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Outline
Pragma has worked closely with NBEI-EDT North to prepare this Capacity Study Report in
response to the physical and social regeneration currently underway in the inner northern
quarter of Belfast City Centre. The purpose of this Report is to undertake an evaluation of
the capacity of the inner northern quarter of Belfast City Centre (Northside) to establish
opportunities for the creation of sustainable social enterprises centred on and arising from
the new UU Campus, but also facilitating the existing indigenous local communities that
surround that campus. The study has drawn from physical surveys of the area as well as
discussions with Duncan Morrow (Director of Community Engagement, UU) and other staff
members of UU. This study also draws from a physical survey of existing facilities in the
Jordanstown Campus of UU as well as the facilities and offers at QUB and desktop surveys
of other UK universities and the surrounding university towns. It is recognised that there are
limiting factors associated with the provision of viable enterprises around the University and
that those are the lack of a population living, socialising and working/studying in the area.
That is the opportunity that UU and the PBMSA developments will bring, however until that
population is “resident” in the area any enterprise will be severely restricted. Notwithstanding
the above comments we have identified a number of potential areas for the development of
social enterprise activity.
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1 Introduction
Pragma Planning and Development Consultants Limited (Pragma) has been instructed by
NBEI-EDT North to prepare this Capacity Study Report in response to the physical and
social regeneration currently underway in the inner northern quarter of Belfast City Centre.
Pragma is a firm of Chartered Town Planners and is a Regulated Firm of Chartered
Surveyors with offices at Scottish Provident Building, 7 Donegall Square West, Belfast. The
purpose of this Capacity Study Report is to undertake an evaluation of the capacity of the
inner northern quarter of Belfast City Centre (Northside) to establish opportunities for the
creation of sustainable social enterprises centred on and arising from the new University of
Ulster (UU) Belfast Campus, but also facilitating the existing indigenous local communities
that surround that campus. This study has drawn from physical surveys of the area as well
as discussions with Duncan Morrow (Director of Community Engagement, UU) and other
staff members of UU. This study also draws from a physical survey of existing facilities in
the Jordanstown Campus of UU as well as the facilities and offers at Queens University
Belfast (QUB) and desktop surveys of other UK universities and the surrounding university
towns. This study further draws from research into the on-going development and
regeneration in the area and in particular the Purpose Built, Managed Student
Accommodation.

2 Proposed UU Belfast Campus
The history of the UU Belfast Campus stems from the Belfast School of Art which was
originally established in 1849 and is the oldest School within UU. The Campus’ history is
therefore one of the Arts which has expanded and developed to incorporate all facets of the
field including the incorporation of digital media. The Campus is located in the artistic centre
of Belfast in close proximity to the Cathedral Quarter which has seen a meteoric
regeneration over the past decade. These two cultural nodes have obvious synergies that
have the potential to be hugely beneficial for both. The Campus additionally lies in the
middle of a linear tourist attraction that is as yet only partially developed with opportunities
for further development that includes – Crumlin Road Gaol, Crumlin Road Courthouse;
Carlisle Circus and Orange Hall; Clifton House; St Patricks Church; St Anne’s Cathedral;
The MAC; and the remnants of the 19th Century Town of Belfast around the Hill
Street/Waring Street/Skipper Street axis. Thus this location at the centre of this area
provides opportunity for the further development of tourist related facilities. On the following
page is a schedule of accommodation to be provided by the new UU Belfast Campus. This
is divided into the three new blocks as illustrated in the plans included at Appendix 1. Block
82 forms the refurbished original “Arts College” building and is therefore already constructed;
it does not form part of the plans for the new campus save for new links to Block B and C.
Table 1 Layout of New University of Ulster campus by block

Block A
Floor 00

Block B

Block C

Bike store for 110 bikes

Floor 00

Undefined

Gym

Floor 01 Research
& 02
Labs
and
Studios

Student Union

Floor 03 Art Studios
- 07

Floor 01

Teaching and Learning

Deli

Floor 08

Floor 02

Teaching and Learning

Plant

Floor 00

Restaurant
Lecture and Plant
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Coffee Shop
Floor 01

Staff
Facilities
Room?]

Office and Meeting Rooms
[Staff

Floor 03

Office Space [Open Plan]

Floor 02

Teaching
Office and Meeting Rooms

Student Union

Floors 04 Office and Meeting Rooms
- 07

Library

Floor 08

Plant

Research Labs
Library

Floor 03

Research Labs
Teaching

Floor 04

Research Labs
Teaching
Student Hub?
Office and Meeting Rooms

Floor 05, Research Labs
06 & 07
Student Hub
Office and Meeting Rooms
Floor 08 Office and Meeting Rooms
& 09
Student Hub
Floor 10

Office and Meeting Rooms

Floor 11 Plant and Data Centre
& 12
Appendix 1 contains A3 copies of the floorplans of the new UU Belfast Campus to assist in
the illustration of the above Table 1 contents. These demonstrate the following:






There will be a large Students Union over two floors;
There is a “Student Hub” over 6 floors of the Campus;
There are 110 bicycle spaces, and a gym within the campus;
There are around 500 car parking spaces compared to around 3000 at Jordanstown;
and
There is a restaurant, a deli and a coffee shop in addition to the facilities that exist at
the current campus.

