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PREFACE 

Craigavon’s three town centres – Central 
Craigavon, Lurgan and Portadown – are alive 
with opportunity. 

The raw materials are in place: attractive, 
historic centres; parks and lakes that are 
the envy of most towns; some attractive 
development sites; a population that is set 
to grow considerably; and an emerging 
partnership of public and private sector bodies 
that are gearing up to the task of making the 
most of these assets. 

It will not be easy and it will not be quick. 
Some major challenges remain and there is a 
long way to go. 

This document is an important step in confronting 
those challenges. It shows how Central 
Craigavon, Lurgan and Portadown can benefit 
from a co-ordinated and integrated approach to 
development and regeneration.  In addition, it 
details what this means for each centre. 

What it does mean is a complementary alliance 
of lively and welcoming centres, accessible to 
all. It means that the whole range of facilities 
will be available locally and that business will 
want to invest in our town centres. 

It means that the future in Craigavon will be a 
better place. 

The most important part of the document is 
the Implementation and Delivery Plan. This 
sets out exactly how we will make the change, 
with specific responsibilities for particular 
organisations. It demonstrates how serious we 
are about transforming our centres, and just 
how the vision will be made a reality. 

In the year it has taken to prepare this 
framework, those involved have come a 
long way.  Now is the time to strengthen 
this partnership and make the change on 
the ground.  Central Craigavon, Lurgan and 
Portadown can thrive again. 



1

 
 

 
 

 
 

 
 

 

 
 

 
 

 
 

 
 

 
 

 
 

 
 
 
 

 
 

 
 

 
 

 
 

 

 
 

 
 

 
 
 

  

     
 

                            
   

  
  

 
 

       

1  Introduction 
1 

1.1 About the Craigavon Integrated 
Development Framework 

1.1.1 The purpose of the Craigavon Integrated 
Development Framework (CIDF)1 is to guide how 
the three town centres of Central Craigavon, 
Lurgan and Portadown will develop and thrive 
over the next 20 years. 

1.1.2 The CIDF offers guidance on: 

s� Establishing the rationale and evidence base for 
public intervention in the three centres2 

s� The promotion, implementation and timing of 
regeneration and development, including the 
sequencing of public sector land disposal 

s� A planned approach to retail, leisure, business, 
housing and community development 

1.1.3 The CIDF is a high-level, long-term strategy. 
“Quick wins” are important, and the document 
does highlight some of these, but (re-)establishing 
the centres as what we might call real “places 
of choice”, places where people actively choose 
to invest, spend time, shop and relax, when so 
much competition exists elsewhere, will be difficult 
and will take time. However, the CIDF, with its 
shared vision for the centres, points the way to a 
brighter future, and sets out the important steps 
in getting to where we want to be. 

1.1.4 	 The CIDF focuses only on physical interventions; 
it is a strategy for the built environment.  The 
regeneration of the three centres will also require a 
series of complementary actions on non-physical 
areas such as employment, education, social care 
and community relations.  Although this document 
can positively influence each of these, the focus 
of these issues is tackled elsewhere3 . It should 
also be noted that the CIDF is a non-statutory 
document. This means that whilst it sets out 
a strategy for regeneration that will be pursued 
by the Department for Social Development and 
Craigavon Borough Council (and successor 
organisations) and other public sector agencies, it 
does not replace the Craigavon Area Plan, which 
remains the Borough’s ‘planning framework’. 

1.1.5 	 The CIDF is not, of course, starting from a blank 
canvas. Much work has already been done, 
in particular, to regenerate the traditional town 
centres.  In this respect, the efforts of Portadown 
2000 and Lurgan Forward are to be applauded 
and the Frameworks produced for the respective 
centres in the last decade form the basis of much 
of what the CIDF recommends. 

1 The CIDF has been prepared by a team led by planning 
consultants Tribal on behalf of the Department for 
Social Development and Craigavon Borough Council 
2 The town centres are defined in the Craigavon town centre 
boundaries and retail designations plan 2010 
3 Such as: the Council Development Department’s Framework; 
the Craigavon Tourism Development Strategy and Action Plan 
2009 – 2012; People and Place – A strategy for neighbourhood 
renewal; Craigavon Community Safety Strategy 
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1  Introduction
 

THE CIDF HEADLINES 

The key recommendations in this 
document are as follows: 

“3C” – the 3 centres as the complete 
package: 

s�	 "ETWEEN�THE�THREE�TOWN�CENTRES�� 
there will be the complete range 
of commercial, social, cultural and 
community activities. 

s�	 4HE�CENTRES�WILL�CAPITALISE�ON�THE� 
heritage and open space assets that 
they have. 

s�	 4HE�TOWN�CENTRES�WILL�BE�WELL� 
connected with one another and 
easy to access by foot, cycle, public 
transport and car. 

s�	 4HE�TOWN�CENTRES�WILL�WORK�TOGETHER�IN� 
ways that benefit them all. 

s�	 4HE�TOWN�CENTRES�WILL�BE�THE�FOCUS�FOR� 
economic development. 

s�	 4HE�RENEWAL�OF�EACH�TOWN�WILL�BE� 
marked by a flagship regeneration 
scheme. 

The individual town centres: 

s�	 #ENTRAL�#RAIGAVON�� 
expansion to include ‘big’ retail and 
leisure (of a scale that will not be 
attracted to Lurgan or Portadown) 
civic offices 
better links with surrounding communities 

s�	 ,URGAN�� 
a bustling but relaxed traditional market 
town centre in a pleasant setting 
independent retailers and cafes as well 
as chains 
nurturing an arts and crafts niche 

s�	 0ORTADOWN�� 
mix of local and national retailers 
culture and leisure 
riverside living, working and relaxing 

Overall, around £22M of investment in the 
centres is identified in the Action Plan at 
the end of the CIDF. 

1.2 	 Issues and Opportunities 

1.2.1 	 A detailed Baseline Report was prepared to 
inform the CIDF.  It analyses a number of themes 
including economic development, transport, 
policy, development project, property market, 
environment, townscape and heritage.  The 
Baseline Report also identifies a number of sites 
within each centre that may be available for 
development. 

1.2.2 	 The key issues facing Craigavon’s town centres 
include: 

Competition 
Lurgan and Portadown are finding it hard to 
compete with other centres.  There is a real 
danger that they will be left even further behind 
when Central Craigavon expands. It is a core aim 
of the CIDF to ensure that this does not happen. 
As such, the CIDF is built on the understanding 
that only the three centres working together and 
exploiting their individual niches can best serve 
the people of Craigavon. Meanwhile, Central 
Craigavon itself faces ever more competition from 
outside the Borough and may struggle to attract 
the names and facilities that local people want to 
enjoy locally. 

Under-used assets 
The centres’ assets are not used to their 
full potential. Some of the most vibrant and 
successful places are those that people find it 
pleasant to spend time in. These places can 
be said to have a high “quality of place”. In 
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Craigavon’s centres, this means that a broad 
range of economic and social benefits can be 
reaped by cherishing and exploiting Lurgan Park, 
Brownlow House, the High Streets, Craigavon 
Lakes, the River Bann, the People’s Park and a 
range of historic buildings and streets. 

Lack of variety 
The centres can tend to lack life, particularly in the 
evenings. The leisure and cultural offer is limited 
and there is little choice of welcoming places to 
relax (although there are some fine examples). 
Generally, the centres need to be more inclusive 
and welcoming to all, with something attractive to 
offer.  They also need more people actually living 
in the town centres, instantly providing activity 
and a market for services. 

Dereliction 
There are several large vacant sites and a number 
of derelict buildings.  Many of them have been 
in this state for many years. Although they are 
eyesores, they also present opportunities. 

1.2.3 	 Despite these issues and the other economic, 
social and environmental problems that the three 
centres face (including the ongoing impact of the 
recession and the decline in manufacturing, failings 
in public transport, poor image, etc.), Craigavon 
today is alive with opportunity.  The list below is 
just a selection of the specific opportunities that 
should give hope for our future: 

s� A population that is projected to grow significantly 
– by 28% between 2006 and 20214 – which will 
bring demand for many more services, shops and 
facilities and could generate the demand for up to 
5,000 local jobs. 

s� Fine, sometimes under-valued, historic centres to 
Lurgan and Portadown. 

s� High quality green spaces in or adjacent to each 
centre. 

s� The River Bann. 

s� A range of sites that are ripe for regeneration. 

s� Good transport connections to Belfast and 
Dublin. 

s� The conditions are evident or emerging for growth 
sectors like services and tourism to flourish; for 
example, the Bain Report has identified Craigavon 
as a location for Government office jobs to be 
relocated to. 

s� Local government reorganisation (known as 
RPA) will decentralise planning and regeneration 
functions to local authorities, meaning that local 
people and their elected representative will have 
more freedom to shape their area’s destiny. 

s� Craigavon has the opportunity to move on from the 
legacy of the Troubles to a more positive future. 

A GOLDEN OPPORTUNITY – WHY 
THE CIDF IS SO IMPORTANT 

s�	 )T�SHOWS�HOW�THE�THREE�CENTRES�CAN�WORK� 
together to their mutual benefit. 

s�	 )T�WILL�INmUENCE�EXTERNAL�INVESTMENT�DECISIONS�� 
by public agencies and the private sector. 

s�	 )T�DEMONSTRATES�TO�EVERYBODY�n�RESIDENTS�� 
businesses, people and organisations based 
elsewhere – that Craigavon is serious about 
regeneration and change. 

s�	 )T�OFFERS�GUIDANCE�TO�DEVELOPERS�AND�AGENCIES� 
on the high expectations that we have for 
change and how we can help to achieve them. 

s�	 )T�PROVIDES�THE�#OUNCIL�WITH�AN�IMPLEMENTATION
 
focused strategic plan that can be used as a 
delivery mechanism. 

s�	 )T�ADDS�WEIGHT�TO�THE�REGENERATION�PLANS� 
started in the Portadown and Lurgan 
Development Frameworks. 

s�	 )T�REDUCES�THE�DANGER�OF�THE�#RAIGAVON�CENTRES� 
being left behind by other places, each of 
which have their own plans. 

s�	 )T�FOCUSES�ON�THE�TOWN�CENTRES��WHICH�ARE�THE� 
most accessible, sustainable and inclusive 
(with opportunities for “shared spaces”) of all 
locations. 

s�	 )T�RECOGNISES�THAT�THE�PROBLEMS�ARE�SERIOUS�BUT� 
not insurmountable. 

4 NISRA, 2007 
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1.3 Preparing the CIDF 

1.3.1 The preparation of the CIDF has been closely 
informed by a specially formed Advisory 
Group that comprises stakeholders (including 
representation from Lurgan Forward and 
Portadown 2000), landowners, Councillors, 
and senior officers from the Council and the 
Department for Social Development. The process 
has been built around this focused group, with 
meetings being held in April, June, July and 
August 2009 and February 2010. 

1.3.2 The Advisory Group has: 

s� Commented on the baseline research and 
analysis undertaken by the consultant team. 

s� Shaped and agreed the Integrated Vision that is 
presented in the following chapter. 

s� Identified potential development sites. 

s� Informed the development of options and 
endorsed the selection of a set of ‘preferred 
options’’. 

s� Commented on a draft of this document. 

1.3.3 The preferred options were presented to the 
public in a 6-week consultation period. An 
exhibition was held at venues in each of the 
centres and feedback on the proposals was 
sought. The CIDF has been directly influenced by 
the public comments received. 

1.3.4 The process of preparing the CIDF can be 
summarised in the following steps: 

s� Stage 1: a baseline review was undertaken which 
sought to understand the opportunities and 
weaknesses associated with the three centres, and 
to establish the evidence base for intervention. 

s� Stage 2: based on the findings of stage 1, a draft 
vision was drawn up and developed with the 
Advisory Group. 

s� Stage 3: having agreed the vision, the overarching 
strategy was generated and various options 
evaluated. 

s� Stage 4: a preferred option was selected to form 
the basis of consultation. 

s� Stage 5: the proposals were subject to public 
consultation. 

s� Stage 6: on the back of the consultation, the CIDF 
itself was produced. 
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5 

2.1 About the Integrated Vision 

2.1.1 An integrated vision, which has been carefully 
developed and shaped by the CIDF Advisory 
Group, forms the bedrock of the strategy.  The 
vision has multiple purposes, which are: 

s� To provide a shared understanding of where we 
collectively want to get to. 

s� To provide a tool for assessing individual 
development proposals and more strategic 
regeneration plans when they come forward 
– they should be discouraged if they are not 
contributing towards delivering the vision. 

s� To establish the relative future roles of the three 
centres – how they can function in a co-ordinated 
way for the benefit of the population of Craigavon 
as a whole. 

s� To provide a strategic, stakeholder-endorsed 
context for public and private sector decision 
making, such as decisions on investment and policy. 

s� To help to maximise value from individual sites 
by demonstrating how they fit into a wider 
improvement programme. 

2.1.2 The vision is set out in the following section. 

2.2 The Vision 

2.2.1 In 2020, the three centres of Portadown, 
Lurgan and Central Craigavon will be a focus 
for investment, fitting for Northern Ireland’s 

fourth-largest urban area. Craigavon will have 
three complementary and successful centres all 
with a unique offer within Northern Ireland, each 
having a distinct role and identity, and each 
benefiting from a greatly enhanced environment 

2.2.4 Lurgan will be a vibrant traditional town centre 
with a reputation based on an exemplary variety 
of local independent retailers, businesses, 
restaurants, bars and facilities (although not 
to the exclusion of national chains) that attract 

and range of facilities. Craigavon will have 
forged a reputation as a place with the full retail, 
leisure and office offer. People will enjoy visiting 

shoppers and visitors from near and far whilst 
catering for the day-to-day needs of the local 
population. People will come to Lurgan for a 

the centres to spend time and shop, and this will 
support a range of commercial, social, cultural, 

relaxed shopping and leisure experience, 
with a reputation for arts and crafts, food and 

and community activities. The distinctiveness clothes. There will be a range of places to work 
of the individual centres will provide an offer and live, all within a convivial setting that makes 
for the Craigavon urban area as a whole (and the most of the park and lake, linking them to the 
beyond) that is greater than the sum of the parts. High Street. The town centre environment will be 
The centres will have transformed the image of enhanced, attracting people to enjoy time there. 
Craigavon into a place that looks forward with The town centre, with a variety of businesses, will 
confidence and optimism, leaving the legacy be the place of work for many local people. 
of the Troubles behind; a place where people 
actively choose to live, shop and spend their 
leisure time, and businesses choose to invest. 

2.2.5 Like Portadown and Lurgan, Central Craigavon 
will continue to be an economic driver for the 
region.  Its shops, leisure facilities, offices and 

2.2.2 Each of the three centres will perform a distinct services will continue to be typically larger than 
role: those found in the traditional town centres, but 

2.2.3 Portadown will be a thriving traditional town 
centre, with a rich mix of local and national 

will be integrated with the immediate catchment 
areas. It will be set in a green environment 
offering outdoor recreation for the people who live 

retailers, places to eat, relax and sample culture, there, visitors and employees. Its character will 
and modern office accommodation.  People will have changed to be attractive to all users, not just 
be living in the town centre. A rediscovered 
and rejuvenated riverside area will have 
become a location for modern, flagship mixed 

those with cars, and developments will have been 
planned to create a stronger sense of place and 
to make the centre more readily accessible. It will 

use development, centred around leisure and play its full part in strengthening the overall offer 
town centre living. The town will have become a of the three centres, and further developments will 
regional public transport interchange, focused 
on Portadown station, attracting people from a 

be managed to achieve this goal. 

wide area without over-reliance on car travel. 
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2.2.6 Each of the centres will be: 

s� 7ELL
CONNECTED�BY�FOOT��CYCLE��PUBLIC�TRANSPORT� 
AND�CAR� 

s� ,INKED�BY�A�FAST��HIGH�QUALITY�BUS�RAPID�TRANSIT� 
CORRIDOR� 

s� %ASY�AND�PLEASANT�TO�WALK�ABOUT� 

s� 7ELCOMING�TO�VISITORS��WITH�A�UNIQUE�OFFER�TO� 
TOURISTS�� 

s� .EUTRAL�PLACES�TO�BE�ENJOYED�BY�ALL��REGARDLESS�OF� 
BACKGROUND� 

s� !BLE�TO�ACCOMMODATE�AND�SUPPORT�A�VARIETY�OF� 
BUSINESSES� 

s� !TTRACTIVE�PLACES�IN�WHICH�TO�LIVE��WORK�AND�INVEST� 

s� .OTED�FOR�THEIR�HERITAGE�AND�OR�QUALITY�OF� 
ENVIRONMENT�� 

s� 3EEN�AS�EXEMPLARS�OF�TOWN�CENTRE�DEVELOPMENT� 
AND�REGENERATION�� 

s� %NVIRONMENTALLY�SUSTAINABLE� 

s� 0LACES�TO�MAKE�THOSE�LIVING�AROUND�THEM�PROUD�� 
WITH�SOMETHING�FOR�EVERYONE� 

s� "OOSTED�BY�A�mAGSHIP�REGENERATION�SCHEME�� 

2.2.7 Craigavon’s centres will have been reborn as the 
result of working together to implement a series 
of carefully co-ordinated interventions, some of 
them quite small, but all of them working towards 
a common understanding that they are stronger 
together. 

2.3 Three centres working together 

2.3.1 The “integration” is just as important as the 
“vision”. A co-ordinated strategy is the only 
option. Each of the three centres ploughing 
their own furrows could result in a number of 
scenarios, none of which would benefit the 
wider Craigavon population. Perhaps the most 
likely would be continued decline for Lurgan and 
Portadown, which would be unacceptable. 

2.3.2 There are many positive reasons for pursuing this 
co-ordinated strategy and vision.  They include 
the following: 

s� Only together can the three centres provide 
the complete offer.  There is nowhere near 
enough demand for shops, services and facilities 
to expect each centre to be able to provide 
everything. Only by viewing the centres as inter­
related hubs in a single catchment, combining the 
respective “mini-catchments” to achieve a critical 
mass, can a higher level of services than currently 
exists be justified. 

s� The three centres genuinely are complementary. 
Each has something different to offer, and each 
can exploit its own niches. They can become 
even more complementary.  We can call this 
concept “3C” – one Craigavon, with three distinct 
but closely linked town centres. 

s� Some necessary interventions can only function 
effectively on a three-centre basis.  For example, 
a public transport strategy and a tourism strategy 
have to operate at a strategic level. 

s� A united front needs to be presented to potential 
investors. They will need confidence that the 
centres can work together.  An “us against them” 
attitude will drag us all down. 

s� At a practical level, and in a period of squeezed 
public finances, achieving economies of scale 
and sharing resources makes sound sense.  For 
example, each of the three centres would find it 
more difficult to support their own town centre 
management operations than feed off a shared 
structure for all the centres. 

s� Following public sector reorganisation (RPA), 
when Craigavon will become part of a wider 
structure with Armagh and Banbridge, a co­
ordinated voice promoting the regeneration needs 
of Central Craigavon, Lurgan and Portadown will 
be much more effective and better heard than 
three smaller voices. 
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Key3.1 	 An Integrated Framework 
Town 3.1.1 	 This chapter details the projects and schemes 

that will contribute to delivering the vision. Town centre 

Motorway 

3.1.2 	 As the vision above makes very clear, a key Connecting roads 
aim of this document is to ensure that Central 

Railway
Craigavon, Lurgan and Portadown can all 

Potential train stationthrive for the benefit of all local people and
 
businesses. This can only happen if the
 Existing train station 

development and regeneration of the three Park 

are considered in a fully integrated way. Lake 

River Bann 
3.1.3 	 The CIDF Diagram below encapsulates the 

integrated, inter-dependent nature of the Town centre activites 
relationship between the three centres – each 

Shopping
one performing a town centre role for its 

Hospitalitynatural catchment area, but each with its own 
Indoor leisure niche; each benefiting from excellent links with 
Parkone another and with places further afield; and 


each benefiting from a range of town centre 
 Outdoor leisure 

Watersports uses adjacent to liberating green space. 
Fishing 

3.1.4 	 Whilst the CIDF story is one of integration, in Market 
practice its implementation will be dependent Housing 
on scores of individual actions, projects and 

Offices 
development schemes that will strengthen each 

Hotel 
individual centre.  The following sections set 

Public transport                           
out recommendations for each centre in turn, interchange 
before the chapter concludes with a range of Arts & crafts 
cross-cutting transport and access proposals. 

