8   The social enterprise uses comprised of  the performance 

space and workshop could be accommodated on the ground 

and first floor (respectively).  With the ground floor space being 

used as museum and community café and reading room when 

the space is not required for performances. Ancillary facilities 

such as kitchens, toilets and store rooms have been provided on 

both floors.

5.9   A draft layout has also been prepared which shows how 

three car parking spaces could be accommodated in the form 

of a layby parking (along Rosewood Street)  which could also be 

used as part of a small public realm space for community events 

which is semi covered. 

5.10   The requirement for parking beyond that which is 

accommodated within the scheme will need to be justified 

through the submission of a parking statement and a framework 

travel plan.   

New street lighting
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Suggestion Layout (Exterior)
5.11   The current boundary treatment comprising metal fencing 

barbed wire and red brick walls currently detract from the 

appearance of the building.  The limited setting of the building 

provides little opportunity for enhancement; however use of high 

quality paving and street furniture to define the setting and an 

outdoor community space will greatly improve the setting of the 

library.

5.12   Repairs should be carried out to the northern boundary 

wall, including removal of signage, graffiti and barbed wire 

coping.  To the front (east) and south of the building there is an 

existing tarmac paving which could be replaced with a heritage-

appearance brick or stone saviours which will also delineate 

potential outdoor community space for events.   

5.13   Appropriate street lighting, including street furniture and 

an information board would further enhance the appearance 

of the building; these works would dovetail into the wider 

Building Successful Communities (BSC) proposals for the Lower 

Oldpark & Hillview area re environmental improvements to the 

streetscape.

5.14   To provide suitable outdoor space for the local community, 

power points and a bracket system to install a canopy could 

be located along the southern elevation to provide an attractive 

covered outdoor space, possibly housing a weekly/ monthly 

market. This use could continue along Century Street to the 

south of the building, with permission from TNI and other bodies.  

Figure 5.5:	Proposed external works around Oldpark Library Figure 5.6:	Proposed location of street canopies along Century Street and 
to the south of the library

Figure 5.4:	Proposed removable cantilever canopy system which can be 
secured to stainless steel sleeves / channels and stored within the library 
when not in use

Figure 5.3:	Covered street markets showing use of temporary canopy cover 
and high quality street paving to define shared surfaces

5.15   The road is currently a cul-de-sac, the existing road and 

paving surface could be replaced (subject to TNI approving 

the works and the identification of a funding source) with brick 

paviours, indicating a shared surface area extending from the 

former library.  External power points could also be installed 

along this street providing electricity during outdoor events. 
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6.1  This report has provided a summary of the overall significance 

of the building, its general condition and identified opportunities 

for redevelopment based on an initial dialogue with a range of 

stakeholders, and the immediate community living in the Lower 

Oldpark area.   

6.2  Further work is required, and detailed below we set out a short 

summary on each aspect of this report together with suggested 

next steps.

Condition
6.3  The building is in generally good condition and many 

architectural features survive such as the sandstone transomed 

windows, moulded architraves and sills, octagonal stone columns, 

coffered ceilings and staircase.  

6.4  Based on the appraisal undertaken, we recommend that a 

number of actions should be pursued by the landowners subject to 

funding.

Next steps
•	 Immediate priority works should be undertaken to prevent 

further decay of the historic fabric including repairs to the flat 

roofs and parapets and external wall junctions and vegetation 

removed from gutters.  

•	 An external brick survey should be carried out to determine 

brick failures, open joints and areas where remedial works are 

required to prevent further ingress of water into the building.

•	 Timber and damp survey should be undertaken to ascertain 

damage of water ingress and its effect on timbers within the 

structure.

•	 Existing ceiling tiles should be taken down to assess the true 

condition of the coffered ceiling on the ground floor.

Re-development Principles
6.5  The suggested layouts shown in Figures 5.1 & 5.2 demonstrate 

how sympathetic changes could be made to the building in order to 

accommodate the proposed uses.  

6.6  Detailed below are the key principles which should be borne in 

mind when considering adaptations to the building.  

6.7  These options represent best use of the spaces and conform 

to best practice in securing a sustainable use for the building in 

to the future.  Department for Communities: Historic Buildings 

Unit and Belfast City Council planning department as a minimum 

wish  to see incorporated into the redevelopment/refurbishment 

proposals:

•	 The spatial plan arrangement should be retained where 

possible, particularly within regard to the principal rooms to the 

front on both floors.

•	 Important features to be retained and incorporated into 

any refurbishment includes the octagonal columns, existing 

staircase, moulded window architraves and sills, engaged 

columns and timber trusses and the coffered ceiling.

•	 Where sub-division is required to the principal rooms, this 

should take the form of low partitions, glazed walls so the 

original spatial qualities of the room are retained, including views 

of the coffered ceiling and timber trusses.

•	 Fittings and fixtures should be appropriate so as to not compete 

with or detract from architectural features within the building.

Future Uses of the Building
6.8  It is recommended on the basis of feedback form the 

community and key stakeholders that the preferred option that is 

emerging around art and cultural uses supported by the creation of 

office accommodation (that would provide a revenue stream) should 

be subject to:  

•	 Further assessment and marketed with a range of groups/

organisations to ascertain interest levels in taking space within 

the building.

•	 An economic viability assessment.