It is worth noting that the Students Union is a separately constituted body to the University
and agreements can be made directly with it as well as or instead of the University. The
“student Hub” is as the name suggests a centre for student services and advice. It is not
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clear from the plans what types of services are to be provided or how those are to be
accommodated as the plans simply show the hub laid out in a series of tables and chairs
with what appear to be some small private rooms. Imperial College London’s Student Hub
brings together many of Imperial's supporting departments at a single point, so that student
can get answers to their most frequent queries in one place. Imperial’s Hub provides
comprehensive information, run by staff, about university services available to students.
QUB has a Student Guidance Centre which is the students first stop for information, advice
and guidance throughout their time at QUB. Advice ranges from managing student records,
developing academic and employability skills, and offering advice and assistance for times
when students feel under pressure. It is designed to try and ensure that all of the services
work together to help students have a successful, and enjoyable, student experience. The
Campus will provide a small gym in Block A. This facility is, in our opinion, unlikely to be
sufficient to cater for the level of use that will be required from 15,000 students and staff. In
addition, the current 16 sports related course at Jordanstown are all transferring to Belfast.
Most of these courses make use of the current facilities at Jordanstown which are many
times larger than that proposed at Belfast.
The Campus will provide 110 bicycle spaces within the building and, we understand that a
487 car parking space multi-storey car park is being provided by UU on the northern side of
Fredrick Street. By comparison however Jordanstown accommodates in the region of 3,000
car parking spaces. 15,000 students and staff will be catered for in the Campus with the
current transport mode ratio of around 1/3 undergraduate living in Belfast – some of which
travel by private vehicle, 1/3 commuting undergraduate – the majority of which travel by
private vehicle and 1/3 professional development post graduate – the vast majority of which
travel by car. It is acknowledged and recognised that the move from Jordanstown to Belfast
will make accessing the Campus by private vehicle much more difficult and that it is
significantly more accessible by means of transport other than the private vehicle once the
Campus relocates to Belfast. However, it must also be recognised that 487 spaces is likely
to be insufficient to accommodate the volume of private vehicles arriving on site on a daily
basis. There are some catering facilities provided within the Campus, those consist of a
restaurant, a deli and a coffee shop. Those are in addition to the Students Union and the
existing facilities in Block 82. The campus also provides 110 bicycle parking stands
indicating a proposed level of usage.

3 Purpose Built, Managed Student Accommodation
There are a number of planning applications for Purpose Built, Managed Student
Accommodation (PBMSA) in the general area around the new Campus as well as slightly
further away but still within walking distance. Some of these have been approved, others
refused and some are still pending decisions. We have therefore concentrated on those
developments approved. The approvals divide the PBMSA into two distinct groups, one
around the new Campus and the other in the west of the City Centre. These two nodes are
approximately the same size one being around 1200 bed spaces and the other around 1400.
A schedule of accommodation is attached below in Table 2 whilst the locations of the
PBMSA are illustrated on the map at Appendix 2
Table 2 Purpose Built Managed Student Accommodation (PBMSA) Development

Site 1

81 - 107 York Street

Site 2

28 - 30 Great Patrick Street

Planning ref -

Z/2015/0139/F

Planning ref -

Z/2014/1657/F

Facilities:

590 Bedrooms

Facilities:

475 Bedrooms

92 Studios
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2 Retail Units

1 Retail Unit
1 Gym

1 Laundry

1 Laundry

146 Bicycle Spaces

194 Bicycle Spaces

Site 3

Mark Royal House
70 - 74 Donegall Street

Site 4

78 College Avenue

Planning ref -

Z/2013/0686/F

Planning ref -

LA04/2016/0419

Facilities:

45 Bedrooms

Facilities:

647 Bedrooms
93 Studios
3 Retail Units
1 Laundry

36 Bicycle Spaces

86 Bicycle Spaces

Site 5

41 - 49 Queen Street

Site 6

1A College Square

Planning ref -

LA04/2015/1252/F

Planning ref -

Z/2014/1172/F

Facilities:

203 Bedrooms

Facilities:

292 Bedrooms

114 Studios

121 Studios

1 Retail Unit
1 Laundry

1 Laundry

24 Bicycle Spaces

48 Bicycle Spaces

In summary therefore the approved developments comprise a total of 2672 bed spaces in
two roughly equal areas to the north and west of the city centre. The northern quarter
centred around the new UU campus comprises some 1202 bed spaces whilst that to the
west comprises 1470. 7 Retail Units are to be provided of varying sizes throughout the
developments; laundry space is provided at varying levels within each PBMSA; only one
provides recreational facilities in the form of a small gym; whilst all provide bicycle parking
(again at varying levels) that totals 534 spaces, the majority of which is located in the
PBMSA around the Campus, which when combined with the UU provision amounts to 486
bicycle spaces within 50m of the Campus. Of these PBMSA developments only two have
been fully developed, with a third under development, it, as we understand it, however is
being developed in conjunction with QUB and is essentially “fully let” as a block to QUB,
albeit managed by a third party.