Workshops not to scale 

The CIDF Diagram 
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3.2 	Central Craigavon 

3.2.1 	 Central Craigavon is subject to a separate masterplan 
that sits alongside the CIDF.  This was produced in 
the absence of any other planning framework for the 
town centre following its recent designation as such. 
This section summarises the masterplan. 

Background 

3.2.2 	 Given its town centre policy designation and its 
attractiveness to many retailers, Central Craigavon 
will see considerable development over the 
coming decades. In the eyes of major stores and 
leisure operators, Central Craigavon has many 
advantages over Lurgan and Portadown, such 
as the agglomeration of traditional “High Street” 
names, plentiful development land, free parking 
and ease of access by car.  It is also perceived as 
being a much more ‘neutral’ space than either of 
the traditional town centres.  This does potentially 
have serious consequences for Lurgan and 

Portadown, which makes the integrated approach Overview 
of the CIDF so important. 

3.2.4 The plan below shows the main recommendations 
3.2.3 Against this context, the recommendations for for Central Craigavon. 

Central Craigavon seek to address the following 
issues: 3.2.5 The proposals for Central Craigavon allow it to 

build on its strengths as a regional-scale shopping 
s� The need to plan for the considerable expansion centre, whilst developing some of the other town 

of the centre in a sustainable way. centre functions. 

s� Central Craigavon does not have a centre in the 
traditional sense of a town. 3.2.6 In terms of retail, this means providing 

accommodation for those shop types that would 
s� The need to make Central Craigavon more not be attracted to Lurgan or Portadown. ‘Big 

accessible to people arriving by public transport, box’ or retail warehouses fit neatly into this 
foot and cycle. category, but the plan is for a much less car­

s� 

s� 

The fact that Central Craigavon today is largely 
designed around the car. 

The likelihood of increased congestion if 

centric layout than might normally be expected. 
A main square will provide a focal point for 
pedestrians and will include convenient bus 
facilities. 

development follows the existing pattern. 

s� The on-going civic administration role that the 
centre will have. 

3.2.7 In terms of leisure, this means large-scale and 
‘day-time’ uses. Examples could be tennis 
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Central Craigavon Masterplan 

Large sized footprint for retail 

Medium sized footprint for 

retail/leisure/community use 

Flexible blocks for commercial/ 
residential use (3 to 5 storeys) 

Houses 

Marlborough House 

Hotel/conference venue 

Improved bridge 

Existing pedestrian bridge 

Key pedestrian routes 

Key vehicular routes 

Area of search for new station 

Car parking areas 

Potential civic centre expansion 
(alternative to housing) 

Private amenity/green areas 

Public space 

Main square 

Traffic calmed street 

New petrol station location 

Existing petrol station 

Bus hub 

Town centre boundary 

Key 
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centres, go-karting, and, of course, watersports.  
More ambitious proposals, such a snow dome 
or major concert venue, should be explored and 
promoted, but there are doubts as to the viability of 
these. A lakeside hotel would fill an identified gap. 

3.2.8 	 It is anticipated that Central Craigavon’s important 
civic and conference function will remain after the 
Review of Public Administration changes the local 
authorities. 

3.2.9 	 As well as improved public transport facilities, a 
new road link to the north is likely to be needed. 

3.2.10 	The plan for Central Craigavon has to include 
considerable flexibility.  It will be built out over the 
long term and circumstances will inevitably change. 
An example of this flexibility is that some units 
could be built with ground floor units capable of 
catering for residential or commercial use. 

Summary list of development sites 

s� Lands situated between Central Way and 
Highfield Road. 

s� Council owned lands to the north of the 
Civic Centre. 

s� Council owned lands to the south of the 
Civic Centre. 

s� Lands to the west of Lakeview Road, 
abutting the Rushmere Centre. 

Principal regeneration schemes, 
interventions and recommendations 

s�	 Development of town centre uses, although with 
a focus on larger units and facilities that would not 
find a natural home in the traditional town centres. 

s�	 Marketing sites in public ownership for daytime 
leisure and hotel use. 

s�	 New transport links. 

s�	 Improvements to the public transport network. 

s�	 Improved pedestrian links. 

s�	 Promotion and marketing of the centre as a place 
to invest. 

3.2.11 The interventions proposed for Central Craigavon 
are less than for Lurgan and Portadown.  This is 
because development here, where much of the 
infrastructure is already in place, is more capable 
of being led by the private sector.  That is not to 
say that public intervention will not be needed, 
just that the regeneration case is lesser. 

Main Development Area 

3.2.12 	The lands abutting the civic centre to the south 
would be a logical choice for a flagship scheme. 
The site is highly visible, accessible, could be 
linked to the Civic Centre offices and can also 
take advantage of the lake. It is also in public 
ownership. The site would be a good location for 
hotel or leisure facilities.  A small retail/convenience 
scheme catering for office workers would also be 
an option within a development scheme. 

3.3 Lurgan 

Background 

3.3.1 The recommendations for Lurgan seek to address 
the following issues: 

s� The feeling locally that Lurgan is being left behind 
by retail developments elsewhere, including 
Central Craigavon. 

s� The need to respond by securing a future that is 
not dependent on High Street retailers. 

s� A market town without a market. 

s� Large derelict sites right in the town centre. 

s� Underused heritage and natural assets. 

s� Tensions between conservation and development 
pressures. 

s� An evening economy that is not welcoming to all. 

s� Break down social division and tension to 
promote the Government’s Shared Future 
agenda. 

Overview 

3.3.2 The plan below shows the main recommendations 
for Lurgan town centre. 

3.3.3 The proposals for Lurgan reinforce its role as a 
traditional town centre that serves the everyday 
needs of the local population. It will have a very 
strong set of independent traders, although not 
at the exclusion of national retailers.  It will be 
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attractive to visitors by making the most of its 
heritage, open space and by developing a niche 
arts and crafts offer. 

3.3.4 The plan shows the proposals for the key sites. In 
addition to these, other recommended changes to 
Lurgan town centre include: 

s� Physical improvements to the public realm, 
particularly along Market Street/High Street (as 
planned) and towards Brownlow House and the park. 

s� Nurturing of a niche in arts and crafts that can be 
economically exploited. 

s� Developing loose zones for ‘shopping’ in the 
middle of High Street/Market Street, ‘relaxing’ at 
the north-west end and ‘living and working’ at the 
south-east end. 

s� Refurbishment of derelict buildings for housing 
and community uses, living over the shop. 

s� Promotion of tourism, such as investigating the 
potential development of Brownlow House. 

s� Public transport improvements, such as to the 
railway station. 

Principal regeneration schemes, 
interventions and recommendations 

s� 
Key sites 
Residential led mixed use scheme on west side of 
Castle Lane. 

s� Retail led scheme on east side of Castle Lane. 

s� East side of Castle Lane development brief. 

s� 
Public realm and infrastructure 
Creation and delivery of a new weekly market for 
the town, accompanied by current major public 
realm improvements. 

s� Further public realm improvements to Market 
Street/High Street and Castle Lane. 

s� Park improvements. 

s� Improved links from Market Street/High Street to 
Lurgan Park. 

s� Completion of Millennium Way. 

s� Engage with Translink to explore operational 
solution to congestion caused by train station 
barrier timing. 

s� 
Maximising assets and mixing uses 
Development of hospitality cluster around William 
Street/Market Street/Edward Street apex. 

s� Strengthening and concentration of retail core on 
Market Street/High Street. 

s� Support to bring a flexible approach to the 
Conservation Area to bring units back into 
economic use and allow access to derelict sites. 

s� Refurbishment of derelict buildings for housing 
and community uses, ‘living over the shop’. 

s� Promotion of town centre living including living 
over the shop and conversion of defunct retail and 
commercial units to housing (e.g. at south-eastern 
end of High Street. 

s� New community and social care facilities, e.g. 
health centre. 

s� Investigate potential for expanded hospitality/ 
events uses at Brownlow House. 

s� Sports/leisure hotel to south of Lurgan Park. 

s� Shop front enhancements/design guidance similar 
to the DSD led ReStore project in Belfast City 
Centre. 

s� Provision of premises and facilities for private 
sector services. 

s� The redevelopment of Lurgan Leisure centre when 
it becomes surplus. 

s� 

Management, promotion and economic 
development 
Creation of a single point of contact for all 
possible grant/ funding schemes relevant to the 
town centre. 

s� Effective and positive marketing and promotion of 
the town centre. 

s� Implementation and promotion of a full 
programme of events in Lurgan Park. 

s� Continued emphasis through community groups 
on reducing sectarian division in the town centre 
to create a more positive image. 

s� Promotion of independent retailers and 
businesses (relaxed rates, rents etc). 

s� Particular promotion of businesses (workshops, 
shops, market stalls etc) in targeted sectors: arts 
& crafts, food and produce, clothes. 

s� Small and medium-sized workspaces at various 
locations. 
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Early Wins 
3.3.5 	 Within the projects identified, there are a number 

of projects that can begin within the next 12 
months, acting as early wins. The benefit of 
early wins is that they create confidence amongst 
the community and stakeholders that progress 
is being made. Often these early wins will not 
be physical developments, but rather events, 
programmes or background lobbying to open the 
door for future physical development.  The early 
wins identified for Lurgan are set out below. 

s�	 Establishment of a new Public Sector Partnership, 
led by Craigavon Borough Council. The detail of 
the new public partnership (CIRP) is described in 
detail in the following chapter. 

s�	 Development and management of a full annual 
events programme for Lurgan Park. 

s�	 Agreement with Planning Service and NIEA on 
a flexible approach to be taken in relation to the 

Conservation Area in line with regeneration goals 
for Lurgan. 

s� Removal of Council Covenant on west side of 
Castle Lane site to encourage development. 

s� Work with Translink to establish a solution to 
signalling issues at the train station to reduce 
congestion. 

s� Continued community group work to bring 
communities closer together in the town. 

s� Completion of public realm scheme. 

s� Set up a working group to assess viability, create 
and promote concept of a weekly market. 

s� Car parking routes, signage project. 

s� Shop front improvements – ReStore Project. 

s� Tailor economic development programmes e.g., 
support for retailers and other businesses. 

s�	 Improving the arterial routes into the town centre in 
line with previous ‘Renewing the Routes’ projects. 

Key Development opportunities – East and 
West side of Castle Lane 

3.3.6 	 The lands to either side of castle Lane have 
been identified as having the ability to make the 
largest impact in the regeneration of Lurgan town 
centre. Chapter 5 will detail the recommendations 
as to how the public sector can influence the 
development of these lands most effectively and 
what the priority actions should be. 

3.3.7 	 The DRD car park that abuts the former Tesco site 
is in public ownership and could be included in a 
larger development opportunity site. If developed, 
this would necessitate the re-provision of car parking 
spaces, along with any additional spaces required. 
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3.3.8 	 The large vacant site to the west of Castle Lane has 
planning approval for a residential led scheme and is 
in private ownership. It is clear that the vacant sites 
on Castle Lane are a blot on the town’s landscape 
as well as being situated on the main link to Lurgan 
Park and Brownlow House.  Should the sites 
remain undeveloped they will remain as a symbol 
of a stagnating town with no new investment. A 
residential led scheme on the west side of Castle 
Lane alongside a new retail led scheme on the 
eastern side of Castle Lane would have major 
benefits to the town as well as developing large 
unattractive open spaces within the town centre. 

3.3.9 	 The DRD car park alongside the former Tesco 
site could provide for a medium sized retail 
development, with a number of retail units fit for 
current retailing needs.  Lurgan clearly has an 
under provision of multi national retailers and 
footfall generators. This may be partly because 
many of the town’s existing units are not suitable 
for their needs. 

3.3.10 The regeneration benefits of a new retail led 
scheme in Lurgan are clear and this would be 
an ideal use for the site. Having a number of 
new retailers in the town centre on the other 
side of Market Street from Tesco would create 
a dumbbell effect, drawing people into Market 
Street and High Street to the benefit of the 
independent retailers already established there. 

3.3.11 Furthermore, attempts to attract an anchor 
retailer have come to nothing over the last decade 
(during which retailing in Northern Ireland has, 

until recent years, boomed), placing serious doubt 
over the viability of a large retail-led scheme.  The 
development of a small Mall or row of shops is 
more feasible for Lurgan and is more likely to 
result in people moving around the town, rather 
than in and out of a supermarket car park. 

3.3.12 In relation to the lands on the west side of Castle 
Lane, we feel the residential scheme as approved, 
which also includes office and other uses, will 
develop a vacant site, bring more people into 
the town centre and make for a much more 
attractive link to Brownlow House and Lurgan 
Park. On balance therefore it is recommended 
that the Council covenant should be lifted to allow 
the development of the site as per the planning 
approval granted in 2009. 

Summary list of development sites 

s� Lands situated between William Street and 
Ulster Street. 

s� Car park off Wesley Place/ William Street. 

s� Johnston’s Row car park. 

s� Lands to east and west of Castle Lane. 

s� Johnston’s Row backlands. 

s� East end of High street facing First Lurgan 
Presbyterian Church. 

s� Lands to the south east end of Millennium Way. 
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Lurgan town centre – zone by zone 

3.3.13 The town centre can be divided into three zones, 
each with a subtly different character and set of 
development responses.  These are summarised 
below. 

Zone 1: Relaxing 

3.3.14 	 The area around Christ Church includes some of 
Lurgan’s most characterful buildings, including the 
set piece of the church itself.  It also includes a 
hospitality cluster.  More establishments should be 
supported, with an emphasis on a richer mix of bars 
and restaurants that can be enjoyed by all sections 
of the community, locals and visitors alike. By 
creating an area where people can mix and spend 
time, we are helping to break down social divides. 
Engaging communities in activity programmes such 
as play, arts and sports within the town centre will 
help to break down social divides and benefit the 
town’s image.  For both Portadown and Lurgan, the 
promotion of leisure and sport is key to their future 
development as shared spaces. 

3.3.15 	 There are also a number of vacant sites or surface car 
parks that could be made available if more parking 
is provided elsewhere.  The CIDF proposes an 
extension to the CIDO workspaces, helping to attract 
employment and enterprise to the town centre, and 
housing development of the site on the other side of 
William Street, helping to provide the population that 
will enliven the town centre. 

3EE�MAIN�,URGAN�PLAN�FOR�KEY 
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Zone 2: Shopping 

3.3.16 	The existing retail core – in the middle of Market 
Street/High Street – needs to be reinforced as 
the primary location for shops. Where possible, 
this should be on the main street itself, but the 
Castle Lane sites would be highly suitable for 
larger retail, or indeed leisure, facilities, if they could 
be attracted to Lurgan. As discussed above, 
though, it is unlikely that these uses will come on a 
large scale and a smaller scale, retail led scheme 
to the east of Castle Lane is Lurgan’s priority 
development opportunity. 

3.3.17 There are two other principal opportunities for 
the core shopping zone. Firstly, the 2010 public 
realm improvements pave the way for the return 
of a street market to Lurgan (Carnegie Street is 
another potential location). This is very much 
in line with the vision of Lurgan becoming well 
known as a centre for independently-traded local 
produce, clothes and arts & crafts, as well as 
a proper functioning traditional town centre for 
Lurgan people. 

3.3.18 	The other opportunity is Castle Lane East. This 
site would be suitable for a range of town centre 
uses. The indicative plan proposes retail and 
a health centre, plus associated parking.  Both 
would help to generate footfall along this important 
route to Lurgan Park and Brownlow House.  
Reintegrating these assets back into the town 
centre is vital to the aim of making the most of the 
town’s historic features. 

3EE�MAIN�,URGAN�PLAN�FOR�KEY 
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Zone 3: Living and working 

3.3.19 Retailing tails off towards the south eastern end 
of the High Street and it is reported that some 
office occupiers are finding the buildings unfit 
for modern needs.  Given the limited demand 
for retail and small office premises, and the new 
provision planned elsewhere, other uses will 
need to be found for these buildings. Demolition 
is not an option (unless there are exceptional 
circumstances) given the historic nature of many 
of the buildings and the contribution they make to 
Lurgan’s townscape.  Our recommendation is that 
those buildings that cannot sustain commercial 
uses be converted back to what was, in many 
cases, the original use – housing. Others could 
be used to showcase the arts & crafts expertise 
that will be nurtured. 

3.3.20 	There are a handful of potential development 
sites in this zone. The largest is the Johnston’s 
Row site (identified in the Craigavon Area Plan as 
development site L4), which could stretch from the 
High Street to Lurgan Park.  Development of the 
site is impacted on by the fact that the buildings 
on the High Street, which form the site frontage, 
are within the Conservation Area, restricting road 
access. Access from the High Street may be 
needed because traffic capacity is limited to the 
rear of the site.  If this issue is resolved, probably 
via highly selective flexible approach to the 
Conservation Area constraints, it would allow a 
range of uses, such as a hotel, community uses or 
office space would bring much needed investment 
to this end of the town where many of the listed 
buildings are in a poor state of repair. 

3.3.21 Johnston’s Row and other off-High Street 
sites could be very suitable for workshops 
to encourage artists and crafts people to 
set up in Lurgan. This would need to be on 
very favourable terms, their presence being 
subsidised to help with the wider regeneration 
of the town centre. 
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3.4 	Portadown 

Background 

3.4.1 	 The recommendations for Portadown seek to 
address the following issues: 

s�	 The need to provide premises that are attractive 
to national retailers and leisure operators, some 
of whom have indicated that they would be 
interested in locating in Portadown. 

s�	 The need for a more inclusive town centre 
and to integrate the centre with People’s Park 
and the communities beyond, promoting the 
Government’s Shared Future agenda. 

s�	 The existence of vacant, or potentially vacant, 
sites, particularly in locations that can make the 
most of the sometimes-neglected River Bann. 

s�	 The very poor public transport facilities. 

s�	 The existing quality of the town centre townscape. 

Overview 

3.4.2 	 The plan below shows the main recommendations 
for Portadown town centre. 

3.4.3 	 The proposals for Portadown reinforce its status 
as a thriving town centre with rich mix of uses 
and occupiers. The waterfront will be revitalised 
with leisure, hotel, housing and offices.  The 
Gateway area that includes the Castle Street area, 
infrastructure improvements to Northway, the River 
Bann area and the Mall Car Parks is the priority 
project for the town.  We feel it is vital that the 

sites within this area are planned and developed 
in an integrated way, as they are all interrelated. 
The retail expansion in Portadown can happen 
behind High Street Mall and Magowan Buildings, 
which will be attractive to chains and – crucially – 
integrate the People’s Park and beyond. 

3.4.4 As well as the proposals for specific opportunity 
sites set out in the plan, improvements to 
Portadown will include: 

s� Clustering of ‘evening economy’ uses and cultural 
facilities in existing building close to the church, 
as well as by the river. 

s� Physical improvements to the public realm. 

s� Developing a riverside green walkway. 

s� Vastly improving links across the Northway/ 
railway. 

s� Public transport improvements, such as an 
overhaul for the station. 

s� Promotion of the Watersports Centre. 

s� Promotion of empty offices to public sector (Bain 
Review) and others. 

s� Car parking routes, signage project. 