6.9  Proposals to enhance the exterior of the building, most 

specifically with the creation of layby parking and a public space 

from which community events/community arts/fairs could be held 

should be progressed in tandem and a detailed proposal worked 

up with a view to securing the necessary consents.
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Northern Ireland Water is a trademark of Northern Ireland Water Limited, incorporated in Northern Ireland,   

Registered Number NI054463, Registered O�ce Westland House, 40 Old Westland Road, Belfast BT14 6TE

Page 1 of 1

       Your Ref:

       Our Cust Ref:

       Date:

              

  

Dear 

RE: 

Thank you for your recent service enquiry / records request, in respect of the above.

Please be further advised that in addition to the disclaimer notice on all enclosures, a small 
exclamation notation on a public drainage line indicates that NI Water are presently unaware of the 
extent of the subject public sewer beyond this point.  

Additionally where public water and sewerage services are not located within public areas, the 
following will also apply;

(i)     NI Water retain the powers of entry under the Water and Sewerage Services (NI) Order 2006,  
        expressly for the purposes of essential future maintenance to public water and sewerage 
        services and as such will at all times require to have total unobstructed access to same.

(ii)    NI Water current regulations preclude the erection of any structure(s) within 3m either side of  
        the centre line of any public sewer, and within 4m either side of the centre line of any public  
        watermain.  However, for large diameter watermains or sewers, a greater sterile area may be  
        required.  Further information is available in the Services for Developers section of  
        www.niwater.com in the Sewer or Watermain sections. 

If you have a query with the position and attributes of NI Water infrastructure shown on attached 
Property Service Record please forward the query to waterline@niwater.com.

Yours faithfully
 

Developer Services Co-ordination Team

Enc: Property Service Record

Northern Ireland Water
Developer Services Co-ordination Team
Ballykeel O�ce
188 Larne Road
Ballykeel
Ballymena
Co Antrim  BT42 3HA

Email:  waterline@niwater.com 

Turley 

Karen Killops 

Hamilton House 

3 Joy Street 

Belfast 

BT2 8LE

B022781

02 MARCH 2016

Sir / Madam

OLDPARK LIBRARY, OLDPARK ROAD, BELFAST.



Appendix 2:			  					   
Colliers International 



 

Belfast City Centre Office Market 

The Belfast office market experienced a lower level of transactional activity in 
2015 than anticipated. Take up figures totalled c.310,000 sq ft with the 
inclusion of the new 100,000 sq ft Belfast City Council headquarters 
(currently under construction), some way off the 2013 and 2014 take up 
figures of 425,000sq ft and 375,000 sq ft respectively. 

2015 did see robust growth in the City Centre Grade A sector of the market 
with a significant body of evidence emerging, particularly in the Grade A 
sector with a variety of deals completed in the £14.50 -£17.00 per sq ft range 
and an acceptance that the market was less tenant orientated than previous 
years. In our opinion 2015 saw the start of the Belfast office market starting to 
mature, a trend which we expect to continue in 2016. Landlords with recently 
constructed Grade A buildings were able to command premium rental figures 
and we see this trend continuing with the market now starting to differentiate 
between buildings locations, configurations and specifications etc, rather than 
their being an accepted rate for a notionally Grade A building. 

The prospects for 2016 look solid on most fronts, however the sector is facing 
a number of challenges; 

Principal amongst these is the chronic shortage of Grade A space offering 
floor plates of 10,000 sq ft+, very much the ideal footprint of FDI occupiers 
who have driven recent rental growth. The scarcity of stock set against strong 
occupier demand and the proposed reduction in Corporation Tax in April 2018 
is a compelling story for the development sector and we are increasingly 
seeing a wider range of enquiries from local, GB and European based 
developers who see the potential opportunity in the Belfast office sector. It is 
accepted that Grade A rents need to grow to see new development being 
brought forward and with the best existing Grade A stock now starting to 
secure rental levels of £17.00 psf + the aspirational rent of £20.00 per sq ft 
now feels attainable within the next 12 months. 

The lack of stock in our opinion will also deliver a number of pre-lets over the 
next 12 months as global occupiers based in the City seek best in class 
accommodation to attract and retain the best staff, indeed this lack of stock in 
the City has already seen two well established FDI companies (Allstate and 
Concentrix) bridge the gap from being occupier to developer to secure their 
optimal solution. 

Outside of these occupier led developments and Belfast City Council’s new 
headquarter office, Belfast Harbour’s 98,000 sq ft City Quays 2 development 
is likely to be the only spec development going on-site in 2016 with a delivery 
date of March 2017, this therefore creates a real shortage of space in the City 
Centre with the Soloist at 1 Lanyon Place remaining as the only building 
capable offering in excess of 60,000 sq ft of Grade A space in one building.





Appendix 3:			  					   
Key Stakeholders

Stakeholders who contributed to the assessment:

•	 LOCA

•	 The Vine Centre

•	 Belfast Health & Social Care Trust (Health Estates)

•	 DSD Belfast Regeneration Directorate

•	 Belfast City Council 

•	 Northern Ireland Housing Executive

•	 DRD Transport NI 

•	 Libraries NI (former owners)

•	 NIEA, HLF and UAHS

•	 North Belfast Partnership

•	 Local businesses, 

•	 Local elected representatives on Building Successful 

Communities Forum for Lower Oldpark & Hillview

•	 Simon Community, NICVA, and Praxis

•	 Crumlin Road Gaol

•	 Members of the Building Successful Communities Forum for 

Lower Oldpark

•	 Members of the Lower Oldpark Community 



For further information contact

Turley Office

Hamilton House

3 Joy Street

Belfast

BT2 8LE

T 028 9072 3900

turley.co.uk