4 Discussions with Duncan Morrow
Pragma undertook a discussion with Duncan Morrow (DM) – Director of Community
Engagement. Below is a summary of the major talking points:


DM advised that the University still needs to establish internally is corporate view on
the type and level of support it could potentially provide to any outside body. Until
that happens he would be unable to advise on what type and level of support would
be possible. He did however stress that community expectation management was
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important and that the community had to be realistic about what the University can
commit to. Irrespective of that and in any eventuality the University will not be able to
enter into a “preferred provider” type of relationship. There has been an appointment
of a new Chief Operating Officer at the University (COO) DM has been seeking an
appointment with her for the past 2-3 weeks and has been able to secure that with
the COO next Thursday. Once that meeting takes place, he will be able to advise
more fully the nature and extent of support available. As part of this process he is to
seek a meeting between himself the COO and EDT North/Pragma.


On more positive notes DM did stress the Neutral location of campus both
physically/geographically as well as socially as well as the desire to integrate it into
the local community so that it becomes outward looking and not insular. He also
advised that the mooted move of the BBC into the former Belfast Telegraph building
would also be a positive development, although we understand that it has been
bought by McAleer and Rush this may be in conjunction with BBC. It is also worth
noting at this juncture that McAleer and Rush have also acquired the Art Deco
building on the corner of Royal Avenue, York Street and North Street that was the
former Bank of Ireland building as well as some other adjacent premises.



DM also commented that students in general want/need a type of space that feels
“edgy” or “grungy” and that the area now known as Cathedral Quarter has developed
beyond that and is no longer edgy or grungy. He therefore felt that there was
potential for the provision of this type of social/recreational/leisure space targeting the
afternoon, evening and night-time economies in the form of coffee, food and drink.
DM indicated the large numbers of students and staff combined with existing local
communities – both living close by but also those frequenting the numerous nighttime venues around the upper end of Donegall Street and Union Street and indicated
that in his opinion those represented opportunities to widen the appeal of those
venues and spin out of the University via the Students Union (SU), which he pointed
out is a separately constituted body. DM indicated that he felt a space was needed
that will be used by students with the buy in of the SU to rival the offering at QUB’s
Mandela Hall, this would need to include a licensed bar, café, and events space
similar to Black Box to ensure it was commercially viable.



DM indicated the need for student services in the form of Insurance and travel agents
together with, pop up shops/markets/studio space. He also highlighted the current
balance of the student population being 1/3 undergraduate living in Belfast, 1/3
commuting undergraduate, 1/3 professional development post graduate and
questioned whether the move to Belfast would have an impact on these ratios it also
leads him to raise the issue of the need for additional car parking spaces.



DM also highlighted the potential of the tourism market in this location in that in his
opinion it was at the centre of a linear tourism trail from and linked by Crumlin Road
Gaol and Courthouse, Carlisle Circus, Carlisle Memorial Church, Clifton Street
Orange Lodge, Clifton House, St. Patricks Church, University of Ulster, Bhoy Square
St. Anne’s Cathedral, Central Library and the Cathedral Quarter.



As a final point DM raised the potential opportunities from a Business Improvement
District.



In summary our discussion was at a strategic level without any commitment on
resources or buy-in from the University until such times as it develops a corporate
strategy on the type and level of support it can offer. A meeting with the COO of the
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University would be of great assistance in developing this matter further and we await
feedback from DM in this regard.

5 Facilities at other Universities
Before looking at the potential opportunities for social enterprise around the new Campus it
is informative to review the type of facilities located around other Universities that have
occurred organically as a response to the activities of the University, its staff and students as
well as existing spin-out enterprises from UU and other universities. Table 3 sets out the
facilities available around QUB and is sourced from physical survey of the area.
Table 3 Student-based facilities surrounding QUB
Botanic Avenue
Bingo
Dry
Cleaners/Laundry
Food – Restaurants
and takeaway
Food –
Convenience
Stores
Café – both chain
and local
Night-time
Economy
Health – Medical
Centre, Pharmacy
and Optometrist
Travel Agents
Hairdressers
Book Shops
Charity Shops

University Street
Dentists

QUB SU
Banking

Estate Agents

Hairdressers

Elmwood Avenue
Hairdressers
Night-time
Economy
Café

Food –
Convenience Store

Chaplaincy – 3 No.
with cafes

Book Shop
Event Space –
Mandela Hall; Bar
Sub; Bunatee;
Speakeasy; The
Roof
Enterprise SU