Principal regeneration schemes, 
interventions and recommendations 

s� 
Key sites 
Major riverside mixed use scheme, including 
housing, offices, leisure, hospitality, hotel. 

s� Retail and service sector expansion on existing 
car parks. 
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s� 
Public realm and infrastructure 
Regional public transport interchange, with radical 
improvements to the station. 

s� Improvements to People’s Park. 

s� Radical improvement to link between town and 
People’s Park, including tunnel. 

s� Riverside Green Walk. 

s� Northway/ West Street junction improvements. 

s� Multi storey car park as part of development 
scheme. 

s� Flood mitigation measures. 

s� 
Maximising assets and mixing uses 
Hospitality/cultural quarter around William Street/ 
Market Street/West Street, and at riverside sites. 

s� Retail expansion between station and High Street. 

s� Provision of premises and facilities for private 
sector services. 

s� Infill housing development, plus housing at town 
centre fringe sites. 

s� Improving the arterial routes and gateways into 
the town centre in line with previous ‘Renewing 
the Routes’ projects. 

s� 

Management, promotion and economic 
development 
New workspaces. 

s� Effective marketing and promotion of 
development sites. 

s� Explore potential to improve market. 

s� Promotion of cultural sector. 

Early wins 
3.4.5 	 The regeneration of Portadown will be a long-term 

project, but the following activities can get the ball 
rolling quickly: 

s�	 Establishment of a new Public Sector Partnership 
(CIRP), led by Craigavon Borough Council. 

s�	 Partnership to promote High Street offices for 
public sector tenants. 

s�	 Begin discussion with private sector landowners 
in Castle Street area as well as rear of shopping 
Malls to establish a will to work with public sector. 

s�	 Implementation of the People’s Park Masterplan. 

s�	 Continued community group work to bring 
communities closer together in the town. 
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s�	 Town centre events programme developed with 
private and public stakeholders. 

s�	 Completion of public realm scheme. 

s�	 Shop front improvement scheme similar to 
ReStore project in Belfast City Centre. 

s�	 Development brief put out to the market for 
priority regeneration scheme. 

s�	 Strategy to develop a cultural quarter and 
associated feasibility work. 

s�	 Car parking strategy to indentify parking
 
requirements in Portadown.
 

Key Development Opportunities - Castle 
Street area and Mall car parks 

3.4.6 	 The lands around Castle Street and the shopping 
Mall car parks serve as highly visible and important 
gateway sites into Portadown town centre and 
have been identified as having the ability to 
make the largest impact in the regeneration of 
Portadown town centre. Chapter 5 will detail the 
recommendations as to how the public sector can 
influence the development of these lands most 
effectively and what the priority actions should be. 

3.4.7 	 The Castle Street area is in mixed public and 
private ownership. It has been subject to 
initial design work undertaken by Portadown 
2000, which forms the basis of the CIDF 
recommendations. The Mall Car parks are primarily 
in the ownership of DRD and Irwin Glenbank. 

3.4.8 The development opportunities are mainly made forward first, due to the significant size of the site, 
up of surface car parks, but also include the its close proximity to Portadown train station, its 
Haldane Fisher timber yard and warehouse, with highly visual location to Northway and its ability 
some buildings of historic value that will need to to link with the existing malls and market street to 
be preserved as part of a new flagship mixed-use strengthen Portadown’s core offer.  It should be 
riverside development. These sites are highly stressed that the development of this site should 
visible from Northway and could act as a draw be as part of a co-ordinated wider development. 
into town, in contrast to the existing view of car 
parks and backs of buildings. 

3.4.9 In addition to housing, employment (there must 
be a push to relocate civil service and other public 
sector jobs into the area) and possible leisure uses, 
transport infrastructure will be an important element. 
A public transport interchange will allow the 
integration of train and bus services, the train station 
must be revamped, and a multi-storey car park will 
free up the existing provision for other uses.  The 
site would link the town centre core with the river. 

3.4.10 The full development of these sites will not be 
without difficulty and is likely to be a long-term 
project.  Issues of flooding need to be dealt 
with, as does the complicated land ownership. 
It is these issues, allied to the sites’ strategic 
importance and the necessity for positive 
engagement from Translink, that makes them 
prime candidates for public intervention, 
and hence the status as key development 
opportunities for Portadown. 

3.4.11 The identified area should be treated as a whole 
package, however we have identified the DRD 
car park to the rear of Magowan West shopping 
centre as a site which it may be logical to bring 
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Portadown town centre – zone by zone 

3.4.12 As with Lurgan, Portadown town centre can be 
divided into three loose zones, each contributing 
in a different way to the town’s regeneration. 
These are described overleaf. 

Zone 1: Portadown Riverside 

3.4.13 	The key development opportunity sites identified 
for Portadown lie within a wider potential 
development area referred to here as Portadown 
Riverside. As noted above, the Portadown 
Riverside has the potential to transform the town’s 
offer and perception, through the regeneration of 
major tracts of derelict and under-used land.  As 
well as the commercial/residential/public transport 
hub mix proposed for Castle Street, significant 
opportunities also exist on the Edenderry sites on 
the other side of the River Bann. 

The mix in the riverside part of Edenderry should 
include a greater leisure element, with a hospitality 
cluster exploiting the south-westerly waterfront 
aspect and enough space for a large facility such 
as a multiplex cinema and parking associated 
with the development. This would also be a good 
site for a hotel. 

3.4.14 There are two sizable development sites just 
outside the town centre boundary.  One of 
these, at Edenderry, has planning permission for 
a superstore and retail park.  Its development 
is dependent to some extent on securing road 
access from Northway, which is also required to 
unlock the rest of the Edenderry sites.  The other 
is the site currently occupied by Ulster Carpets. 
They have indicated a desire to relocate to 
another site in Craigavon, freeing up the edge-of­
centre location for a riverside housing scheme. 

3EE�MAIN�,URGAN� 
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Zone 2: Retail expansion 

3.4.15 Along with Castle Lane, redevelopment of the car 
parks behind High Street Mall and the Magowan 
West shopping centre, linked to the tunnel and 
train station improvements at the top end of town, 
is a priority for the town. The site can provide the 
larger retail units that evidence suggests can be 
attracted to Portadown, with parking rationalised 
into multi-storey or under croft accommodation. 
Crucially, it can also host a high quality pedestrian 
route through to the tunnel, train station, People’s 
Park and beyond. 

3.4.16 	Regarding the tunnel and park improvements, this 
project is symbolic of the fact that future emphasis 
on our town centres must be as shared places for 
the whole community. Sectarian division is holding 
back town centres from attracting development 
and breaking down these barriers is a top priority. 

s�	 The tunnel and park project engages the 
surrounding communities in peace building 
activities within their own communities, building 
on existing dialogue fostered through PEACE III, 
and creating the potential for programme delivery 
within the shared space. 

s�	 Engaging communities in activity programmes 
such as play, arts and sports within their 
communities which will lead to an annual events 
programme based in the proposed shared space 

s�	 Developing a sense of ownership of shared 
space, especially the People’s Park through a 
range of volunteering, vocational development 

and community leadership activities in the Park 
should be a priority for CBC and the CIRP. 

3.4.17 This land is in public and private ownership and 
junction improvements are required on Northway 
and West Street to allow access to the site. This, 
and the lack of funds that might realistically be 
expected from the private sector, makes this site 
difficult to bring forward quickly without major 
intervention from the public sector. 

3EE�MAIN�,URGAN�PLAN�FOR�KEY 

3.4.18 A further benefit of developing the car parks 
are the tunnel improvements, links to People’s 
Park and the train station improvements which 
could be made in conjunction with the new 
development to regenerate a considerable portion 
of the town as well as forge better links between 
the town, community and the park. That is not 
to say, however, that these improvements are 
dependent on development of the car parks; they 
need to happen anyway. 
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Zone 3: Historic core 

3.4.19 High Street and Market Street, and the adjoining 
streets (particularly West Street and William 
Street), will continue to be what they have been 
for centuries – Portadown’s heartbeat.  With 
St. Mark’s Church acting as an imposing and 
impressive focal point and a number of attractive 
historic buildings, this is where civic life is played 
out. 

3.4.20 The CIDF recommends no major development 
proposals for these key streets, but a series of 
environmental improvements and programme to 
promote shopping, cultural and hospitality uses, 
– the latter two clustered towards the western 
end, building on existing provision – will cement 
the area’s role as the default location for everyday 
town centre uses.  As in Lurgan, efforts will be 
needed to make the historic core welcoming 
to all, with a variety of inclusive activities and 
facilities. By engaging communities in activity 
programmes, such as play, arts and sports it will 
help to break down social divides and benefit the 
town’s image.  For both Portadown and Lurgan, 
the promotion of leisure and sport is key to their 
future development. 

3.4.21 Most new development will take place away from 
High Street/Market Street.  The surface car parks 
and recycling facilities at Shillington Street/Duke 
Street would provide a good site for workspace 
units in the longer term. There are also a number 
of smaller in-fill sites, most suitable for housing, 
between Edward Street and Meadow Lane. 

3EE�MAIN�,URGAN� 
PLAN�FOR�KEY 

Summary list of development sites 

s� Castle Street lands.
 

s� Car park to rear of Magowan West
 
shopping centre. 

s� Car park to rear of High Street Mall 

s� Shillington Street car park. 

s� Shillington Street council depot. 

s� Lands abutting Bridge Street/ Bridge 
Street South. 

s� Car Parks to west of Meadow Lane. 

s� Ulster Carpets site. 

s� Edenderry/ Riverside lands. 

s� RA Irwin & Co factory site. 
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3.5 	 Transport and Access 

A change of direction 

3.5.1 	 Transport is not an objective in itself, but must 
serve identified purposes. The key objectives for 
transport change in Craigavon are to enable the 
three centres to function in a complementary 
way, to enable everyone to share in the facilities 
available in the borough as a whole, and for this 
to be done in ways that are more sustainable than 
present transport patterns. 

3.5.2 	 Since movement by car is already convenient 
and easy throughout the borough, the main focus 
of investment and planning should be directed 
towards walking, cycling and public transport. 
This will produce outcomes of social inclusion, 
more healthy and attractive lifestyles, and less 
negative impacts on the environment. 

3.5.3 	 It is acknowledged that this recommendation 
involves a change of approach to transport 
and accessibility, but it is consistent with and 
necessary for meeting broader regional objectives. 

3.5.4 	 Within this broad integrated approach, the 
following issues need to be addressed. 

A. Parking - getting better use of land. 
B. Spatial policy and accessibility - balancing the 

advantage. 
C. Public transport - connecting the three centres 

for everyone. 
D. Railway stations - improving regional access. 
E. Streets and paths – creating walkable centres. 

3.5.5 	 Each of these is considered below. 

A. Parking 
Parking strategies for Portadown and Lurgan 
centres. Parking strategies have been prepared 
(Atkins, 2005) for Portadown and Lurgan. These 
have been reviewed as part of this study and are 
considered appropriate in the context of the wider 
development framework envisaged for these 
centres. 

Parking strategy for Central Craigavon - There 
are parking strategies for Lurgan and Portadown, 
but no strategy has been prepared for Central 
Craigavon. Such a strategy should be prepared 
in order to address key issues of the amount, 
type and management of parking at this centre, 
taking into account the impact on demand of 
new development, and the impact of Central 
Craigavon on the other centres. The competitive 
advantage created by freely available parking and 
easy road access should be assessed in relation to 
Portadown and Lurgan. This includes the impact 
not only on people’s choice of shopping location, 
but also on investors’ and developers’ preferences. 

The CIDF recommends a car park strategy for 
the three town centres should be a priority for the 
CIRP to deal with once established. 

Parking prevention at bus stops in Central 
Lurgan and Portadown - Illegal parking has 
been greatly reduced since the introduction of 
decriminalised parking enforcement. However, 
enforcement needs to be focussed on bus 

stops in Portadown and Lurgan town centres, 
which currently are obstructed and obscured by 
taxis. It is proposed that bus stops are designed 
within the street to prevent this behaviour, e.g. 
with bus boarders that reduce the carriageway to 
a single lane. 

Develop key sites currently used for surface 
parking in Portadown - Sites currently used for 
parking that lie between the railway station and 
the High Street should be developed to provide 
a strong, safe and recognisable route to link 
the station with the town centre. Replacement 
parking (to the extent necessary) should be 
provided in decked or multi-storey car parking. 
Such provision should however follow efforts to 
reduce parking demand by encouraging non-car 
access to the town centre. 

Price and control parking according to demand 
- The proposals in the 2005 parking strategy 
documents should be followed through, with 
charges and time controls based on proximity to 
main destinations and levels of demand. 

Time controls should be designed to encourage 
short and medium stay parkers, but to 
discourage all-day parking - People who visit 
Portadown and Lurgan centres should not be 
unduly discouraged from staying longer for 
shopping and other purposes. Short period time 
limits should apply only to on-street parking bays. 
In off-street car parks closest to the retail cores, 
stays of up to 6 hours should be possible without 
penalty, with charges related to time. Long stay 
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parking should be confined to car parks furthest 
away from the retail cores, and should be charged 
at a higher rate, to encourage use of modes other 
than car for the journey to work.

 Parking routes - A signed parking route should 
be created in all three centres to guide drivers to 
car parks and to discourage “searching” traffic. 
These routes in Lurgan and Portadown should 
avoid the High Streets. 

Reduce on-street parking in the retail core 
areas of Portadown and Lurgan and increase 
pedestrian space - Lurgan and Portadown 
centres will better be able to compete if they have 
a high quality public realm. Converting parking 
and surplus carriageway space to enhanced 
pedestrian space will benefit the towns overall. 
This policy is already being pursued in Lurgan. 
Non-core retail streets should have on-street 
parking availability, where necessary rationed by 
short-term stay controls. 

Parking at Central Craigavon to be managed 
to shift emphasis from car access to other 
modes - Some of the parking areas should be 
developed to provide a more attractive centre. 
The aim should be to make the central area 
facilities less inward-looking and to create 
recognisable and attractive streets and places. 
To reduce the present dominance of car access 
the focus alongside new development should 
be improvements to non-car means of access. 
To accompany this effort, charges will be 
appropriate, and should be fixed at rates that 

integrate with bus fares and with parking charges 
at Lurgan and Portadown. The proposed parking 
study should determine the appropriate level 
of parking, with an aim to absorb growth in trip 
demand by increasing the proportion of visits 
made by non-car modes. There is a strong social 
inclusion argument, as well as an environmental 
argument for such a policy. 

B. Spatial policy and accessibility 
Planning applications and accessible activities 
- Planning applications should be considered 
in relation to accessibility objectives to increase 
the proportion of trips made by non-car modes. 
Consideration should be given for example as to 
how people will reach new developments on foot, 
by bicycle and by bus. Provision for access by 
car should not compromise the quality of access 
by these other modes. For example, buildings 
should not be set back from the street behind car 
parking, and all front doors should front onto the 
street, not the car park. 

New development at Central Craigavon should 
be designed to reverse the current inward-looking 
aspect of the retail development, to provide 
attractive routes between different parts of the 
centre, to create active street frontage with natural 
surveillance and to focus on the new public 
transport spine and interchange (see below). In 
short, new development provides the opportunity 
to create a better quality place with a character 
more recognisable as a centre and less as a 
collection of unrelated buildings and car parks. 

Travel Plans and planning obligations 
New developments should be considered in 
relation to their impact on other locations and on 
accessibility. All developments that attract people 
(retail, leisure, office, etc) should be located so 
that they benefit from good inbound accessibility 
by local public transport. Facilities that serve 
a regional function (e.g. large-scale sport and 
leisure) should additionally have good inbound 
access by regional public transport, including rail 
and/or express coach. 

Travel Plans should be required for all trip 
attractors, (existing as well as new) and include 
commitments to achieve a minimum mode share 
of travel by non-car-driver mode. Plans should 
be prepared according to available best practice 
guidance. This is to ensure that all facilities are 
accessible to everyone, not just car owners. 

A Travel Plan should accompany all major schemes, 
and the provisions of the Travel Plan should be 
monitored and enforced. Schemes in one centre 
that have a potentially negative impact, or reduce 
investment opportunities in another centre should be 
required to contribute to redressing this imbalance. 
Such contributions could include provision of 
revenue and/or infrastructure to support accessibility 
other than by car. 

C. Public transport 
Public transport strategy - If the three centres 
are to complement one another, they need to 
be connected by public transport. The current 
system falls well short of what is required to 
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achieve a substantial increase in connectivity and with the rest of the urban area. The services 
what is required to increase the proportion of should be subject to a major routing and service 
journeys made by public transport. overhaul to provide direct services between 

residential areas and a wider range of destinations 
It is therefore proposed that a public transport than at present. Services should not terminate in 
strategy and action plan should be prepared, in the town centres but provide for a wider range of 
partnership with DRD and Translink, for the entire through movement. 
area. The brief should include the re-organisation 
of bus services, rail stations and interchange, Consideration should be given to the creation 
marketing and promotion, Travel Plan integration of meeting points within the network, to enable 
and new development contributions (see below). passengers to interchange easily between bus 
The strategy and investment required to realise its routes. As well as the obvious contenders of 
aims should take priority over further investment Portadown and Lurgan High Streets and Central 
in roads and parking. This is because a well-used Craigavon, examples might include the hospital, 
public transport system will reduce demand for and Brownlow neighbourhood centre. 
travel by car, thus removing the need for road 
investment and more parking capacity, and will A major bus planning exercise will be required to 
provide for accessibility for everyone, not just generate the new structure and to consult with 
people with access to a car. The strategy thus existing and potential users. The bus routes should 
has a strong social and environmental as well as be designed in accordance with best practice 
transport justification. principles, and the services should be designed 

to provide for a wide range of journey purposes. 
Rationalise and improve bus services in the 
area - At present there are three levels of services 

Consideration should be given to integrating some 
school buses with regular service buses as a 

in the area: means of promoting social cohesion and creating 
- Express services to destinations beyond operating efficiency savings. 

Craigavon 
- Inter-town services linking the three centres and  

other destinations 
Marketing, branding and information - At 
present bus information is poor and services have 

- Town services within Lurgan and Portadown a low profile in terms of the legibility of routes 
and presence on the street. Bus stops should be 

It is proposed that this should be reduced to more prominent with service information provided 
two levels by conflating the town and inter-town for the complete system. In due course real-time 
services into a single metro-style operation that information should be provided throughout, and 
integrates the three centres with each other and be available via mobile phones, internet and 

information points in buildings and public places. 

The NI Travelwise initiative should be extended to 
include personalised travel planning in Craigavon. 
This should be coordinated with and contribute to 
the public transport restructuring.

 Transport targets - The public transport strategy 
should be linked to use and mode share targets, 
which should be set following collection of existing 
mode share and use data. For example, bus 
use could be targeted to increase from around 
5% of all trips (estimated) to say 15% by 2025. 
Achievement of the target should not be left 
to Translink, but should result from an active 
partnership between public transport planners 
and operators, the planning authority, and local 
stakeholders. The Travel Plans for new and existing 
facilities will play a key role in this process. 

D. Railway stations
 Craigavon stations - The two stations at 

Portadown and Lurgan are not easy to access. 
Bus services are not integrated with rail services 
and bus stops are not convenient for interchange 
between the two modes. Walking routes to 
Portadown station are poor and unwelcoming, 
and perhaps unsafe. Access is not DDA 
compliant. Access to Lurgan is better, although 
buses from the south and east do not serve it. 

The role of the stations needs to be developed 
in relation to the public transport strategy for 
Craigavon. This should take account of potential 
for local and express bus-rail interchange, 
integrated ticketing, and role of rail in relation to 
express bus services, and park and ride potential. 
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A more integrated bus and rail network and - Refurbishment of the station itself to provide full  
ticketing system could encourage more medium DDA compliance 
and longer distance travel by public transport, - Consideration (feasibility study) of potential for 
thus easing pressure on the road network. The a pedestrian walkway between the station and 
role of rail park and ride could be developed proposed new development between Northway 
further, especially if a new station were to be built and the town centre, and of new bus interchange 
at Central Craigavon. stops on or off Northway. 

- Concentration of station car parking in structured 
A potential strategy would be for access to rail by parking associated with new development between 
car and coach to be via a new Central Craigavon Northway and the High Street. (If, and when, a new 
station, with access on foot, cycle and local bus station is built at Central Craigavon, park and ride 
being focused at Portadown and Lurgan stations. at Portadown may be less important, depending on 

the level of train service provided at the new station.) 
 Portadown station - Portadown station has been Parking close to the station to be earmarked for 

suggested as a regional “hub”, but its poor access disabled spaces and taxi pick-up and drop-off.
limits this role. Its potential, however, derives from it 
being served by fast trains to Belfast and Dublin. To 
exploit this potential it will be necessary to achieve 

 Lurgan station - Access by bus will be improved 
by the proposed creation of more through routing 

integration of bus and rail services, fares and of local buses. The level crossing is known to 
tickets and improved physical access. cause annoyance, but there is no cost-effective or 

environmentally acceptable means of removing it. 
The shortcomings of Portadown station in Studies have indicated that a new infrastructure 
particular have led to proposals for relocating 
the station further east to where access could 
be better provided. This is not considered an 
effective use of resources, even if resources at 

solution would cost approx £ 20 million pounds 
which would require other sources of funding 
to be explored.  Removal of delays at the crossing 
would result in longer delays in the town centre, and 

the required level were available. Efforts should overall journey times would not be greatly different. 
be focused on improving access to Portadown There may be scope to reduce gate closure times 
station by the following means: through train management system improvements. 

Bus stops should be better related to the station 
- New development to create a high quality direct entrances, and more prominent on the street. 

new street between the High Street and the 
station to link with the centre and to new high 
quality bus interchange point. 

New Central Craigavon station - The case for a 
new station at Central Craigavon should continue 
to be investigated. The business case for such 

investment should be integrated with the wider 
public transport strategy proposed above.  The case 
for the station may focus on the potential to more 
easily provide step-free access, and access by car, 
cycle, and taxi. The utility of the station will depend 
greatly on the range of services calling at the station. 

The case for a new station should take full 
account of the impact on the two existing 
stations, including the subtraction of passenger 
demand, the time penalty for existing passengers 
caused by the extra stop and the use of 
investment resources otherwise available for 
improvements at Portadown and Lurgan. 

The potential to integrate bus and rail services 
at a new station should be considered within the 
public transport strategy. 

E. Streets and paths 
s�	 As the town develops in size and population and 

aims towards more sustainable transport, the 
priority should shift away from road and parking 
capacity towards improved accessibility, making 
increasingly greater use of non-car modes of 
travel. In this way, growth can be absorbed without 
increasing environmental impacts from transport. 

s�	 There is a widespread assumption that new 
roads are necessary in order to enable new 
development. The desirability of pursuing this 
investment strategy can be questioned, and 
alternative accessibility measures should be 
actively considered. 
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s� Road infrastructure is dominant in Craigavon, and 
especially in Central Craigavon, where it divides 
the centre from its hinterland. There is potential 
to reduce the environmental dominance of the 
road infrastructure within the centres, especially 
Portadown and Central Craigavon. 

s� The road network should be reviewed as part of 
the proposed public transport strategy, especially 
any opportunities to provide bus priority and more 
direct access to the railway stations. 

s� The distinctive competitiveness of Lurgan and 
Portadown centres depends in large measure on 
the quality of town centre environments as places 
to visit, linger and enjoy. Schemes to give greater 
priority to people on foot and to public realm quality 
should be extended. These should build on the 
measures taken already in West Street, Portadown, 
and about to be implemented in Lurgan. 

s� A new public transport spine and bus meeting 
point should be developed in what is now the 
main access road into the west side of the 
Rushmere Centre. This will better serve the 
entirety of Central Craigavon by reducing the 
average walking distances from bus to facilities. 
This meeting point should also be the focus of the 
internal “street” and the associated footpath and 
cycle networks, thus creating a readily identifiable 
place that is accessible to all. At the same time, 
this place will provide a distinctive identity where 
at present there is none. 

s� Small-scale new road infrastructure will 
be required to provide access into some 
development sites. This should be configured 

in relation to the urban design for the site 
concerned, and should emphasise place-making, 
streetscape and encouragement of walking and 
cycling. The creation of active street frontage 
should be a principle design factor. 

s�	 These considerations are likely to be most 
relevant in the areas identified for town centre 
growth, including Portadown riverside sites, the 
station-centre linking street, Lurgan Millennium 
Way, and the Central Craigavon network. 

Cycling 
Cycling is potentially a very useful mode of 
travel Craigavon, given the environmental and 
health benefits, and the availability of cycling to 
people of all incomes. There is already significant 
infrastructure in place, mainly for recreation. 
However, increasing the role of cycling can only 
be achieved if efforts are made to achieve a 
culture change in this direction. The level relatively 
terrain, the space available for the creation of 
cycle paths, and attractive landscapes all point 
to the potential for increase cycling. In addition, 
the distances between homes and facilities are 
in many cases more conducive to cycling than to 
walking. However, the impact on public transport 
demand needs to be assessed. The aim should 
be to increase the proportion of trips made by 
both forms of travel. 

Travel Plans should address the requirement 
for cycle parking and other facilities needed to 
encourage cycling. 

 Walking 
Road network changes of any sort should be 
designed to benefit the convenience and comfort 
of people on foot, not only their safety. Locally, 
places where pedestrian movement is difficult, 
unpleasant or unsafe should be the subject of 
investment in improved facilities. 

The main retail and commercial cores of the 
three centres should be the places with the 
highest quality public realm, and investment 
in quality materials, landscaping, furniture and 
other features can be justified on the basis on 
increased civic pride, social coherence and 
economic performance. 

All new developments should be considered for 
their potential to enhance the directness and 
comfort of the pedestrian network. 

Summary of specific projects 

s� Produce a parking strategy for Central Craigavon, 
integrated with the strategies for public transport 
and cycling. 

s� Build high quality bus stops in Lurgan and 
Portadown High Streets as a priority, and ensure 
that that these are free of interference from taxis 
and other vehicles. 

s� Create a new linking street between Portadown 
station and Portadown High Street in conjunction 
with new mixed-use development. 

s� Invest in high quality public realm in the retail 
core areas of Lurgan (already programmed) 
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and Portadown, including the provision of 
extra pedestrian space, high quality paving and 
landscaping and removal of barriers to pedestrian 
crossing desire lines. 

s� Design and implement signed parking routes for 
Portadown and Lurgan centres. 

s� Produce an integrated public transport strategy 
for all three centres and re-structure bus services 
to appeal to all potential users. Integrate town and 
inter-town services. Integrate local and regional 
services, including rail. 

s� Improve Portadown station and integrate with 
improved access routes. 

s� Produce business case for a new station at 
Central Craigavon and define its role in the 
context of the public transport strategy. 

s� Design and implement new streets in Central 
Craigavon, including the transformation of the 
existing north south road to a public transport 
spine and meeting point. Also to include a linking 
east-west street, and focusing of active frontage 
of new development along it. 

Summary of enhanced processes 

s� Set travel targets for mode split of trips, principally 
between car driver and “other” modes. 

s� Initiate accessibility planning as a key part 
of development planning, including the 
requirement for Travel Plans (which set out how 
sustainable transport choices will be supported) 
to accompany all planning applications, and 
initiatives for existing major trip attractors. 

s� Monitoring and enforcement of Travel Plans. 

s� Initiate a major information and marketing initiate 
for public transport. 

s� Initiate (following public transport restructuring) a 
programme of personalised Travel Planning. 

s� Check all planning applications for their potential 
to enhance the walking environment, such 
as establishing missing links, creating active 
frontage, and enhancing public realm. Section 
40 contributions to be identified and required 
because of this process. 

s� Initiate a public discussion about opportunities 
for increasing the role of cycling (this in itself can 
increase the amount of cycling). 

s� Continue the management of car parking in 
relation to emerging demand patterns (monitoring 
occupancy levels and adjusting charges and 
controls accordingly). 
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Ref Project Lead Delivery 
Agency/Agencies 

Priority Timeframe Indicative 
Cost 

Other Delivery 
Agencies 

Related Projects Public Sector Actions 

Borough Wide 

1 Establishment of 
the borough-wide 
Craigavon Integrated 
Regeneration 
Partnership (CIRP) 

CBC,DSD, Pol H I N/A CBC, DSD, DRD, 
PS, SIB, Trans, Pol, 
RA, INI 

All s� CBC to lead 
s� Agree roles and remit 
s� Get engagement and sign-up from 

politicians and key public sector 
agencies 

s� Formalise structure including town 
centre stakeholder representation. 

4 CIDF Action Plan 
31 

Key 

Priority: 

L – Low,
 

M – Medium,
 

H – High
 

Timeframe: 

I – Immediate,
 

S – Short,
 

M – Medium,
 

L –Long
 

Acronyms: Delivery Agents/ Stakeholders: 

CBC - Craigavon Borough Council 

DSD - Department for Social Development 

DRD - Department for Regional Development 

PS - Planning Service 

Priv - Private landowner 

Trans - Translink 

NITB - Northern Ireland Tourist Board 

NIEA - Northern Ireland Environment Agency 

TCM - Town Centre Manager 

Pol - Politicians 

CIRP – Craigavon Integrated Regeneration Partnership 

(suggested new mechanism) 

SIB - Strategic Investment Board 

PSNI - Police Service of Northern Ireland 

INI - Invest NI 

RA- Rivers Agency 

NIHE- Northern Ireland Housing Executive 
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4 CIDF Action Plan 

Ref Project Lead Delivery 
Agency/Agencies 

Priority Timeframe Indicative 
Cost 

Other Delivery 
Agencies 

Related 
Projects 

Public Sector Actions 

Portadown 

Establishment of Portadown Gateway task 
group 

CIRP, CBC, DSD, Pol H I N/A CBC, DSD, 
DRD, PS, SIB, 
Trans, Pol 

P1,P2,P4,P10 
P12, P13, 
P15,P16 

s� Establish town centre stakeholder 
representation 

s� Undertake financial and delivery appraisal 
s� Establish delivery structure 

P1 Castle Street area CIRP/ SIB to lead 
process, with CBC/ 
DSD support. 

H S £500,000 

Road 
realignment 

CBC, DSD, 
DRD, PS, SIB, 
Priv 

P2, P4 s� Undertake combined financial and delivery 
appraisal with P2, P4, P6 

s� Identify appropriate mechanism for delivery. 
s� Secure outline planning permission. 

P2 Mall Car Parks CIRP with CBC / DSD 
support 

H I £4m – 
Infrastructure 
improvements 

CBC, DSD, 
DRD, PS, Priv, 
Trans, SIB 

P1, P4 s� Undertake combined financial and delivery 
appraisal with P1, P4, P6 

s� Issue development brief to the market 
to gauge interest and ability to deliver 
appropriate development. 

s� Bring site to the market. 

P3 Market Street/High Street Craigavon 3C’s 
manager to manage 
town centre 
improvement fund. 

H S £200,000 CBC, DSD, 
PS, Priv, TCM 

s� Identify funding for facade improvements, 
Environmental Improvements etc 

P4 Portadown Train Station CBC/DSD/CIRP H M £3m - rebuild CBC, DSD, 
Trans 

P1, P2 s� Undertake combined financial and delivery 
appraisal with P1, P2, P6 

s� Identify appropriate mechanism for delivery. 
s� Lobby Translink 

P5 Edenderry CBC/DSD/ CIRP to 
lead 

L L £4m – 
Northway 
improvements 

CBC, DRD, 
Priv, NIEA 

s� Work with private sector to overcome 
infrastructure, access and planning issues 

P6 Shillington St/ Duke St CBC/DSD/CIRP to 
lead. 

H L N/A CBC, DSD, 
PS 

s� Undertake combined financial and delivery 
appraisal with P1, P2, P4 

s� Identify appropriate mechanism for delivery. 

P7 Improved marketing of Portadown market 3C’c manager H S £10,000 CBC/CIRP s� Marketing and management programme 
established for an improved weekly market. 

P8 Parking Strategy Implemented across the 
3Cs 

CIRP H S CBC/DSD/ 
DRD 

s� Implementation of a strategy across the 
3Cs. Previous work by Atkins in 2005 
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Ref Project Lead Delivery 
Agency/Agencies 

Priority Timeframe Indicative 
Cost 

Other 
Delivery 
Agencies 

Related 
Projects 

Public Sector Actions 

P9 Hospitality/cultural quarter around William 
Street/Market Street/West Street 

CIRP M M £5000 Priv P3, P7 s� Investigate and promote development of 
evening economy in this area of Portadown 

P10 Riverside Green Walk CIRP M S £100,000 PS P1 s� Improvements to public realm to bring more 
people down to the riverside as amenity 
space. 

P11 New work spaces in the town centre CIRP M M N/A INI, PS P6 s� Development of new workspaces within 
Portadown through development brief 
process or land sale. 

P12 Multi storey car park as part of development 
scheme 

CIRP H S £2.4m PS, P1, P2 s� Develop multi storey car park as part of an 
integrated development scheme linked to 
Portadown train station. 

P13 Flood mitigation measures introduced CIRP H M PS, RA P1, P5 s� Investigate measures to facilitate 
development of riverside sites 

P14 Effective marketing and promotion of 
development sites 

CIRP H S £10,000 P1, P2, P3, 
P4, P5, P6 

s� CIRP to market development sites in the 
town to public and private sector. 

P15 Implementation of the People’s Park 
Masterplan. 

CBC/DSD H S P2, P4, P16 s� PEACE III funding to be secured to 
implement People’s Park master plan and 
implement shared space agenda 

P16 Tunnel Improvements CIRP/CBC/DSD H S £0.27- £1.2m DRD P2, P4, P15 s� PEACE III funding to be secured to carry 
out improvements to Tunnel previously 
identified by Scott Wilson Ltd 

P17 Continued community group work to bring 
communities closer together in the town. 

CIRP/ CBC H S N/A Community 
groups, PSNI 

All s� Continuation of community and PSNI work 
to break down community barriers and 
develop shared space agenda. 

P18 Town centre events programme CIRP/TCM H S £5000 Community 
groups 

All s� Funding through CIRP to initiated 
increased town events programme 
following shared space agenda. 

P19 Strategy to develop a cultural quarter and 
associated feasibility work. 

CIRP/ CBC M M £5000 All s� Possible funding for initiative through CBC 
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4 CIDF Action Plan 

Ref Project Lead Delivery 
Agency/Agencies 

Priority Timeframe Indicative 
Cost 

Other 
Delivery 
Agencies 

Related 
Projects 

Public Sector Actions 

P20 Development brief put out to the market for 
priority regeneration scheme. 

CIRP/DSD/CBC H S £20000 PS/ 
consultancy 
/SIB 

P1, P2 s� DSD to transfer DRD car park in order to 
put out a development brief for regeneration 
of Portadown town centre, 

s� Development brief prepared to go out to the 
market to gauge interest. 

P21 Portadown Town Hall CBC H S £1m NA NA s� CBC to manage redevelopment of the 
Town Hall for community benefit as well 
as the regeneration benefits to the town 
centre. 

Lurgan 

L1 Castle Lane West Private sector to lead, 
guided by CBC/CIRP 

H I N/A CBC, Priv L2 s� Guidance on suitable uses 
s� Use covenant and element of ownership to 

achieve suitable uses 
s� Assist with marketing 

L2 Castle Lane East Private sector 
supported by CBC/ 
CIRP 

H I £20,000 CBC, Priv L1 s� Support redevelopment through land 
assembly powers 

s� Encourage location of Health Centre 
s� Development brief on DRD car park 

L3 Johnston’s Row site CBC/CIRP to lead H M/L £50,000 CBC, PS, 
DRD, Priv, 
NIEA 

s� Flexibility on application of conservation 
area status in a very small number of 
locations to allow form of access from High 
Street 

s� Redevelopment guidance 
s� Townscape heritage funding 

L4 Future Public Realm works CBC/CIRP to lead M M/L £2m CBC, DSD, 
PS 

L1, L2, L7 s� Identify locations for future works. 
s� Identify funds 
s� Directly procure and grant fund 

improvements 

L5 Millennium Way completion DRD/CIRP to lead M M CBC, DRD s� Identify route 
s� Identify future funding to complete project 
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4 CIDF Action Plan 

Ref Project Lead Delivery 
Agency/Agencies 

Priority Timeframe Indicative 
Cost 

Other 
Delivery 
Agencies 

Related 
Projects 

Public Sector Actions 

L6 Millennium Way sites Private sector lead L M/L CBC, PS, 
DRD 

L5 s� Produce design guidance 

L7 Lurgan Rail Crossing/ Improvements to station Translink/ DRD to lead. 
Support from CIRP 

H M CBC, DRD, 
Trans 

s� Identify possible solutions to signalling to allow 
less traffic disruption. Identify improvements 
to station as a goal of the CIRP 

L8 Lurgan Park TC Manager to lead H S £500,000 CBC, DSD, 
NITB 

L4 s� Events Programme, 
s� Improved signage to park, 
s� Improved promotion, 
s� Public realm improvements 

L9 William Street sites CBC/CIRP to lead M M £200,000 CBC, NIEA, 
DSD 

s� Possible façade improvements. 
s� Future development brief on DRD car parks 

or retained by CBC for starter business 
units 

L10 Weekly Market CBC/TCM H S £10,000 CBC, TCM, 
DRD, DSD 

s� Establish a working group to develop, 
manage and promote a new weekly 
market. 

L11 Shop front enhancements CBC/DSD H S £200,000 TCM, Priv L9,L4 s� Establish funding for façade improvements 
following DSD’s ReStore Castle Street 
project in Belfast 

L12 Flexible approach to conservation area to 
bring derelict buildings back into use 

CIRP H S N/A PS, NIEA L11 s� Negotiate with PS and NIEA to allow 
derelict buildings to be developed in such 
a way as to encourage investment into the 
town 

L13 Refurbishment of derelict buildings for 
residential and community uses 

CIRP H S £200,000 PS, NIEA, 
NIHE 

L11, L9 s� Negotiate with PS and NIEA to bring other 
uses into empty units. 

s� Explore possible grant funding such as LOTS 

L14 Effective marketing and promotion of Lurgan CIRP, TCM H S £20,000 All s� CIRP and TCM to develop and implement 
improved promotion and marketing to 
encourage future investment. 

L15 Explore potential for hospitality and events at 
Brownlow House 

CIRP M S/M N/A Priv L14 s� Open discussion with Orange Order to make 
better use of one of Lurgan’s greatest assets. 
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4 CIDF Action Plan 

Ref Project Lead Delivery 
Agency/Agencies 

Priority Timeframe Indicative 
Cost 

Other 
Delivery 
Agencies 

Related 
Projects 

Public Sector Actions 

L16 Develop a hospitality cluster around William 
Street/Market Street/Edward Street apex 

CIRP, TCM M M £10,000 Priv L14 s� Promotion of evening economy focussed 
in this area 

L17 Continued community work on reducing 
sectarian division in the town centre to create 
a more positive image. 

CIRP H S N/A Community 
groups, PSNI 

All s� Community groups and PSNI continue to 
work together to improve image of Lurgan 

L18 Strengthen and concentrate retail core in 
Market Street/High Street. 