Donegall Pass
Stationery

Estate Agents
Food – Café and
Sandwich Bars and
Ice Cream shops

Laptop/Smart
Phone Repairs

Food - Café

Stranmillis Road
Barber

Reprographics
Service
Photographers
Studio

Serviced Offices

Enterprise SU is a student focused team that is here to help students achieve their full
potential, whatever your degree pathway by seeking to help students develop the enterprise
skills needed to start their own business or secure their ideal job opportunity. Enterprise SU
offers Our Business One to Ones as well as use of The Hatch – an incubator unit within the
Union it provides help, advice and support, use of a computer, a meeting area and kitchen
facilities as well as sharing the space with five other new start up student businesses, to
network and share ideas with. Mandela Hall is no longer just a hall within QUB SU it is a
stand-alone entertainments enterprise called “Mandela Hall” offering a range of events over
5 different venues within QUB SU (one of which is also the Mandela Hall). The Venues are:
Mandela Hall - a world-class music and entertainment venue at the heart of the Students’
Union. With a capacity of up to 1000 people standing. It also configurable for smaller
audiences and seated shows where capacity is 400;
Bar Sub - a venue with a capacity of 320 that is the most versatile whether that be an
intimate gig, club, quiz or seated. Bar Sub is available for clubs, societies and other student
groups to hire free of charge (subject to availability);
The Bunatee - the Students’ Union ‘Basement Bar’ with a capacity of 300 and is also
available for clubs, societies and other student groups to hire free of charge (subject to
availability);
The Speakeasy - with a capacity of 540 The Speakeasy is designed to be the students
‘local’ during their time at Queen’s. It’s open seven days a week and is always free to enter,
it also has a mix of evening entertainment like club nights, live sport, quizzes, and music.
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The Roof - the Students' Union's roof garden with a capacity of 200.
By comparison Lincoln University SU has 4 venues – Quack, Engine Shed, The Swan and
the Tower Bars. These are all entertainments venues of varying sizes, specialising in
slightly different markets and are located in a range of venues both on and off Campus, but
run by the SU. There would therefore appear to be no reason why the UUSU couldn’t
operate an off campus entertainment venue. Estate agents have grown organically around
QUB as a result of the lack of PBMSA and a lack of rooms available in the Halls of
Residence. This vacuum has therefore been filled by the private rented sector and hence
the number of estate agents. Travel agents, hairdressers and barbers, charity shops, food
outlets and medical services are also organic responses to the volume of young people
living, socialising and studying in the area.

6 Opportunities for Social Enterprise
6.1 Entertainment Venue
The SU facilities offered by UU are in general poor but particularly so in Jordanstown by
comparison to both QUB and Lincoln, they are limited to a snack bar and a sandwich bar,
there does not appear to be a licensed premises or entertainments venue on the existing
Jordanstown Campus. The proposed facilities in the new Campus appear to have a
licensed bar type venue, however it is open to the rest of the university, including the library
which is also open to the main circulation space and both are located in close proximity. It is
therefore unlikely that there is an opportunity for a Mandela Hall type entertainment venue
for UUSU within the University and yet this has always been one of the main failings of
UUSU in the current campus at Jordanstown. We therefore are of the opinion that one
possible social enterprise would be a Mandella Hall type entertainments complex operated in
a Joint Venture with UUSU.
Obviously this would require further discussion with UUSU, which has not been possible
given the short amount of time available for the compilation of this report and the timing of its
production at the start of a new University year, however it is a follow up action that could be
relatively easily started. A larger hall within such a complex would have the added benefit of
potentially being utilised by UU for the arts students to display of their work. The various
departments within the School of Art have end of year displays to which the public are
invited and the students work we understand is available for purchase. This would obviously
require the buy-in of UU. In terms of potential buildings/land on which such a venture could
be undertaken it is our opinion that it should be in close proximity to the Campus and yet
also be located in proximity to other entertainments venues and yet make use of the “edgy”
character of many of the narrow streets west of Royal Avenue and north of North Street.
We initially considered that buildings at 14-20 Kent Street, which comprise a former Hostel
on the upper floors and former retail units on the ground floor would be suitable, however
research has revealed that they are in the ownership of a Special Purpose Vehicle that
appears to be a joint venture company that includes McAleer and Rush, we are also advised
that it is McAleer and Rush or this SPV that now own the former Bank of Ireland building on
the corner of Royal Avenue and upper North Street as well as the building. This implies that
this area is currently being compiled into a larger block of land that will be developed in the
future, potentially as PBMSA.
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Other buildings that might also be suitable are at 1-12 Kent Street [owned by Patrick McElroy] and 8288 Union Street [owned by Oxfam], however these may also be earmarked by the above SPV as they
are within the same urban block of land.