CIRP H M £200,000 Priv All s� Encourage retail investment into the town’s 
core area with different funding streams, 
relaxed rates etc. 

L19 Particular promotion of businesses (workshops, 
shops, market stalls etc) in targeted sectors: 
arts & crafts, food and produce, clothes. 

CIRP H S/M £100,000 Priv All s� Investigate funding and rent/rates 
reductions to encourage investment 

L20 Small and medium-sized workspaces at 
various locations. 

CIRP/CBC M M N/A L9, L6 s� Potential for council developed starter 
business units. 

L21 New community and social care facilities, e.g. 
health centre. 

CIRP M M N/A Priv L2, L3 s� CIRP to investigate and encourage private 
sector driven health centre proposal for the 
town 

L22 Creation of a single point of contact for all 
possible grant/ funding schemes relevant to 
the town centre. 

CIRP/ TCM/ DSD H S N/A L20,L19, L18, 
L16, L14, 
L13, L11, 
L10, L8, L4 

s� Promote through town centre management 
function 

L23 Lurgan Town Hall CBC H S £1m NA NA s� CBC to manage redevelopment of the Town 
Hall for community benefit as well as the 
regeneration benefits to the town centre. 

Central Craigavon 

C1 Land to East of Civic Centre CBC to lead M S/M £20,000 CBC, DSD, 
PS 

s� Produce development & marketing brief 

C2 Land to North West of Civic Centre CBC L L N/A CBC, PS s� Decision needed on retention for civic 
centre expansion (car parking) 

C3 Rushmere Extension CBC, DSD, DRD M M N/A CBC, DSD, 
DRD, PS, Priv 

s� Guide appropriate use and form of 
development through land disposal process. 

C4 Lands between Highfield Road and Central 
Way 

Private sector M M N/A CBC, DSD, 
DRD, PS, Priv 

s� Guide appropriate use and form of 
development through planning process. 



   
 

 

 

 

 

 

37 

4 CIDF Action Plan 

Ref Project Lead Delivery 
Agency/Agencies 

Priority Timeframe Indicative 
Cost 

Other 
Delivery 
Agencies 

Related 
Projects 

Public Sector Actions 

Transport 

T1 Implement existing parking strategies for 
Portadown and Lurgan 

CBC, DRD M M £50,000 Trans s� Act on 2005 recommendations 

T2 Parking strategy for Central Craigavon CBC, DRD M M £10,000 Trans, PS C1, C2, C3, 
C4 

s� Commission parking strategy 

T3 Integrated Public Transport Strategy CBC H S £10,000 Trans, DRD All s� Commission Public transport strategy 

T4 Central Craigavon Station CBC M M £3m Trans, DRD C1, C2, C3, 
C4 

s� Continue investigation into viability of station 

T5 High quality bus stops CBC H S £100,000 DRD, Trans All P & L s� Include as part of public realm scheme 

T6 Signed Parking route for Portadown and 
Lurgan 

CBC H S £50,000 DRD All P & L s� Commission exercise to identify routes 
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5.1 	Introduction 

5.1.1 	 This section of the framework document sets 
out how key elements of the framework can be 
delivered, in order to help achieve the strategy 
and vision for the town centres. In particular, the 
focus of this implementation and delivery plan is 
on projects that require public sector intervention 
to bring them forward. It sets out the specific 
interventions upon which the public sector should 
focus its time, funding and other resources in 
order to help deliver the framework. 

5.2 	 Public Intervention Projects 

5.2.1 	 The forms which this public sector intervention 
can take include: 

s� Direct delivery by the public sector, such as 

-	 Direct development (e.g. the building or 
refurbishing of a public building such as a health 
centre) 

-	 Public realm / infrastructure improvement works 
-	 Service delivery (e.g. town centre management 

services) 

s� Enabling actions, such as 

-	 Funding (additional or redirected) 
-	 Planning and guiding development 
-	 Marketing and events 
-	 Powers (e.g. vesting, licensing, planning) 
-	 Utilising assets (e.g. land) 
-Facilitating 

5.2.2 The delivery of the framework strategy and vision 
will be predominantly reliant on the private sector. 
Most of the land and buildings that present 
development opportunities within the town centres 
are privately owned and it is expected that the vast 
majority of development would be undertaken by 
private developers for use by private occupiers. It 
will therefore be crucial to attract and encourage 
private sector investment. Critical to this will be: 

s� The creation of confidence and certainty. 

s� Creating appropriate development opportunities. 

s� Leveraging the centre’s competitive advantage. 

s� Recognise and respond to existing and potential 
markets. 

5.2.3 The successful attraction of this private sector 
development/investment will bring public 
sector returns in the form of income from rates, 
potentially in the future, planning gain to fund 
infrastructure and public realm, income from land 
sales as well as employment opportunities. 

5.2.4 Therefore, the public sector’s efforts should be 
focussed on those interventions that can most 
effectively and efficiently enable, unlock and lever 
the private sector development and investment 
necessary to realise the framework. Importantly 
it is not just about interventions that will stimulate 
development and investment, but those that 
will stimulate the appropriate type and form of 
development and investment that can best help 
to deliver the framework. Clearly, it is difficult to 
influence market forces; however, uses should 

broadly conform to an overall regeneration 
strategy for a town or area. 

5.2.5 	 The plan recognises that public resources are limited. 
Rather than spreading those limited resources thinly, 
the plan identifies the Priority Projects that will have 
the most significant impact. The prioritisation of 
projects for public intervention is justified in each 
instance, with that justification set out in a ‘case for 
intervention’. This prioritisation is based upon the 
ability of the interventions/projects to help attract 
development and investment, deliver beneficial 
outputs and outcomes, respond to the existence of 
need/demand and address market failure. 

5.2.6 	 The plan identifies the resources that may be 
available to the public sector such as funding, 
staff, powers and assets. It then sets out the 
nature and level of the resources that may 
be required to deliver each of the prioritised 
interventions. Consideration is given to potential 
future, as well as existing resources. Where 
possible the focus is on working with available 
resources, but there should also be recognition 
that further public investment can follow ideas 
– and in particular, those ideas that can make a 
sound business case for investment. 

5.3 	Delivery Mechanisms 

5.3.1 	 In relation to the most appropriate mechanisms 
for delivering these projects, the creation of 
specific delivery vehicles for each or all of the 
town centres is not necessary. The reason 
for this is that in most cases the interventions 
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proposed should be capable of being delivered 5.3.4 The newly formed Council under RPA (assuming experienced in regeneration, possibly with public 
using existing structures and organisations. We it goes forward) with its increased roles and and private sector experience, would sit on the 
would be cautious about setting up a specific powers in relation to regeneration and planning, partnership and drive it forward on a day-to-day 
vehicle or company to deliver these types of together with its electoral mandate, will have a basis. 
project as this requires time, effort and cost. key role to play in delivery and in the provision 
If the outcomes can be delivered effectively of civic leadership to the partnership. Logically, 5.3.5 In the interim, and in the lead up and transition 
without the need for setting up a specific vehicle a department within council, such as Economic to RPA, the lead role should still be taken on 
this would be more efficient. Development, should take on the leadership by the Development Department of Craigavon 

role; however, some internal reorganisation Borough Council alongside DSD, with appropriate 
5.3.2 In many cases, the private sector will play a within Council may be necessary to ensure resources allocated towards implementation. 

critical role in delivering the overall project, appropriate skill sets are in place.  Discussions 
with the public sector facilitating the process. with Belfast City Council suggest that the 5.3.6 Given the many public sector powers, resources 
In most cases, the scale and nature of the setting up in 1999 of a specific Development and assets that will still lie outside the Council 
interventions and the ultimate development are Department with responsibility for the social, (even after RPA), the development of a specific 
such that a traditional model of delivery is likely economic and physical regeneration of the City regeneration public partnership structure is likely 
to be appropriate. This is an approach where has played a key role in helping to enable and to be the most effective way to achieve the 
the public sector initially, and separately, invests accelerate the delivery of regeneration projects collaborative, co-ordinated, strategic approach and 
its resources in order to ‘pump-prime’ and and programmes there. The Development necessary leadership to bring about delivery. The 
subsequently enable private sector investment. Department’s responsibilities include physical strengthening of public partnership working across 
With this traditional approach however there regeneration; economic development; community the council area can help to deliver improvements 
needs to be a clear lead and a driving force. development; tourism and events. Within this to the town centres. For the purposes of this 
Essential to achieving this will be getting the department, there is much experience and the document, we have referred to this public 
key public sector agencies to work together, skills and expertise (e.g. property, regeneration, regeneration partnership as the Craigavon 
think strategically and have the clear leadership planning, etc.) necessary to bring forward and Integrated Regeneration Partnership (CIRP). 
necessary to achieve the regeneration and deliver often complex regeneration schemes. 
development goals. Guided by, and answerable to, elected 5.3.7 As well as increasing the regeneration focus for the 

Councillors, it provides the leadership to drive council and continuing DSD’s current regeneration 
5.3.3 Existing structures currently in place such as forward the City’s regeneration. Reforms under work in town centres, there is also a vital role to 

Portadown 2000 and Lurgan Forward have RPA would present the opportunity to develop be played by the other public sector bodies such 
played effective roles in engaging stakeholders these functions within a department of the newly as DRD, Translink and Planning Service. Without 
and developing strategies for the town centres, formed council covering Armagh, Banbridge and full buy in and engagement from the public sector 
but they have lacked many of the resources and Craigavon. Probably sitting within the Economic agencies, the partnership will be weakened and 
powers to be able to effectively deliver. Development Department and reporting directly to much less effective.  Each of the agencies must 

the Economic Development Director, an individual sign up to the regeneration goals for the towns 
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and work together to see them delivered. There 
has to be an emphasis on public services and 
resources being focussed and prioritised in a 
co-ordinated way on improving the physical, 
social and economic well-being of the community. 
Therefore, these other bodies should be working 
in partnership towards achieving an overarching 
regeneration agenda set by the council and DSD 
with reference to the CIDF. These organisations 
therefore need to be part of the new CIRP. 

5.3.8 	 The CIRP should therefore be a regeneration 
partnership structure created on a council-wide 
basis. It is key that the partnership includes high-
level representation from all the key public sector 
agencies (up to 12 members) who have the ability 
and the remit to make robust decisions. It is also 
vital that the council is structured internally to 
benefit and advise the partnership of any council 
led investment project that may affect the town 
centres.  In leading the partnership, council must 
ensure their resources are appropriately directed if 
DRD, Translink, etc. are to follow their lead. 

5.3.9 	 Although the partnership will begin as a coalition, 
other options for delivery will be explored in the future 
should it prove unsuccessful in achieving its aims. 

5.3.10 It should be noted that the public partnership is 
not reliant on RPA and should be established forth 
with. With relations established and a framework 
in place, the partnership can make significant 
progress before the new council is formed. 

Craigavon Integrated Regeneration Partnership 

Role and remit To focus and drive regeneration efforts (including implementation of the CIDF) across the Borough by 
co-ordinating and focussing the public sector agencies (and their resources) on the identified and agreed 
regeneration priorities. 

Structure s� Partnership structure working to clearly defined set of objectives and targets. The partnership members will set the 
objectives and targets (based upon the identified and agreed regeneration priorities – e.g. the CIDF and the town 
centre frameworks) and ‘sign up’ to supporting their delivery. 

s� The partnership will be public sector led, as the focus is on ensuring that public sector resources and 
interventions address regeneration priorities. It will report progress to the Council on a regular basis. 

s� Importantly there will be guidance from local private sector stakeholders built into the structure (and 
possible continuation of the CIDF Advisory Group as a ‘Critical Friend’). This is to ensure that the 
partnership remains cognisant of, and responsive to, the private sector. Information will flow in both directions 
between local stakeholder groups and the partnership. 

Membership s� Local and senior politicians – Their role will be to provide leadership and direction to the partnership. The 
influence, authority and mandate to ensure that all the key public sector agencies engage as necessary 
with the partnership and the delivery of its targets and objectives. They will also bring accountability and a 
mandate for decision making; 

s� Local leads and senior decision makers from public sector agencies –Their role will be to report to 
partnership on the relevant work, resources and strategies of their agency and to work with the partnership 
to achieve its objectives. The exact membership is to be determined by the partnership, but it is felt that it 
should include DSD, DRD, Roads Service, DoE, Planning Service, NIHE, NIR/Translink, SHSSB; 

s� Key council officers – Their role will also be to report to partnership relevant work, resources and strategies 
of the Council and to work with the partnership to achieve its objectives. They will also service, support 
and facilitate the partnership in undertaking its work, as well as monitor/chase progress on delivery on 
behalf of the partnership. 

Actions The partnership will drive, guide and deliver regeneration across the Borough by: 
s� Setting regeneration priorities and targets (with reference to existing agreed strategies and priorities, and to 

private sector needs) 
s� Ensuring where possible that the strategies and investment decisions of public agencies reflect and work 

towards those priorities and targets. 
s� Overseeing and co-ordinating delivery of these regeneration priorities and targets, by driving and 

monitoring progress. 

5.3.11 The structure and purpose of this partnership is 
set out in the following table. 
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The CIDF Diagrams 5.3.12 	A mechanism needs to be agreed to enable 
representation on the CIRP from stakeholders from 
each of the town centres to ensure local issues 
are heard and prioritised against the regeneration 
goals of the CIDF.  A continued role for the CIDF 
advisory group could have an ongoing role in this 
respect.  A stakeholder group could meet regularly 
and separately from the partnership but feedback 
to the partnership on a quarterly basis. 

Private sector / 
stakeholder advisory 

mechanism/s 

Existing strategies 
and priorities 

Agreed CIRP 
priorities 

Delivery 
(by members/others) 

CIRP 

5.3.13 The CIRP will therefore be the overarching 
regeneration delivery mechanism for the borough. 
In terms of the specific delivery approaches in the 
town centres, the most appropriate approach will 
vary by centre: 

s�	 Delivery of the strategy in Lurgan will 
predominantly be in the hands of the private 
sector, as the vast majority of the land available 

Driving and 
for development is in private ownership. The

Monitoring 
public sector’s role here will essentially be one 

Progress 
guiding and encouraging, with an element 
of enabling and some direct delivery.  A key 
role of the partnership would be to facilitate 
development through a flexible approach to the 
conservation area in the town.  A number of 
development opportunities are being stymied 
by the zoning and a flexible approach in key 
locations would have major regeneration benefits 
for the town by offering investors visibility from 
High Street/ Market Street. Where land is in 
public ownership, such as the DRD car park 
to the east of Castle Lane, the public sector 
partnership will lead producing a development 
brief and promoting investment in the town. 

s� In Portadown, there is potentially a more direct 
role to be played by the public sector, due to 
higher levels of public land ownership in key 
locations. There is a potential role in Portadown 
for an innovative approach, due to the requirement 
to achieve a number of key infrastructure 
improvements to support and enable growth and 
development, aligned with the public ownership 
of key pieces of land. This approach could be an 
initial public/public partnership with the potential 
further down the line to involve a private partner 
or partners. This approach is elaborated on in the 
section that follows. 

s� In Central Craigavon, whilst there is a significant 
level of public land and buildings within the 
centre, there is not the same need for public 
intervention as in the other centres, as a result of 
available development land (and much of required 
infrastructure capacity to support its development) 
already being place. 

5.4 Delivering the Projects 

Portadown 

5.4.1 The framework and Action Plan highlights a range 
of projects and initiatives in Portadown town 
centre to achieve the vision and strategy. Most of 
these will ultimately need to be delivered through 
the private sector, and while some will have a 
limited role for the public sector in facilitating 
them, others are likely to require significant public 
intervention to make them happen. 
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5.4.2 The framework identifies the potential development 
opportunity sites within the town centre and 
suggests appropriate forms and mix of development 
for them. Where the sites are in private ownership, 
such as the lands on the Edenderry side of the 
River Bann, the public sector’s role in bringing them 
forward may be limited to guiding the form and 
type of development (through the planning and 
highways system). Nevertheless, there may be a 
greater role – for example in undertaking enabling or 
infrastructure works to ‘unlock’ the opportunity or 
bringing in adjacent public land to achieve a better 
development solution. 

5.4.3 There are however, a number of public sector-
owned sites within Portadown town centre.  Where 
sites are in public ownership the public sector will 
have a greater role in bringing them forward, but 
will still be generally reliant on the private sector 
ultimately delivering development on them. This is 
an issue in the current market with development 
unlikely to come forward on these sites in the 
short term. In the short term these sites can be 
potentially be brought forward to the market with 
development briefs produced by the public sector. 

5.4.4 As well as identifying the potential development 
opportunity sites, the framework also identifies a 
range of improvements that should take place in 
order to improve the attractiveness and functioning 
of the town centre. These include things like: 

s� Improving road layout, movement and access: 

s� Enhancing the station; 

s� Improving the public realm, open space, key 
routes and the riverfront; 

s� Addressing sectarian interface problems and 
creating shared space. 

s� Providing and improving car parking for new 
development. 

s� Marketing and promotion of development 
opportunities to the private sector. 

5.4.5 Some of these may be improved by, or 
contributed to, through private sector 
development and investment, but it is likely that 
delivering most of them will require a significant 
element of public sector investment. Some 
public resources are available, with public realm 
improvements already underway in the town 
centre. The framework document also makes 
a case for further public investment in these 
improvements, based upon their importance in 
enabling Portadown to compete for investment. 
Public sector bodies (with CBC and DSD 
taking the lead) should use this document as a 
basis to lobby for further public investment (in 
a co-ordinated and strategic manner) in these 
improvements based on the urgent need to 
develop the town centre’s competitive position. 

5.4.6 There are a number of the development sites and 
infrastructure projects referred to above where 
the public sector can play an early and active role 
in making them happen. Most of these are in the 
Castle Street / Northway area, forming the main 
gateway by road and rail into the town centre 
and are encapsulated and pulled together in the 
identified priority project for Portadown town 
centre – the Portadown Gateway Project. 

Priority project 

Portadown Gateway Project (Castle Street / Northway / River 
Bann/ Mall Car Parks). 

Project description 

To use significant areas of land in public sector ownership to 
facilitate development and necessary infrastructure improvement. 
This project relates to an area of vacant and underused land 
(predominantly in public ownership) between the Northway and 
the retail heart of Portadown town centre, the development 
of which is linked into (and to an extent dependent upon) 
improvements to directly adjacent public infrastructure. A 
significant number of inter-related development sites and key 
infrastructure improvements are included in this priority project. 

Case for intervention 

Potential benefits and outputs from the project include 
addressing significant infrastructure problems and attracting 
high value and quality retail and leisure development to the town 
centre. 

The project can potentially help address many of the most 
significant infrastructure problems in the town centre such as: 

s� Access from Northway. 
s� The condition of the station. 
s� Links from the town centre to the station. 
s� Links to the People’s Park. 
s� The Tunnel and sectarian interface. 
s� Improved road layout and junctions. 
s� Provide additional car parking. 

It can also help to unlock and add value to a number of 
prominent development sites. 

As identified in the evidence base, retail growth in Portadown 
may be limited, but there is still likely to be some growth, and 
this location if properly addressed can attract some of that 
growth. Discussions with occupiers suggest that many of the 
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higher quality retailers will require the availability of right sized 
prime units adjacent to complementary retailers. In addition, 
our analysis suggests that there is likely to be some demand for 
leisure uses, such as hotels, cinemas and associated restaurants 
etc. and discussions with occupiers suggest these could go to 
any of the town centres if a development could be created with 
sufficient critical mass. Therefore, it is felt that this project to 
bring forward relatively large development opportunities directly 
adjacent to the existing malls and town centre – accessible to the 
Northway and the Station and close by or directly adjacent to the 
river front – can create an opportunity for town centre retail and 
leisure expansion and enable the town centre to attract retailers 
who they are currently unable to. 