Another potential location lies at Smithfield/Gresham Street in numbers 25 – 39; 2-8; 18-20 and 24
Gresham Street; 1-7 Smithfield Square North and 5 – 23 Winetavern Street. We have not carried out
research into the ownerships of these and have no further information however it is probable that
there could be multiple ownerships in these locations. Some of the properties are vacant whilst
others are occupied.
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Another potential location lies at the northern end of Donegall Street at numbers 120 – 140. This
building has a number of uses in the ground floor and limited occupancy [from external inspection].
Building ownership has not been researched however a recently submitted planning application
implies that the building is owned by PSC Management (NI) Ltd.

A final potential location lies at Cathedral Buildings, which we understand is in local private
ownership. It is located on Donegall Street opposite the junction with Academy Street and comprises,
ground floor retail [one of the four units is vacant] with upper floor office accommodation internally
divided into a series of rooms of varying sizes.

6.2 Café/Restaurant/Managed
Facility

Workspace/Postgraduate

Incubator

This is a mix of ideas that are linked by the principle of being business related, albeit it is
acknowledged that that is a disparate connection. A joint UU and FSB report calculates that
in NI there are over 118,000 businesses in the SME sector (defined as from sole operators
up to 249 employees) in Northern Ireland - most of whom are defined as sole operator
businesses. However, over 30,000 of businesses defined as SMEs have employees which
means that 88,000 are in effect sole traders or partnerships, for which occupational costs are
a much greater and more significant proportion of turnover and therefore are a significant
hindrance to growth. The report continues by stating that within all of the broad sectors of the
private sector in Northern Ireland at least 99% of the businesses are made SME firms. The
SME sector accounts for approximately 75% of turnover in the private sector in Northern
Ireland, which is significantly more than the UK as a whole, where the share of SME turnover
in private sector turnover is less than 50%, or for Wales or Scotland where the share of SME
turnover in private sector turnover is just under 60% and just under 50% respectively.
This demonstrates the dominance of SMEs in NI. The SME sector in Northern Ireland is 81%
of private sector non-financial GVA and 47% of total GVA. Official government statistics
state that the smaller the size of the enterprise the greater the GVA contribution as a
percentage of turnover, with micro businesses (fewer than 10 employees) contributing
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almost double the GVA per £ of turnover than large businesses (greater than 250
employees) - 45p per £ of turnover compared to 23p per £. This highlights the significant
benefits that SMEs have to the local NI economy.
Over 19,500 (89%) of the 22,000 new private sector jobs projected to be created between
2014 and 2018 are expected to be in SMEs. Again this demonstrates the importance of the
SME sector to the NI Executives aspirations of growing the private sector economy to
rebalance the NI economy overall and the knock on impact on the ability of the Executive to
deliver the reduction in corporation tax. Developing the SME sector is dependent on
delivering the corporation tax reductions which itself is dependent to a degree on the ability
to accommodate affordable opportunities for growth in the sector of which accommodation is
a significant part. This concept draws from a perceived need for facilities that are lacking
within the new UU campus. There is some anecdotal evidence that there is insufficient
space for staff, and post-graduate research students and there is no facilities for postgraduate incubator units similar to The Hatch in QUB’s Enterprise SU.
This concept also draws from a need for a type of operation that allows businesses to grow,
from UU spin-outs/post graduate incubator stage through to fully operational SMEs, on
whom occupational costs will be significant as assisting in the development of the SME
sector. Blick Shared Studios and Ziferblat being two such models that we propose could be
developed further and potentially incorporated into a single facility. Blick Shared Studios is a
not for profit social enterprise that uses profits to help build community and provide events
and support for start-up creative and digital businesses. It was started by a group of people
in the creative industries who met on a UU/NESTA course. This project is part funded by UU
and Belfast City Council. Currently prices start from £150 per month for a desk space and
£250 for a private office. Ziferblat by contrast charges by the minute and are currently
actively looking for space in Belfast. It also emphasises a working environment that is in a
domestic style setting.
Each Ziferblat offers a large Sitting Room with a number of Events and Meeting rooms as
well as a large open self service kitchen where guests are offered unlimited free coffee, tea,
soft drinks, waters, cakes, biscuits, breads and cereals and 100Mb wi-fi. There are daily
newspapers, magazines and a library. Ziferblat do not sell anything except time with guests
paying 5 pence a minute to use the space. Ziferblat operates from low specification office
space in city centre locations. They aim to have one branch in each “quarter” of a city and,
outside London, will typically open 4-8 branches in each city. In order to be attractive, each
city must have a population of at least 100,000 and a University. Ziferblat’s requirements
are:
















3,000 to 6,000 sq ft over one or more floors
Principally Upper Ground or First Floor
Ideally a private, direct access to the street
Rents up to £13.00psf
Un-refurbished is fine, shell is not.
Character office spaces preferred.
A terrace or balcony is very attractive.
Lease Periods of 10 years plus
Ziferblat do not want:
Retail property
Ground floor
Car Parking
Air Conditioning
Raised access floors
Suspended ceiling systems
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Licensing
Suburban locations