The development and infrastructure elements of the project 
can be mutually beneficial, in that the value generated by 
the development, through land values and future rates could 
help support the infrastructure improvements and also the 
infrastructure improvements help to create the development 
value. Development of this area, together with the associated 
addressing of these key infrastructure issues, can also act as 
a major stimulus and catalyst for development elsewhere in 
the town centre. In particular, it can create a confidence and 
momentum and attract more people and investment to the 
centre, which can help generate a market for development and 
growth that other sites and existing premises in the town centre 
can then benefit from. However, if development of this area is 
not brought forward Portadown will continue as a town which 
is hugely under using its assets, under selling itself and may 
struggle to compete against other towns who have the ability to 
bring in investment and move forward in the future. 

The public sector has a key role to play in delivering this project 
through its ownership and control of much of the infrastructure 
and land assets in the area. The project should therefore be a 
priority for public sector intervention and investment because it 
has the ability to transform Portadown town centre by addressing 
some of its key infrastructure issues and enhancing its 
competitiveness and ability to attract future growth. Stakeholder 
consultation confirmed the importance of the project to the town. 

Form of intervention 

The focus of the public sector intervention in this project will be 
on enabling actions such utilising the control of land assets and 
infrastructure to facilitate development as well using the public 
sector’s abilities to plan and guide and use available powers 
where appropriate (e.g. planning, vesting, etc.). There will also 
be the requirement for public subsidy/funding, either through 
forgoing land value or through direct investment in infrastructure. 
Although the focus will be on facilitating development, there may 
later in the project be an element of procuring direct delivery of 
development such as further public realm improvements and 
potentially multi-storey car parking. 

A key enabling action will be to co-ordinate various public sector 
landowners and infrastructure providers in the project area. 
These include DSD, DRD, CBC and Translink. There is a need 
for high-level engagement from these bodies and for clear and 
strong leadership with the mandate to deliver. The new CIRP can 
provide the overarching mechanism to do this. 

As an initial priority for the CIRP in Portadown, it should focus 
on the delivery of this Portadown Gateway project. In order to 
ensure that the CIRP achieves the level of focus required, it 
should set up a specific sub-group of the CIRP – a Portadown 
Gateway Task Group – to take the project forward. This focus is 
important, as there are limited resources and limits as to what 
has been achieved in the past. Therefore, if the Task Group has 
a wider remit there is a risk that the focus and ability to drive the 
project forward will be lost. There should be caution about setting 
up a specific vehicle or company to deliver this project, as this 
requires time, effort and cost. If the outcomes can be delivered 
effectively by a Task Group, which achieves effective partnership 
working without the need for setting up a specific vehicle, this 
would be more efficient. 

Putting in place a CIRP Task Group can enable the public 
sector interests in the project area to get their act together first 
before they consider engaging with the private sector. The CIRP 
Portadown Gateway Task Group should include those with the 
ability to make and influence decisions within their respective 
public sector organisations, as well as a clear leadership 

structure linked into the CIRP decision-making process. At the 
outset, it should develop a clear set of objectives around the 
delivery of regeneration in this specific location. 

However the actual specific appropriate form of the ultimate 
delivery mechanism/s for bringing forward the development 
sites and infrastructure schemes within the Portadown Gateway 
Project  will be dependent upon a range of factors including: 

s� The level of developer interest and their ability to deliver. 
s� The ability or desire for public sector agencies to work together to 

achieve regeneration objectives. 
s� Land values and infrastructure costs. 
s� The ability or desire for public sector agencies to retain, borrow or 

recycle funding or receipts. 

The very high-level analysis of the public infrastructure costs 
and public land values below shows a gap of around £6.6m 
to £11.6m. There is also very unlikely to be enough value in 
the private land to deliver significant levels of infrastructure 
improvements. The two main means of potentially reducing/ 
minimising this gap are by increasing land values and attracting 
additional public funding. Therefore, the best opportunity for 
closing this gap is an approach which looks to maximise (and 
recycle) land values, as well as seeking to attract, lobby and 
make a strong business case for additional funding. 

As mentioned before this mechanism is not necessarily a specific 
corporate entity or vehicle (in fact this should be avoided if 
possible), but is a mechanism which enables public landowners 
and those with responsibility for infrastructure to work more 
effectively and efficiently together. This could be as relatively 
simple as an agreement between partners around funding, timing 
of disposals, use of receipts, etc. 

Therefore the initial priorities for public sector action should be: 

1. Establish a Portadown Gateway Project Task Group of the 
CIRP and through this identify willingness of the public sector 
land and infrastructure owners and funders to work together 
to achieve the project objective, and then move on to identify 
the appropriate mechanism, and a combined and co-ordinated 
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land disposal and infrastructure investment action plan and 
programme. 

2. Undertake detailed financial appraisal of the project to 
understand viability and delivery options and to inform the 
most appropriate structure of the delivery partnership. A 
financial appraisal exercise should be undertaken to better 
understand the relationship between potential values and 
infrastructure costs. This analysis will give greater clarity on 
the delivery approach. In particular, this analysis should refine 
the costs and values, consider the potential to up-front fund 
infrastructure works, and then capture the resulting value uplift 
in the adjacent public sites. 

This co-ordinated public sector approach to bringing forward 
this Portadown Gateway Project through a combined and co­
ordinated land disposal and infrastructure investment action 
plan and programme presents the best solution to achieving 
a comprehensive and efficient delivery of the of the combined 
development sites and infrastructure improvements.  However, 
there are risks attached to this approach and achieving an 
effective solution will, potentially, require new and innovative 
solutions and ways of working by and between public sector 
bodies. It will therefore require an appetite amongst the public 
sector to pursue these new and innovative approaches as well 
as a level of leadership, commitment and effort from public 
sector agencies. It may also require the introduction of RPA (and 
possibly legislative change) to enable it to happen. 

It is recognised that this is likely to take time. Although this may 
not be a major issue, because as the market cycle currently 
appears to be near the bottom of a dip, there is an opportunity 
to get the appropriate mechanism in place to deliver and take 
advantage when the market returns. 

However, if in the current market there is interest in delivering 
development on particular sites in the Portadown Gateway, 
that interest should be considered to see if an appropriate 
development solution could be delivered in the interim. Whilst it 
is understood that all of the development sites in the project area 
have significant barriers affecting their delivery, there is currently 
understood to be some private sector interest in acquiring 

the public sector land to the rear of Magowan West shopping 
centre. If appropriate development can be identified, secured 
and delivered (and land value maximised), the opportunity to 
do so should be grasped. Therefore, in parallel with pursuing 
the comprehensive approach outlined above, the public sector 
could also initially test the level and nature of market interest in 
the car park, by releasing a development brief on the site. As this 
site is a key public sector asset in this location, it should only be 
disposed of if appropriate development can be secured in an 
appropriate timescale. 

In producing a development brief for the site it is important 
therefore that it should be informed by: 

s� Soft market testing. 
s� Valuation advice on potential uplift in an improved market and the 

best form of receipt. 
s� The objectives of the CIDF. 
s� Tight timescales for delivery, which if they are not met will result in 

the land being returned to the public sector – removing the risk of 
developer ‘land-banking’. 

Should the market dictate, serious consideration should be given 
to the option of the public sector seeking to secure an outline 
planning application for the Gateway site. This would offer a level 
of reassurance to the private sector when evaluating investment 
decisions. The CIRP might also consider this intervention for 
other sites throughout the three centres. 

Resource plan 

The key public sector resources required to deliver this project are: 

s� The land assets within the project area – need to get sign up 
from public bodies that own land to them taking a co-ordinated 
approach to development and disposal. Also sign-up to the 
potential for reduced capital receipts in return for achieving public 
infrastructure improvements and regeneration objectives. 

s� High-level senior staff involvement from all the key public 
sector bodies in partnership approach to delivering project – 
establishment and facilitation of the CIRP and specific Portadown 
Gateway Task Group. 

s� Role for CBC/DSD staff in facilitating and leading partnership. 
s� Possible advisory role for SIB in providing expertise and support 

to the partnership. 
s� Potential direct public funding of some infrastructure improvements. 
s� Use of powers (planning and possibly vesting) to guide and 

enable development. 

As mentioned in the case for intervention there is an inter­
relationship with land values created by development and the 
cost of the infrastructure elements of the project. The following 
illustrates the potential opportunity to link the public cost to 
deliver infrastructure improvements with public income from 
related adjacent land development/sales [These are only crude 
estimates to establish a broad point regarding the relationship 
between potential public costs and income and should not be 
relied upon in discussions and negotiations]: 

Infrastructure costs 
s� Improved roundabout access from Northway (if proved to be 

needed) - £4m for works (based upon a previous study by Atkins). 
There may be an additional cost for the transfer of land between 
public sector bodies required to construct the roundabout, whilst 
this would be neutral to the public sector it might be a cost to the 
project. This could, we understand be in the region of £4m. 

s� Improvements to the alignment and function of Castle Street ­
£0.5m. 

s� Improvement of the station – £3m for works identified by 
Translink. 

s� Public realm improvements to link from the town centre to the 
station and link to the People’s Park - £1m (Tribal high level 
estimate). 

s� Improvements to the Tunnel and sectarian interface – between 
£0.27m to £1.2m depending upon level of works (based upon 
Scott Wilson report). 

s� Improved road layout in Castle Street area within the site. 
s� 300 space publicly-owned multi-storey car parking to support 

functioning of town centre and station - £2.4m (Tribal high level 
estimate based upon BCIS costs of £266 per sq m, assuming 
development of a 9,000 sq m 4 storey car park solely funded 
by the public sector, built on public land acquired at no cost, 
with any future revenue income from parking just covering 
management and maintenance costs). 
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Based upon these very high-level estimates, the total cost of 
public sector infrastructure works could be in the region of £11m 
- £16m. 

Land Values 
However, there are also opportunities for the public sector to 
derive income from the project area. This would be through sales 
receipts for land and tax income from both the development and 
the subsequent future use. 

We have not sought at this stage to identify potential tax/rates 
incomes, even on a crude basis, due to the number of potential 
variables that could affect upon this. However crudely based 
upon values of £1.25m per hectare the 3.5 hectares of land in the 
project area could have a value of c. £4.4m. Ultimately though 
the actual value realised will depend, amongst other things, on 
the approach taken, the scheme and uses developed, the market 
context and demand, and the impact of the above infrastructure 
improvements (which could add considerable value). 

There is a gap between the cost of works and the potential 
income from land sales. However, besides land values there, as 
mentioned, potential tax and rates incomes and there may also be 
other sources of income and investment. For example, Translink 
may have funding to invest in station upgrades; DRD may have 
mainstream roads budgets; DSD and CBC may have funding to 
support economic development and regeneration. None of this 
can be guaranteed but taking a co-ordinated approach to potential 
public investment in this location, means that organisations can 
help to fund this gap and potentially achieve more collective 
impact from their own individual investment (For example in return 
for investing in the station, Translink could get access to parking 
spaces in a new multi-storey car park). 

Roles 

Lead: CBC and DSD 

Engagement in partnership: DRD, Translink, Rivers Agency 

Support: Planning Service, SIB 

Risks 

s� Key private landowners being unwilling to sell their land holding or 
include it within a larger land sale. 

s� Unwillingness of any of the public sector agencies to participate 
will affect the ability of the partnership to deliver. 

s� Refusal of financial institutions to lend against future income to 
facilitate development. 

s� Continued division between the three town centres, making a 
complimentary approach difficult. 

s� Inability to deliver sites abutting the River Bann due to PPS15. 
s� Lack of finances from public and private sector to deliver the 

necessary upgrades to Northway. 
s� Schemes in Armagh or Banbridge taking precedence under RPA. 
s� Inability of private sector to unlock development sites, resulting in 

further delays to the regeneration of the town. 

Lurgan 

5.4.7 	 There are a range of projects in Lurgan town 
centre highlighted in this framework to achieve the 
vision and strategy. Many of these will ultimately 
need to be delivered through the private sector 
with most of those having a relatively limited role 
for the public sector in facilitating them. Most of 
the development opportunity sites in Lurgan town 
centre are privately owned. 

5.4.8 	 However, some projects will need to be 
predominantly public sector led if they are to be 
delivered. 

5.4.9 	 Key projects include: 

s� West of Castle Lane.
 

s� East of Castle Lane.
 

s� Johnston’s Row.
 

s� Further Public Realm Works.
 

s� Extension of Millennium Way – including a link to
 
William Street. 

s� Solution to signalling problem at train station. 

s� Improved marketing and promotion of the town. 

s� Shop front improvement scheme – ReStore 
Project. 

s� Better use of Lurgan Park as a draw into the town 
with events programme. 

s� Arterial Routes improvement scheme. 

5.4.10 The extension to Millennium Way in both 
directions – whilst important to the town centre in 
terms of improving traffic flow and access, as well 
as opening up development sites – is likely to be 
a longer-term project, and has therefore not been 
included as a priority project below. 
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s� Schemes in Armagh or Banbridge taking precedence under RPA.
 
s� No viable solution to the Railway crossing issue.
 
s� Lack of interest from the retail sector
 
s� Unwillingness to relax the conservation area, and continued
 

inability to access back land sites. 
s� Sectarian trouble, discouraging investors from coming into the town. 

Priority project 

Additional Public Realm Works 

Project description 

Deliver extended public realm improvements as identified in 
Lurgan Forward plan. 

Case for investment 

Currently the condition and appearance of many of the public 
spaces and some buildings and shop fronts in Lurgan town 
centre is poor, and this contributes to its present inability to 
effectively compete. 

There has been a variety of work done to investigate the impact 
of public realm works, including work done by Tribal Consulting 
on the impact of various public realm investments in Glasgow. 
CABE reports that high quality public realm has proved itself 
repeatedly to be the principal anchor in urban regeneration 
projects.  CABE and DETR found that good urban design 
adds value by increasing the economic viability of development 
while delivering social and environmental benefits. The range 
of benefits generally includes tourism benefits and economic 
benefits. Tourism is the industry that is most obviously highly 
sensitive to environmental quality, but other sectors too may be 
influenced. Economic benefits are achieved at our a recognition 
that good urban design adds economic value by: attracting more 
people into the area; producing local competitive advantages 
and raising the prestige of an area; by responding to demands 
of local businesses; by providing high returns on property 
investment and providing benefits to local workers.  In turn, 
this will attract new business to the area and thus deliver a 

s� Use covenant on west side of Castle Lane to assist in 
encouraging development. 

s� Issue development brief on DRD car park to the east of Castle 
Lane. 

s� Assist in marketing to retail / leisure developers. 
s� Facilitate and encourage development of a potential new private 

health centre. 

Resource plan 

The key public sector resources required to help deliver this 
project are: 

s� DRD/DSD land assets within the area. 
s� CBC restrictive covenant. 
s� Powers to assist site assembly. 
s� Development Brief issued to the market. 
s� CBC and planning service staff to produce site specific 

development guidance. 

No benefit in developing a specific delivery mechanism. Led by 
CBC/DSD, with support potentially from SIB. In lead up to RPA 
need for CBC to consider more of a physical development role/ 
expertise. 

Roles 

Lead: CBC and DSD 
Delivering development: Private sector 
Disposing of land assets: DRD/DSD 
Support: Planning Service 

Risks 

s� Key private landowners being unwilling to sell their land holding or 
include it within a larger land sale. 

s� Unwillingness of any of the public sector agencies to participate 
will affect the ability of the partnership to deliver. 

s� Refusal of financial institutions to lend against future income to 
facilitate development. 

s� Continued division between the three town centres, making a 
complimentary approach difficult. 

Priority project 

East and west sides of Castle Lane 

Project description 

Bringing about a redevelopment of the existing and potential sites 
either site of Castle Lane, which realises their potential of having a 
beneficial transformational impact on Lurgan town centre. 

Case for intervention 

These are the main opportunity sites in Lurgan Town Centre 
for securing development of a significant and potentially 
transformational scale. 

They present the opportunity to provide the space that can help 
Lurgan compete for and attract retailers and leisure uses. Whilst 
this is still to an extent dependent upon what happens at Central 
Craigavon. However should that development not happen for 
whatever reason, these sites could provide an opportunity for 
Lurgan to be in a position to capture it. 

Development of these sites also presents an opportunity to 
improve one of the linkages and routes to the park, by increasing 
footfall, on-street animation and activity and making a more 
attractive street frontage. 

Form of intervention 

The CIDF recommends the disposal of the DRD car park on the 
east side of Castle Lane as a non-surplus car park. The process 
of preliminary works to ensure the site is ready to go to market as a 
development brief should therefore commence as soon as possible. 
It is vital that DSD and CBC are effectively unlocking development 
opportunities and not simply disposing of land, which may lead to 
further delays in its development. DSD and CBC, through the CIRP 
must take an active role in making development happen. 

Interventions include: 

s� Indicate acceptable uses and preferred uses. 
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Form of intervention 

Focus on enabling actions such as planning and guiding 
development and facilitating application of conservation area policy 
in a way that best promotes wider conservation and regeneration. 

Specifically the public sector should: 

s� Look to achieve flexibility in application of conservation policy in 
order to facilitate access / development. 

s� Link building removal to acceptable development coming forward 
with wider conservation benefits. 

s� Indicate acceptable uses and preferred uses. 

Resource plan 

The key public sector resources required to help deliver this 
project are: 

s� CBC and DSD staff to work with conservation architects to 
achieve flexible application of conservation policy and deliver 
wider conservation and regeneration benefits. 

s� CBC and DSD staff to work with Planning Service to use planning 
powers to guide appropriate development. 

Roles 

Project lead/s: CBC and DSD 
Other sector organisation involved and role: Conservation 
Planning Service. 

Risks 

s� Piecemeal, uncomplementary development creating a poor 
environment. 

s� Continued division between the three town centres, making a 
complementary approach difficult. 

s� Future problems of road capacity. 
s� Market forces bringing all uses to Central, leaving Portadown and 

Lurgan in a weaker position. 

Roles 

Lead: CBC and DSD 
Potential funders: CBC, DRD and DSD 

Risks 

Lack of public sector funding. 

Priority project 

Site L3, Johnston’s Row Development opportunity. 

Project description 

Bringing about a redevelopment of the existing development site 
adjacent to Lurgan Park by helping to achieve improved vehicular 
accessibility. 

Case for intervention 

The site is one of a limited number of significant development 
opportunities within Lurgan town centre. It has the potential to 
be a catalyst to increase private sector led economic activity and 
refurbishment in the surrounding conservation area. 

It has proved difficult to bring forward in the past due in part to 
difficulties in accessing the site. The ability to access the site directly 
from the Main Street is currently restricted to the application of the 
conservation area designation, which does not allow removal of any 
of the existing buildings to create a vehicular access. 

The public sector has control over how that designation is applied. 
The flexible application of the designation, to potentially allow a 
building or buildings of less architectural merit to be removed to 
gain access, would enable direct access from Main Street to the 
site increasing its chances of coming forward for development. 
The bringing forward of the site for appropriate development with 
access from Main Street is likely to increase footfall in this location 
helping support investment in, and bringing back into economic 
use of, other architecturally more important buildings. 

virtuous circle of benefits. There has been a ‘flight to quality’ in 
many areas, with investment focused on the areas of greatest 
environmental quality, so that high tech and cultural businesses 
for example have sought out the highest quality environments. 
It has been shown that well planned improvements to public 
spaces within town centres can boost commercial trading by 
up to 40% and generate significant private sector investment. 
DoE and ATCM found that evidence suggests that well 
planned and maintained urban space improvements can have 
a positive impact on the trading performance of most town 
centre occupiers, although the full effects may take 2 – 3 years 
to be realised. Benefits can also be realised by increasing the 
value of residential and commercial property, environmental 
improvements create additional tax revenue when properties are 
bought and sold, and in business rates. 

In looking to achieve a great public realm, the study area has a 
number of key advantages over other locations. In particular, 
it has a long-established character and history to build on and 
improve. The creation of a quality public realm may produce 
iconic images that become a strength of the product that is the 
town, and so affect the capacity of the town as a shopping, 
business, tourism and residential location. 

The public realm works is currently underway in Lurgan town 
centre. Delivering an extension to include more of the town 
centre would add to the town’s quality. 

Form of intervention 

Direct procurement of public realm development by the public sector. 
Possibly also public grant funding of shop front improvements. 

Resource plan 

The key public sector resources required to help deliver this 
project are: 

s� A requirement for c.£3m of public funding to deliver works. 
s� CBC and DSD staff to identify and procure funding, develop 

scheme, procure and manage works. 
s� CBC staff to manage shop front grant scheme. 
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Central Craigavon 

5.4.11 	 Central Craigavon does not need public intervention 
on the same scale as the other two town centres. 
It already has a number of sites in a position to be 
brought forward for development, with much of the 
necessary infrastructure already in place. 

5.4.12 	These available sites, which are mainly privately 
owned, will be the main drivers for development in 
the town centre. There is also land owned by DSD/ 
DRD adjacent to the Rushmere centre, which is 
a potential development site. These public sector 
owners need to give careful consideration as to 
whether and how this land is disposed of, as the 
sale or otherwise of this land will affect not only the 
future of Central Craigavon, but also the other two 
town centres. That said, market demand for land 
at Central Craigavon should not be discouraged as 
investment into the area can be used to benefit the 
wider area. Rates generated from new business 
into this area could be channelled into improving 
Portadown and Lurgan centres. 

5.4.13 The main other piece of publically owned 
development land in the town centre is the 
Lakeside site, next to the Civic Centre. 

The key public sector resources required to help deliver this 
project are: 

s� The land asset which belongs to CBC. 
s� DSD, CBC, Planning Service staff to produce development brief 

and marketing material. 
s� Possible funding of marketing/agency support. 

Roles 

Lead: CBC 
Support: DSD and Planning Service 

Risks 

Lack of interest from private sector. 

Operator preferring to locate in Portadown or Lurgan. 

Priority project 

Lakeside site 

Project description 

Master planning, Marketing and sale of publicly owned 
development site to hotel operators/ outdoor leisure developers/ 
operators. 

Case for investment 

Bringing forward an outdoor leisure development in this location 
would provide an opportunity to link into and improve existing 
outdoor leisure provision on the balancing lakes. It would also 
act as an attraction to bring more visitors into the area, as well as 
increase leisure and recreational opportunities for local residents. 

Dependent upon the level of market interest, this can be 
achieved with the requirement for a fairly limited amount of 
investment (predominantly in the form of staff time) and the 
potential for income in the form of a capital receipt for disposal of 
the site. 

Form of intervention 

The form of intervention required is relatively simple. It requires 
the production of a development and marketing brief for 
the site for a lakeside site/ for a hotel and or outdoor leisure 
development. It may also require the Council, as landowner, to 
commission external agents to help to market the site. 

Subject to finding an appropriate developer, it then involves 
disposal of the land. 

Resource plan 

The project will ultimately need to be delivered by the private 
sector, but can be led and enabled by the public sector. 
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5.5 	 Town Centre Management 

5.5.1 	 A town centre management function, shared 
between the three centres, is required.  Event 
organisation and fundraising would be key roles, 
including engaging businesses (particularly larger 
businesses) and persuading them to get involved 
with joint work and contribute towards initiatives. 

5.5.2 	 Common objectives of town centre management 
are to: 

s�	 Bring vibrancy and vitality to the three town 
centres, making them better places in which to 
live, work, visit and invest. 

s�	 Raise the perception of the area as cleaner, safer, 
brighter and cohesive. 

s�	 Ensure active constructive partnerships between 
the Council and the business community. 

s� Raise income from the private sector to support 
agreed initiatives. 

s� Support the development of a sustainable 
community that continues to be well run, 
connected and served. 

s� Develop a thriving diverse economy. 

s� Be active and inclusive and fair to all. 

s� Help to resolve persistent issues with retailers. 

s� Management and development of weekly market 
in Lurgan and Portadown. 
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6 Conclusion 
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6.1.1 This document began by stating that Craigavon’s 
three centres are alive with opportunity, and 
by stating the belief that they can be radically 
improved for the benefit of all local residents and 
businesses. This is clearly true. 

6.1.2 The document has set out a wide array of specific 
projects.  These will make a real difference.  They 
will no less than transform the three centres, 
attracting many millions of pounds of investment 
and putting Central Craigavon, Lurgan and 
Portadown on the map for positive reasons. 

6.1.3 To summarise, the recurrent themes running 
through the Craigavon Integrated Development 
Framework are that: 

s� 4HE�TOWN�CENTRES�OF�#ENTRAL�#RAIGAVON��,URGAN� 
and Portadown now have an excellent opportunity 
for development and regeneration by working in a 
coordinated manner. 

s� !N�INTEGRATED�VISION�IS�IN�PLACE�TO�PROVIDE�A�SHARED� 
understanding of where we are heading. 

s� !S�PART�OF�THE�INTEGRATED�VISION��THERE�ARE�A�SET� 
of site-specific actions that will help to transform 
each town centre. 

s� )MPLEMENTATION�IS�PARAMOUNT��AND�THE�ACTION� 
plan sets out clear responsibilities for making 
sure that the vision becomes a reality via a host 
of individual projects. 

6.1.4 	 It is now for the public authorities and a range of 
partners in the private sector to work together to 
show that the CIDF really can make the difference 
and the town centres meet their full potential. 

6.1.5 	 The CIDF has been prepared in a time of 
recession.  But recovery is now underway.  The 
conditions are re-emerging for investment to 
flow.  It is down to the public authorities to 
put into place the conditions to encourage the 
rejuvenation and rediscovery of the town centres. 
The CIDF shows how.  Now it is time for action. 
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Annex 1 Evidence Base 
53 

 Introduction 

This chapter of the report summarises the 
potential market sector opportunities that may 
exist in the Borough and the three town centres 
over the lifetime of the Framework. The scope 
for growth identified in this chapter informs the 
master plan in the following chapter. 

Its conclusions are based upon: 

s�	 Analysis of economic and market data and 
studies. 

s�	 Consultations with agents, operators/ 
occupiers and developers. 

s�	 The experience and knowledge of our 
consultant team. 

As with any analysis that relates to future 
demand, many unknowns can influence the 
market. However, it provides a context which 
helps to guide the masterplan’s proposals and in 
particular the quantum, mix of use and location of 
development that is proposed.

 Retail 

Northern Ireland has in recent years gone through 
a period of unprecedented retail growth which 
has seen a ‘retail catch-up’ with the rest of the 
UK. The 2007 Craigavon Retail Capacity Study 
identified an existing oversupply of retail within 
the Borough, with significant additional supply 

in the pipeline. The potential demand to support 
that increased supply was felt to be limited given 
that 84% of locally generated retail expenditure 
is retained within Craigavon district, so there is 
little scope to increase that level, particularly given 
the proximity of Belfast, Lisburn and Sprucefield. 
In addition, Craigavon district is a net importer 
of retail expenditure so little or no additional 
expenditure can be sourced from the surrounding 
areas without damaging the retail economies of 
their town centres. The report suggested that 
if existing commitments and proposals went 
ahead, there could be substantial comparison and 
convenience retail expenditure deficits by 2015. 

The PAC Examination in Public report of 2007 felt 
that there were fundamental flaws in the Retail 
Study. This was based upon what they felt was 
‘a narrow and inappropriately cautious range of 
assumptions about growth’ (including population 
change assumptions which were considered 
modest). Furthermore, they suggested that: there 
was no justification for allowing existing out of town 
retailers to soak up some of the future needs; no 
indication of when, if ever, outstanding planning 
approvals will be implemented; and that the report 
did not back up claims of a negative impact on 
Portadown and Lurgan with detailed analysis. 
The PAC report however does not provide any 
significant evidence to contradict the report. 

Whilst there are the differing views above about 
likely capacity in the future, the current position 
is one of an oversupply of retail floorspace, with 
more than can be supported at a sustainable 

and viable level. The conclusions presented by 
the Retail Study about under trading were not 
questioned in the PAC report. This would seem 
to be reinforced by the significant levels of vacant 
retail properties in both Lurgan and Portadown. 
For example, new build retail warehouse units on 
Millennium Way in Lurgan have remained un-let 
for many years (and the letting / for sale “board 
count” in the centre would appear significantly 
above the NI average) and traders in Portadown 
report current vacancy rates of 18% in primary 
and secondary locations. The 2008 SEED report 
also refers to the damaging impact that the 
Rushmere Centre has had on Portadown and 
Lurgan town centres and a recent CACI report 
showed damage has already been done to 
Lurgan retail trade because of that trade going to 
Central Craigavon. 

Even with less cautious assumptions about 
growth – which may provide in the region of a 
further £50m of additional retail expenditure up 
to 2015 – it is still likely that there will a significant 
deficit of available retail expenditure if existing 
retail development commitments come forward. 
Therefore, our view would be that existing analysis 
of the available capacity information suggests 
that the focus of the framework should be on 
improving/replacing existing stock to increase 
competitiveness, rather than creating significant 
additional space. 

There are a number of significant planning 
consents in place for retail development, which 
the framework cannot ignore. These include, 
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within the expanded Craigavon town centre 
boundary, proposals for Turkington Land (110,000 
sq ft of convenience retail) and expansion of 
the Rushmere Centre (148,000 sq ft of retail). 
There is also a consent in Edenderry, outside the 
Portadown town centre boundary, that includes 
an 110,000 sq ft food store with three other retail 
warehouse units totalling around 40,000 sq ft. 

If this retail development comes forward, it will 
be challenging for Portadown and Lurgan town 
centres to attract significant additional retail in 
the lifetime of this Framework. In particular, if the 
expansion of Rushmere goes ahead (a distinct 
possibility with planning permission in place), we 
believe (based upon experience and discussions 
with developers and occupiers interested in the 
area) Lurgan and Portadown will find it extremely 
difficult to compete for occupiers. Retailers get 
comfort from congregating together and extension 
of Rushmere can offer adjacency to existing 
retailers that incoming occupiers will find attractive. 

Early and significant public sector interventions in 
Portadown and Lurgan (such as infrastructure and 
land assembly work) can potentially help to reduce 
some of the negative impacts of these schemes 
and enable these town centres to compete better 
for retail with Central Craigavon.  The CIDF sets out 
what these interventions should be. 

There is some occupier interest in Portadown town 
centre, but mainly from discount retailers for units 
of between 7,000 and 15,000 sq ft. It is likely they 
are attracted by the town’s relatively low rents. 

Agents report very negative views from potential 
retail occupiers about Lurgan. High levels of 
vacant units, an existing lower value offer and the 
town’s image – which will be addressed as the 
CIDF is implemented – are cited as reasons why 
occupiers are not interested. It lacks the critical 
mass of good quality retailers required to attract 
other quality retailers. Until that downward cycle is 
broken, it is difficult to see this changing. Property 
agents currently report significantly fewer retail 
requirements for Lurgan than the other centres, 
but there is some interest for units of around 
7,500 sq ft units. 

Central Craigavon currently generates the most 
occupier interest with high profile national stored 
registering requirements for units of 5,000 sq ft ­
30,000 sq ft plus. 

These requirements should be viewed as a 
snapshot in time, identifying requirements that 
exist now. The retail/restaurant sector is the most 
dynamic of the property sectors and requirements 
do change frequently. Given the downturn these 
requirements largely reflect the fact that the 
“value” operators are currently aggressive. In a 
stronger economy, new retailers will emerge and 
so the requirements list would change. 

These requirements also reflect agent’s 
predominant dealings with chain operators and 
therefore do not reflect the requirements that are 
likely to exist from local independent operators, 
who may be more inclined to locate in the two 
traditional town centres.  Putting in place the 

conditions to allow independent retailers and 
other businesses to thrive is a key theme of 
the CIDF. 

Interviews were held with a range of potential 
retail and leisure operators in August 2009 as part 
of this study. These interviews sought to identify 
the level of interest from potential occupiers in the 
three town centres. The following analysis of the 
responses indicates the strong inter-relationship 
between Craigavon Central and the other two 
town centres: 

s�	 There is a degree of differentiation between 
some of the occupiers who are interested in 
Portadown and those interested in Craigavon. 
However, of the 17 occupiers potentially 
interested in Craigavon, 10 would also 
consider Portadown and seven of those would 
also consider Lurgan. This indicates that there 
is a significant degree of competition between 
the towns. A scenario whereby Central 
Craigavon expands and nothing happens in 
the other two centres could risk all 17 of these 
occupiers going to Central. 

s�	 Six of those that would consider locating 
in any of the three centres are restaurant/ 
cafe uses - these are likely to locate based 
upon a scheme that creates a critical mass 
of complementary leisure uses. This could 
be a scheme developed around a leisure use 
such as a cinema, and hence the importance 
of where such a use is located. Importantly 
this demonstrates that these occupiers would 
consider Portadown or Lurgan as well as 
Central Craigavon. 
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s�	 Of the 17 occupiers potentially interested in 
Craigavon, seven would not currently consider 
Portadown or Lurgan as alternatives. However, 
that does not necessarily mean that they 
would be lost to the Borough if they could not 
locate in Craigavon. Currently there may be 
some risk of this, but if opportunities can be 
enabled in the other centres, this risk could be 
minimised. Six of those give their reason as the 
availability of the right sized prime units with 
complementary adjacent retailers in Craigavon. 
If work was done to address some of the 
infrastructure issues in Portadown and provide 
the opportunity for expansion of the existing 
Malls / retail centre to meet these requirements, 
Portadown may become a real alternative in 
the Borough for these occupiers. 

s�	 Whilst the interest shown from occupiers in 
Portadown is encouraging, of the 12 retailers 
with an interest in the town, six of those 
indicate that lower rents are a significant factor 
in their interest. A concern would be that if this 
becomes a trend the town could just become 
a location for ‘budget’ occupiers. 

s�	 The level of interest in Lurgan reflects its current 
weakness as a centre.  However leisure or 
retail schemes in Lurgan centre that created 
the critical mass that occupiers are looking 
for would help address this and may enable 
it to become a more realistic alternative for 
some of these occupiers. There is likely to be 
a significant risk attached to bringing forward 
any development of this type in Lurgan. We 
understand that a developer was on the verge 

of bringing a major scheme forward on Castle 
Lane before the PAC decided to expand the 
Central Craigavon town centre zone, following 
which the developer pulled out (demonstrating 
the strong inter-relationship between the 
centres). Given the inter-relationships, the 
willingness of a developer to take that risk is 
likely to be tied into what happens in Central 
Craigavon. An expanded Central Craigavon will 
make this more difficult to achieve in the future. 

In terms of retail floorspace the CIDF proposals 
assume that: 

s�	 In Central Craigavon, existing retail consents 
will be brought forward for development within 
the masterplan period. 

s�	 In Portadown town centre some space 
should be identified to accommodate and 
attract retail opportunities should they arise, 
although this designation should be flexible 
recognising that if public sector intervention 
does not takes place to mitigate some of the 
negative impacts of Central Craigavon’s retail 
expansion, retail will be difficult to attract to 
these sites. These sites will be as close as 
possible to the existing retail core and of a size 
able to accommodate units ranging typically 
from 5,000 – 15,000 sq ft. with potential for 
department store scale occupiers of 20,000 to 
30,000 sq ft. 

s�	 In Lurgan town centre some limited space 
should be identified to accommodate and 
attract retail opportunities should they arise, 

but again with a flexible designation as above. 
As with Portadown, these sites should be as 
close as possible to the existing retail core 
and able to accommodate units ranging from 
typical local independent occupier units of 
500 – 1,500 sq ft up to 10,000 sq ft. space for 
multiples. A potential location could also be 
identified for a supermarket or larger ‘anchor’ 
retail occupier (30,000 sq ft) that may be 
interested and would help to drive footfall.

 Leisure 

Whilst there has not been a leisure capacity study 
undertaken as part of this study, the limited leisure 
offer within the town centres is apparent to those 
who visit and those who regularly use the town 
centres. In particular, there is capacity to develop 
the town centres’ evening economy and increase 
dwell time. 

Recent developer interest (e.g. hotel and cinema 
development proposals) suggests that there is 
currently capacity in the leisure market in the 
Borough. This is likely to grow further as the 
population grows. Craigavon Borough has had 
the fastest annual average population growth 
rate in NI in recent years and NISRA forecast that 
this growth will accelerate in the coming years. 
Population is predicted to grow by 28% from 
2006 to 2021 (NISRA 2007). 

Disposable income is critical to the leisure market. 
Craigavon is a relatively low-income borough – 
5th lowest out of the 26 boroughs in NI (MDM 
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2005). Having said that there are wealthier 
areas in local catchment areas around the town 
centres and the rural hinterland, with for example 
areas to the south and east of Lurgan covered 
by the wards of Waringstown, Magheralin and 
Knocknashane, which are in the top 15% of least 
deprived wards in NI. 

In terms of food and drink, certain types of 
national café and restaurant operators are less 
concerned about the specific location, but 
instead are more focussed on the presence 
of nearby leisure attractors and similar uses. 
A comprehensive restaurant offer as part of a 
larger leisure scheme in one of the town centres 
could be successful given its large catchment. 
Operators who tend to focus on leisure and 
Retail Park schemes currently have a requirement 
for units of between 1,000 and 4,000 sq ft. If 
a critical mass of new units could be provided 
around a suitable retail / leisure attractor, then this 
would attract these operators. 

However, there are restaurants and bars for which 
location is important. These are often the more 
local and independent operators, and those who 
operate at the higher end of the market. At least 
one restaurant has a requirement for new outlets 
in large towns across NI and have an interest in 
Portadown. 

Cinemas typically have a 10-15 minute inner 
catchment area where the majority of regular 
cinema visitors live and 20-30min outer catchment 
where infrequent cinema visitors live. Multiplexes 
operate on anticipated admissions of 70,000­

80,000 per screen pa. According to the British Film 
Institute (BFI), multiplexes account for two thirds of 
screens and admissions to UK cinemas. 

Currently there are cinemas in the following 
nearby locations: Lisburn Omniplex; Iveagh Movie 
Studios, Banbridge; Global Cinema, Dungannon; 
and Entertainment Cinemas in Armagh. A small 
cinema previously traded in Craigavon but closed 
around 3 years ago. This, in our view, may not 
be due to low demand but rather, the existence 
of more modern and attractive facilities nearby 
(e.g. Lisburn Omniplex).The Irish Film Board has 
previously reported that cinemas across Ireland 
– North and South – have the second highest 
attendance levels in Europe. Given Craigavon 
Borough’s location, accessibility and population 
of 88,000, it is felt that it is likely to be able to 
support a multiplex. The existence of a couple 
of planning approvals in both Portadown and 
Craigavon which have included multiplex cinemas, 
suggests that developers feel that there is a 
market for them in the area. 

Associated facilities like bars and restaurants can 
help support the financial viability of a cinema 
development. These can be sub-contracted to 
operators. Safe and plentiful car parking is also 
important. 

If the right cinema opportunity was presented as 
part of a larger scheme with other retail/leisure 
attractors then we believe that a cinema complex 
could be a viable and attractive proposition. The 
Omniplex in Lisburn is a good example of this, with 
the cinema complemented by restaurants and a 

Leisure Centre seeming to work very well. A 6-8 
screen cinema would require 35,000 – 40,000 sq ft. 