The concept proposed here also draws from a number of sources including personal
experience of existing serviced office space [The Mount, Mid-Town Centre and SPB], that is
generally designed to cater for larger enterprises than sole traders, partnerships or start-ups,
and is less flexible in delivering what end users require; coffee shops, which have become
business hubs offering opportunities for net-working, nil occupational costs and free
connectivity [Wi-Fi]; and hybrid solutions not yet available in the Northern Ireland market
such as Ziferblat. It draws also from the transfer of the UU's catering and hospitality
management courses from Jordanstown to the new Belfast Campus and offers further
opportunities for training. This proposed concept consists of a café and/or a restaurant
[depending on size and scale of the building], open to the public. Attached to the café –
above or adjacent would be a Ziferblat [or similar type of facility] with "membership" allowing
registered micro businesses [start-ups and sole traders] access to the facilities and a
reduced cost on coffee and food together with free accessibility [Wi-Fi]. Coffee and food
being supplied up by the café/restaurant. Also attached but further up the developmental
chain would be a managed workspace similar to a Blick Shared Studios for business that
have developed and grown and then above that would be a more traditional serviced office
[SPB or The Mount for examples] for businesses that have grown to require additional fixed
space for employees.
The concept will obviously require refinement and alterations depending on the
accommodation and one of the main issues with this will be in locating and acquiring
accommodation that is quirky enough to attract start-ups and incubators whilst being main
stream enough to keep more "grown up" businesses and then accommodating it all within a
single location to make use of economies of scale in relation to the management of the
individual spaces/facilities that would allow a single cost centre and the operational savings
that by necessity will bring. Some of the locations considered initially to be suitable, subject
to availability and suitability might include:





120 – 140 Donegall Street;
Commission House, Gordon Street;
Adjacent to NI Human Rights Commission, North Street/Church Street; and
Cathedral Buildings
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6.3 IT/Study Related Services
All students have access to their own personal IT equipment, be that desktop or laptop
computer, tablets and smart phones the concentration of students in the UU campus and the
PBMSA will once constructed lead to a demand for IT type support services similar to that
provided within QUB SU. Indeed the university may of itself need to have some external IT
support services. The opportunities for social enterprise may lie within some or all of the
following areas:






Sales/Leasing of IT equipment including, computers, tablets and smart phones, and
accessories, cables, printers etc;
Repair and maintenance of IT equipment and phones;
Sales of consumable IT related products, such as paper and ink cartridges;
Sales of associated study products, such as stationery notebooks paper pencils and
pens;
Provision of reprographics services.

At present the majority of students living away from home live within the general QUB area
where two reprographics facilities have developed – Windsor and Finches. At present there
is only a single reprographics service available close to the new Campus that being
Cathedral Graphics. Having had experience of various reprographics services we now only
use Finches where possible as they offer the collection and delivery service as well as
delivering a very high quality product. These we believe will be of primary concern to other
users. Cathedral Graphics has the appearance of a recently started business, however it
offers a limited service (does not collect base documents or deliver completed documents
nor does it offer credit facilities to local business or discounted rates) and does not provide
the other IT related services listed above.

6.4 Child Care
This proposal would be a relatively simple expansion of the existing Ashton KinderKids
enterprise and making it available in the vicinity of the new Campus to staff and students of
UU. This would like many of these proposal require there to be a population to provide the
service to, this will require the UU to be operational. Until the scale of the operation was
determined, through evaluation of the likely take-up rate it is difficult to provide examples of
the types of property where such a proposal could be located. However it may be possible
to locate the facility within the UU Campus or one of the PBMSA buildings. Outdoor play
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space would be a limiting factor in any city centre location, however a site in proximity to
either Buoy Park and Writers Square may allow some form of outdoor play time. The ground
floor for instance of The Human Rights building may be suitable as it is close to Writers
Square.

6.5 Fashion, Design and Vintage Clothing
This concept is considered to link with the UU Belfast Campus' traditional role of "The Arts
College" as the School of Art with courses in Product and Furniture Design, Textiles,
Ceramics, Art, Design and Fashion. The concept would be to accommodate start-ups from
these courses and link them to an up-cycling and new produce outlet similar to a Studio
Souk. This concept could be accommodated within/adjacent to the "managed
workspace/café" model outlined above or in a separate space depending on the building
being considered. Also linked to both "The Arts College" and to the Studio Souk type outlet
could be a graphic design studio that could possibly be located within the managed
workspace/Blick/Ziferblat proposal. This proposal would provide opportunities for training
and employment as well as post graduate start up SMEs. This proposal for instance could
undertake the graphic design work for Ashton Community Trust and its various departments
as well as the artists and designers in the Studio Souk facility and or those start-ups in the
managed workspace. There might also be potential for this to be a part of the further
development of the FabLab concept. There might also be an opportunity for some of these
facilities could incubated and developed within FabLab and feed into the New Lodge Arts
project with the potential to grow out of it and into the wider community.

6.6 Hairdressing/Beauty
Hairdressing and Barbering is one area of business that our survey of the area around QUB
highlighted as being a response to large numbers of people living and studying in the
general locality. These services are currently limited in nature in the area around the
Campus. Although this brief sets out to find linkages for social enterprises with UU and its
new Belfast Campus, linkages to other further educational establishments should not be
over looked. Belfast Met offers 19 different courses linked to hairdressing/barbering and
beauty. The surrounding inner north Belfast community is likely to provide a healthy number
of students to further education and to Belfast Met, hence the further consideration of this as
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a potential for social enterprise. There are obvious linkages to social enterprise in so far as
once there is a “resident” population such services will be required and a not for profit
organisation with links to training and education via Belfast Met would be able to redirect any
profits into those further training, educational and employment opportunities. Potential
buildings could be any of the ground floor units of the buildings already included above for
hairdressing salon or barbers, with education and training occurring above.

6.7 Cleaning/Laundry/Repairs
The provision of these services is linked and for that reason we have grouped them together
as a single potential social enterprise.
Cleaning
Of the PBMSA approved two are complete and available for occupation - John Bell House
[the former Belfast Tech] and Mark Royal House on Donegall Street. At John Bell House
cleaning of rooms is not part of the contract, however, we understand that the majority of
middle class foreign students will be used to having this type of maid service in house. We
believe there to be potential for EDT to offer this service either directly to the students [to
assist them in meeting their obligations of Lease during their tenure at John Bell House] or
preferably directly to John Bell House at a surcharge over the room rates.
Laundry
All of the proposals for PBMSA include a laundry, however it is likely that these will be under
provided for in some of the PBMSA in light of the plans we have seen. As part of the above
mentioned cleaning service a laundry service could also be provided/added where the
cleaning staff collect clothing that requires laundered, remove it off site and return it
laundered as part of the cleaning/maid service
Clothing Repairs
Again this would be linked to the cleaning and laundry services above and all undertaken
and administered either on or off site. This would be similar to a Zip Yard concept.
We believe that training, education and employment opportunities exist in all three of these
areas. In terms of potential locations to undertake these services it may be possible to locate
them within one of the PBMSA developments in the ground floor retail units. If a stand-alone
separate building was required, this could be located outside the current catchment with the
services being brought in. Within the current catchment area some of the buildings already
indicated above would provide acceptable accommodation.

6.8 Specialist Food
Specialist food is one area that has grown organically with Queens and represents the one
manifestation of young people seeking to try new things and being influenced by a more
diverse peer group than perhaps they have experienced prior to University. PBMSA is
expensive by comparison to the traditional private rented sector, albeit that is probably
reflective of the higher quality of accommodation offered by PBMSA. However, the costs
difference is extreme, the first PBMSAs to come to market are John Bell House and Mark
Royal House both of which are available at £120 per week that will average out over the
calendar year at £520 per month per occupant. By comparison the private rented sector
can offer rooms within shared houses from around £220 per month per occupant.
Living in a shared house is not ideal for everyone and in PBMSA the occupant has
essentially a large bedroom with enough room for a workstation as well as ensuite facilities
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as opposed to shared bathroom facilities with some also having a small kitchenette,
however, they are also more the twice the price. For local students going to university with
an established peer group, shared accommodation in the private rented sector offers
significant savings over PBMSA and where the other occupants are known, sharing
bathroom facilities is something that could be more readily accommodated. For students
arriving in Belfast for the first time, the private rented sector could look less inviting, and for
parents PBMSA offers quality and safety (by way of the "managed" offering) that may more
readily suit their aspirations, at least for the initial year while the student finds their feet and
establishes a new peer group.
For these reasons we understand that the occupants of PBMSA are likely to be from GB,
Ireland and further afield. Universities like all aspects of society are under increasing budget
constraints. A mechanism of increasing income is to attract students from outside Northern
Ireland and in this way the fees that those students pay can increase from the £3,925 per
year chargeable for domestic students. For students from GB this can rise to £9,000 per
year whilst for international students, depending on the course studied it can be up to
£15,985 (for an Executive MBA/MPA at UU) with undergraduate and integrated masters
awards at UU being charged at £12,890 per year. Thus foreign students are very attractive,
financially as well as culturally to Universities. Assuming UU is able to attract sufficient
numbers of international students (the property courses already attract a cohort of
international students) this could lead to a demand for specialist food outlets (both
convenience type stores as well as restaurants and take-away type stores) catering to these
needs. We believe that the costs of studying (both tuition and living costs) in NI will
necessarily mean that only students from more affluent backgrounds will be able to study in
NI. This of itself will lead to a take up of PBMSA rooms given the geographical separation
from the family and that would then lead to a demand for specialist food outlets in the vicinity
of the PBMSA. It therefore seems unlikely that there would be a commercial demand for
these facilities until such times as the student population develops in the PBMSA and there
is a “resident” population of students and staff at the Campus.