As well as multiplexes, there are several hundred 
independent commercial cinemas in the UK, the 
majority of which have just one or two screens. 
They may operate with admissions as low as 
20,000 – 30,000 per screen, although at this level 
it can be difficult to be profitable. Independent 
cinemas can work as part of mixed activity venues, 
and a diverse range of part time cinemas operate 
successfully within arts centres, libraries and other 
public buildings. Few new cinemas are built with 
just one screen, even in smaller communities 
there are good commercial and programming 
reasons for having at least two screens. Smaller 
town centre cinemas are potentially less viable 
than larger multiplexes on cheaper land. Business 
planning shows that for a 3-screen cinema with 
assumed 80,000 pa visitors viability can be tight. 
Public sector investment in such a facility may be 
required as part of a cultural strategy. 

Digital video technologies are transforming 
the way films are made, edited, distributed 
and projected. The technical aspects of digital 
cinemas are currently evolving, and will present 
further opportunities for cinema development. 

Major leisure uses like cinemas, which attract a 
high footfall, are extremely important in generating 
a market for and attracting other leisure uses such 
as restaurants and bars. 

Opportunities for other major leisure uses may 
include a large Go-karting complex similar to that 
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in Bangor. It draws from across the region with 19% of both visitor trips and visitor nights in NI room numbers increased by 37%, and in the South 
a large indoor purpose built karting track as well (equating to 2,441 visitor nights) – 3rd behind East where hotel numbers fell by seven, but room 
as extensive indoor Astroturf 5-a-side pitches Belfast and the Causeway/Glens as a popular numbers increased less significantly by 13.6%. 
offering a wide range of professional coaching visitor region. However, Craigavon Borough 
sessions. This is also combined with a new Council’s tourism data for 2006 suggests that the Any visit to the area from outside, identifies 
Paintball facility. market for non-business tourism in the area is that the area is poorly served by hotel 

modest, being dominated by day trips and those accommodation. Given the large catchment 
The existing dry ski slope in Craigavon is reported visiting friends. Only 3% of tourist expenditure area, it does appear that the Craigavon does not 
to be good for initial learning however, after a was on accommodation. This compares to almost have a sufficient number of hotels; however, this 
couple of sessions, skiers quickly outgrow it and half of business tourist expenditure going on bed is aligned to relatively low tourist numbers. As 
therefore does not attract routine repeat custom. and board. Business tourism accounts for 23% of such, we do not infer that there are conditions 
We understand that this is true of many dry ski all NI tourist visits (NITB 2008). of excess demand for beds in the Craigavon 
slopes hence the growing popularity across the area at present. However, perhaps with further 
UK of the snow-dome. Having spoken to snow- Growth in hotel occupancy in recent years development of the leisure market (watersports 
dome operators about NI, they have concerns increased from an average of 57% to 67% from and so on), the area could improve as a tourist 
about whether we have a large enough population 2003-2007. According to NITB, 2007 saw the location, which in turn would pave the way for 
to justify opening one in NI given the large set highest ever occupancy room and bed occupancy additional hotels in the area. From speaking 
up and operating costs. That said, given the rates for NI ever. However, hoteliers report a to existing local hotel operators, the demand 
centrality of Craigavon and its proximity to the softening of demand since 2007. A growth in for rooms at present is driven by weddings, 
south of Ireland, if a willing operator could be business from the Republic has helped to soften conferences and other business occupiers. 
identified then we believe that Craigavon borough the impact. Room occupancy is down significantly 
represents the ideal solution within a Northern and hoteliers do not expect a general recovery It is understood though that hotel development 
Ireland context. before 2011 (PwC UK Hotels Forecast 2009). The is currently being proposed by the Council on 

slump has particularly affected those in secondary a couple of sites in Central Craigavon, it has 
In leisure terms, Craigavon is best known for its markets and oversupplied market, but the budget been considered by developers in a number 
watersports and therefore the area should seek to sector is expected to fare better. However of locations in Portadown and the owners of 
capitalise on this. We believe that there is further currently across NI, 4/5star hotels are achieving Brownlow House in Lurgan are currently looking 
opportunity to develop and improve this provision the highest average room occupancy levels. into its potential for hospitality and tourism uses. 
as a regional attraction and something of a unique Currently at least one national hotel chain has a 
selling point over other areas within NI. In terms of supply from 1998 to 2008, the number requirement for a 75 - 100 bed hotel (0.25 acre 

of hotels across NI fell from 137 to 131, but the minimum) in Portadown. 
In terms of demand for hotels, the picture is number of number of rooms increased by 42% 
mixed. Although Oxford Island is the Province’s from 4,903 to 6,986. This pattern of fewer but The location of this leisure space should be 
5th most visited attraction, and NITB’s Regional larger hotels was reflected in the South West of determined by the potential economic social and 
Tourism estimates for 2007 identified that the the Province where hotel numbers fell by two, but regenerative benefits. 
Armagh/Down region accounted for around 
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Office and workspace 

Historically the office market in NI’s provincial 
towns has been limited and dominated by public 
sector requirements. In addition, the office 
market is currently very depressed and little or no 
development is taking place. 

The office market will continue to be restricted, but 
with potential demand coming from future growth 
in private services and a shift to the private sector 
(helped by public policy aspirations to reduce the 
local economy’s level of dependence on public 
sector employment and lower value manufacturing) 
there is some potential future market. 

As set out in the 2008 SEED report the trend in 
NI as a whole is towards growth in professional 
office-based services, support services (e.g. 
health) and higher value elements within 
manufacturing. In this context private services job 
growth in Craigavon Borough has outstripped NI-
wide growth from 2001-07 (DETNI). 

Based upon projected population growth, it is 
possible – through a range of crude assumptions – 
to give some context to the amount of floorspace 
to be proposed in the masterplan. If the Borough 
population growth estimate of c. 21,000 from 
2008-2021 (NISRA 2006) is achieved: 

s�	 This could mean 13,000 additional people of a 
working age (based upon the current c.62% that 
are of working age - NISRA 2007) 

s�	 9,500 of those could be economically active 
(based upon the current c. 73% - Labour Force 
Survey 2006). 

s�	 If we broadly assume that 1,900 of these work 
in office-based employment – based upon 
20% (a potentially conservative figure based 
upon the predicted future growth in the private 
services sector and a service sector that currently 
accounts for 48% of all employee jobs within the 
Borough - DETNI 2007) – this is broken down into 
public services 29%; private services 15%, and 
other services 4%. 

s�	 Based upon one office worker per 205 sq ft 
(English Partnerships Employment Densities 
Guide) this could create possible demand for over 
390,000 sq ft of office space. 

There are whole ranges of factors that influence 
development, and it is not a scientific process, 
however the above analysis gives a broad guide 
to help us understand whether the potential 
proposed quantum of development in the 
masterplan appears reasonable. 

Some of the additional economically active 
population will travel outside the Borough to their 
place of work, and Belfast is likely to continue to 
dominate the Province’s office market. However if 
the current trends continue, net in-commuting to 
Craigavon Borough could be expected. 

There is currently some vacant office space within 
the town centres that can absorb some of the 
potential future demand. For example, there is 
40,000 sq ft vacant new build offices space on 
the High Street in Portadown and another building 
nearby (the Exchange) with 12,000 sq ft office 
space largely free. Also a 60,000 sq ft office 
building in Silverwood Business Park, which has 
been comprehensively refurbished and upgraded 
to Grade A specification (and can be subdivided 
to provide floor-plates of a minimum of 5,000 sq 
ft.), has we understand attracted little interest 
in the suites and the building remains entirely 
vacant. This would be in keeping with other 
similar provincial locations where office demand 
tends to be for smaller suites (up to 2,000 sq ft) 
from local occupiers. 

There is a small office development in Lurgan 
town centre with office floor-plates of 750 - 1,500 
sq ft. We are advised that there are a “steady” 
number of enquiries from local operators. Also 
proposals for commercial properties on Castle 
Lane have we understand had interest from local 
solicitors and other service sectors currently 
working out of traditional buildings on the town. 
They are apparently considering moving due to 
the need for better service infrastructure i.e. high 
speed internet services etc. 

In terms of the type of office space that there is a 
requirement for, discussions with Invest NI suggest 
that most of the office demand they experienced 
was for space to accommodate 10-50 persons. 



  
 

 
 

 
 
 
 

 
 

 
 
 

 
 

 
 

 
 

  
 

 
 

 
 

 
 

 
 

 
 

 

 

 
 

  
 

 
 

  
 
 
 

 
 

 
 

 
 

  
 
 

  
 

 
 

 

  

59 

Annex 1
 

This would equate to 2,050 - 10,250 sq ft offices. 
We have also spoken to a number of developers 
/ agents in the Craigavon area and the consensus 
would appear to be that there is demand for 
space of 2,000 – 15,000 sq ft, particularly freehold 
‘own door’ offices. Likely occupiers would include 
local solicitors, accountants and other similar 
professionals. This would need to incorporate 
on-site car parking. For clarity, these local 
developers and agents typically see this demand 
focussed on Portadown and do not envisage there 
being sufficient demand to justify a similar office 
development in either Craigavon or Lurgan. 

There is potential demand for other workspace 
besides offices. Recent closures at the likes of 
Denny are examples of the need to diversify 
the local economic offer. There is a role for 
manufacturing in this new era, but higher value, 
technology and knowledge based employment 
is key to its success. Local workspace provider 
CIDO’s properties are currently oversubscribed 
and they have plans for future growth. CIDO 
however feel their future role may be expansion of 
their out-of-town centre offer, as these peripheral 
employment areas carry fewer restrictions on 
usage and expansion is considered to be less 
complicated from a land and planning perspective 
(some small businesses especially in the area 
of new technology may require rapid expansion 
if their product is successful). These concerns 
can potentially be addressed and the town 
centres can have an important role to play in 
accommodating this type of workspace. 

The Bain Report into the potential relocation of 
public sector employment, recommends the 
location outside Belfast of about 3,000 – 4,000 
jobs as part of a pilot first phase. Craigavon is one 
of the six recommended locations. It suggests 
that Craigavon has limitations in terms of its 
existing office space, but has advantages in terms 
of transport infrastructure and the scope for 
development. The report identifies a range of 13 
specific public sector candidate bodies, ranging 
from ones with fewer than 50 employees to 
those with many hundreds. These can be broadly 
broken down as follows: 

s� Small 20-30 posts (e.g. Charities commission; 
Victims and Survivors commission). 

s� Medium 100 – 500 posts (e.g. NI Environment 
Agency; NI Water). 

s� Large 700 – 2,300 (e.g. Department of 
Agriculture and Rural Affairs; Common Services 
Organisation). 

Based upon the English Partnership’s 
Employment Densities Guide recommended 
figures of 205 sq ft of gross internal office space 
per job, it could be assumed that these bodies 
would have the following requirements for space: 

s� Small – 4,100-6,150 sq ft offices. 

s� Medium – 20,500-102,500 sq ft offices. 

s� Large – 143,500-471,500 sq ft offices. 

If the report’s recommendations are pursued 
and implemented, an opportunity will exist for 
the accommodation of some relocated public 
sector jobs in the town centres. The potential 
requirement could be for anywhere between c. 
4,000 to 500,000 sq ft offices. Potential sites 
are therefore identified by the masterplan in the 
town centres that could accommodate some of 
the office space requirements identified above, 
although the vacant office space in Portadown 
High Street should be promoted for these uses. 

The location of the public and private office space 
within and between the town centres should be 
determined by the potential economic social and 
regenerative benefits.

 Residential 

Forecasts suggest that residential development 
is likely to be difficult for at least the next 3-5 
years. However, the market is likely to return to 
an extent, although when it does it is likely to be 
more prudent than it has been in recent years. 

The main issues currently affecting residential 
demand are liquidity and confidence, rather than 
over supply. Housebuilders are likely to continue 
to struggle with funding for the foreseeable future, 
which will affect upon the level of development 
coming forward.  They are also much less likely 
to be able to fund infrastructure (or public realm 
improvements) in support of new development. 
Recovery will be dependent upon mortgage 
credit and development finance becoming more 
accessible and confidence returning to the market. 
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There are signs of improvement in the mortgage insufficient tenant demand to fill them. This In terms of quantifying the potential demand 
market. Even though mortgage approvals situation is likely to remain for the foreseeable in the Borough, if we assume an average 
nationally are down on the average rates for the future and will exert pressure on house prices. household size of 2.3 people (NISRA projections 
last three years, they reached their highest level Like Portadown, agents believe that the Lurgan for Craigavon in 2015) estimated population 
for over a year in May 2009 and forecasts from residential market will remain oversupplied for growth of c. 21,000 could produce over 9,100 
RICS are for a significant improvement by the the foreseeable future. The town centre market additional households by 2021. 
end of 2009. The British Bankers’ Association is unlikely to grow significantly over the short 
and RICS have both identified a recent pick-up in term given the availability and relative affordability According to the Planning Services Housing Land 
mortgage demand. of new-build semi-detached / townhouse Assessment of 2008, in the last 10 years to July 

units in existing developments outside of the 2008 Craigavon Borough has had over 8,000 
It is difficult to predict when the housing market town centre. Craigavon, like the other towns residential units completed, equating to over 380ha 
will recover and builders start to produce is currently oversupplied relative to demand of land developed. In terms of future supply, it also 
significant amounts of new stock again. However that exists in the marketplace. There is a large identifies over 430 ha of land potentially available 
the Jones Lang Lasalle Residential Forecast amount of housing stock on the market with for accommodating over 10,000 residential units. 
(2009) estimate that nationally the UK housing relatively few transactions. The potential sites identified are either currently 
market will bottom out in 2010 at 29% below zoned for residential or have unimplemented 
its peak and then recover to 2007 levels by However, previous town centre living schemes residential planning permissions. 
2016. Bespoke Property Group Ltd are currently and historic town centre residential in Lurgan 
advising the Homes and Communities Agency and Portadown give a degree of comfort to Theoretically, therefore the potential supply of land 
that housebuilders will start to build again when developers that this market is viable. There for additional housing in the Borough may exceed 
prices recover to between 10% and 20% of is current market interest in developing some the potential additional demand generated by 
2007 values. Therefore assuming steady growth residential within the town centres. For example, population growth over the next 11 years. However, 
between 2011 and 2016 it could be assumed that there is a current application on Castle Lane it is likely that some of the identified development 
housebuilders may start building again sometime in Lurgan for 85 residential units and a current land is in areas where there will not necessarily 
between 2012 and 2014. application for 150 dwellings in Portadown centre. be a demand from people to want to live and, 

In addition, tentative developer proposals for consequently, housebuilders will be reluctant to 
Portadown has experienced a large amount of Central Craigavon include for apartments within build. Many of these sites will be in areas that will 
residential development in recent years and as a the town centre boundary in an attempt to create be less attractive locations to potential residents 
result has a large supply of relatively affordable a full range of uses within the centre. A number than the town centres. Town centre residential sites 
housing. The apartment market is small and the of planning applications for housing development could offer residents proximity to a range of services 
town centre market is dominated by relatively have recently been lodged in each if the centres. (including train stations that offer the potential to 
low cost older terraced housing. There are a attract commuters with 30 minute journeys to 
large number of properties currently available Consultations with NIHE identified that sites in the Belfast – or Dublin in an hour and a half), as well as 
to let in the town (a lot of it mid-construction Portadown and Lurgan town centres in particular other benefits such as vibrancy and character. An 
or purchased for investment purposes) with could help to meet some of the identified local enhanced evening economy would help to increase 

need, particularly from single households. that attraction. 
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We therefore feel that there is a market for We understand that there is a current requirement 
additional residential development in the town for a new health centre in Lurgan that could be 
centres in the medium to long term that the located in the town centre and a new health 
masterplan should promote and enable. This centre has recently opened at the edge of 
market may be more for townhouses rather Portadown town centre. 
than apartments, although a limited element of 
apartments may work in potentially desirable Planning permission has been granted for a 
locations (next to the river). The masterplan community hub close to Central Craigavon, due 
therefore identifies a range of residential for completion in June 2011. This will be useful in 
development sites that would produce a level of helping to meet the needs of Brownlow residents. 
residential development that could be realistically 
delivered within the timeframe of the plan.

 Public services 

With a forecast population growth of 21,000 up 
to 2021 there will be increased demand for public 
services. The town centres provide the ideal 
location to site many of these services in locations 
that people regularly visit, that are accessible, 
and which can be relatively neutral spaces for all 
communities. Locating them in the town centres 
also helps to generate footfall, which can help to 
support private facilities, businesses and services 
(such as shops). 

These public services can include facilities 
such as: health centres; doctors’ surgeries; 
pharmacies; dentists; police, ambulance and 
fire service buildings; leisure centres; colleges 
and other educational facilities; jobs and training 
support; etc. 
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In addition to the public consultation described in section 
1.3, a number of individuals and organisations were 
also consulted during the development of the Craigavon 
Integrated Development Framework. These included: 

Brian Irwin – Irwin Glenbank 

Alan Jeffers – Portadown 2000 

Brian Walker – Portadown 2000 

Portadown 2000 Board 

Lurgan Forward Board 

Noel Ferguson – Lurgan Forward 

Des Lavery – Lurgan Forward 

Trevor Turkington – Turkington Construction 

Jim McKeague – Turkington Construction 

Conor Fitzgerald – VICO Property Group 

Angus Wilson – Wilson Country Foods 

Dermott Farrell – Pacific Wharf Holdings 

Adrian Ballentine – Brownlow ltd 

Jim Smith – CIDO 

Gerry Rogers, Silverwood Property Developments 
Limited 

Michael McCooe – Mayfair Business Park 

Harry Porter – HPA Architects 

Mark Bleakney – Invest NI 

Peter Robinson – Rushmere Shopping Centre 

Angela Morrison – Turley Associates (representing Peter 
Robinson) 

Charles Gardiner – Lurgan Chamber of Commerce 

Adrian Farrell – Portadown Chamber of Commerce 

Ian McAllister – Planning Service 

Norman Forbes & Tom Wilson – Wilson Country Foods 

Comghal McQuillan, Chris Cunningham & John 
McDonald – NIHE 

John Quinn – Southern Regional College 

Eamonn McCarron – DSD 

Gerry McIlroy – Brownlow Neighbourhood Renewal 

Dolores Kelly MLA (SDLP) 

John O’Dowd MLA (Sinn Fein) 

David Simpson MP MLA & Stephen Moutray MLA (DUP) 

Samuel Gardiner MLA & George Savage MLA (UUP) 

Clive Bradberry – Translink 

Bernard Clarke – Translink 

Mike Thompson - DRD 

Reynold Nicholson - Roads Service 

Helen Hossack – NIEA 

Charles McCaffrey – Planning Service 

Roisin Hamill - Planning Service 

Tony Mackle – Planning Service 

Craigavon Borough Council – Development Committee 

Craigavon Borough Council – Corporate Management 
Team 

Kyle Alexander - Strategic Investment Board 

Gerry Millar - Belfast City Council 

CIDF Advisory Group Members 

Councillor Sidney Anderson 
Councillor John O’Dowd MLA 
Councillor David Simpson MP MLA 
Councillor Stephen Moutray MLA 
Councillor Mary McAllinden 
Councillor Arnold Hatch 
Brian Irwin - Irwin Glenbank 
Brian Walker - Portadown 2000 
Alan Jeffers - Portadown 2000 
Norman Wilson - Ulster Carpets 
Des Lavery - Lurgan Forward 
Trevor Turkington - Turkington Holdings 
Dermott Farrell - Pacific Wharf Holdings 
Adrian Ballentine - Brownlow Ltd 
Conor Fitzgerald - Vico Property Group 
Peter Robinson - Rushmere Shopping Centre 
Angela Morrision - Turley Associates 
Tom Wilson - Wilson Country Foods 
Lynne McDonald - DSD 
Olga Murtagh - CBC 
Michael Docherty - CBC 
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