6.9 Recreation & Leisure
We understand that the only courses not moving to the new Belfast Campus are some of the
engineering courses based in the engineering unit at Jordanstown. These facilities require
to be located away from other uses due to the nature of the engineering activities being
undertaken. Therefore, the sports science, physiotherapy and other sports related course
will all be relocated to Belfast. The new Campus has a gym incorporated within the design, it
is not clear from the drawings as to the nature of the gym or the type of activities that are
proposed for that space, however we assume it is to be a standard "commercial' type gym
with a mix of cardio and resistance exercise machines. Of the PBMSA only one incorporates
a gym, which again we assume to be a standard "commercial" type gym.
Queens University has a variety of racquet sports available in its PEC including 8 squash
courts, 2 handball/racquetball courts, 12 badminton courts, 2 table tennis tables and facilities
for short tennis. All of the facilities at the PEC are available to students from other
universities for £29 per month for a full access membership. Whilst the PEC is not readily
accessible from the City Centre it is a short bike ride or bus journey away. It seems unlikely
that there would be a commercial demand for these facilities until such times as the student
population develops in the PBMSA and at the Campus. However this type of mixed sports
facility would be an exceptionally good way for the University to “stitch” itself into the fabric of
the communities within which it is in proximity. It could be a shared facility that would be of
significant assistance to the local communities that are severely underprovided for in terms
of recreation space. There are obvious social advantages to an active lifestyle and obvious
potential for social enterprise from such a facility, either directly or from spin-off
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opportunities. However, we recognise that such a facility would require a significant
investment from the University, one which on the face of the provision in the new Campus
they are not able or willing to make at this stage. In terms of suitable sites, the existing
surface level car park at the junction of Donegall Street, North Queen Street and Clifton
Street might represent a possible location.

6.10 Urban Allotments/Gardens/Food Production/Street Food/Recycling
and Composting
Whilst it is acknowledged that this is a city centre location with resulting land values, similar
social ventures have been undertaken in other major cities, including London for instance at
Lamlash Street Allotments. This proposal is not simply for the rental of allotment space as
there is only limited "added value" to that as a proposal and limited social enterprise
opportunities, although social enterprises may rise indirectly from the allotments. This
proposal is therefore to undertake, a number of linked aspects that will generate income
above that of a simple allotment rental. We propose in essence a commercial plant/flower
nursery in association with allotments (space permitting), linked to which honey production
from bees is utilised to pollinate the plants/flowers, the bees wax can also be turned into
furniture polish, hand cream and balm. This would therefore add value to both the plants,
which would be pollinated and thus reproduce more readily and also in the obvious form of
honey production that can be sold. Depending on the scale of operation other spin-off
opportunities for homeopathic medicine may be possible, for instance opportunities such as
Dandelion leaves & roots that can be produced and sold to the health food market or sold as
tea through a café either on site or off site (such as that discussed above). In addition, other
opportunities may arise centred around composting with a linked enterprise to the university
to remove its food waste for compositing and use in this venture and/or sold onwards to the
public through this venture.
This proposal would also provide training and educational opportunities to the wider
community and could be provided in conjunction with UU with obvious links to courses such
as Environmental Management, Biology, Geography and Environmental Sciences,
Community Planning, Biomass Process, Food and Nutrition, and Planning, Regeneration
and Development. As stated above it is recognised that this is a city centre location with
reflective land values, however security of produce is also an obvious issue and would
require (particularly for bees) a securable host, building. The location of this concept within
a building allows for the climate to be controlled, providing the optimum conditions for both
the flower nursery and the bees. Urban beekeeping is a common undertaking with many
resources available online. Urbanbeekeeping.co.uk for instance indicates that there are
many apiaries and managed sites across London. Urbanbees.co.uk also offer advice and
both sites sell products to assist with funding.
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6.11 Bicycle Related Services
This concept relates to the location of the Campus in the City Centre, the lack of available
car parking and issues of affordability of private vehicles for young people. The proposal is
for medium/long term bicycle hire during term time - for either term time blocks or for a single
10 month block to cover the academic year. We would also propose that the servicing,
maintaining and cleaning of the rented bikes together with the collection and return during
these periods could be included within the rental costs as a surcharge or could be provided
on an ad-hoc basis. Very little like this being offered in Belfast, Belfast Bike Doctor operates
a bicycle hire business together with servicing and repair, however they appear to operate
on shorter term hire periods replacing bikes every three months and offering a recycling
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side. This recycling of bicycles may offer EDT an opportunity to enter into an agreement
with them to make use of their “older” bikes and re-let them to students over a longer period
of time.
Table 4 Charges from a similar Belfast based operator - Bike Doctor

Bike
Standard service - Adjust
gears and brakes and safety check
£40
Full service - Fit new cables, brake
pads,
chain, adjust gears and brakes,
service head set and B/B
(Parts not included) - £80
Bike wash - £6
Wheels
Build - £25
True - £15
Replace spoke and true - £16
Fit wheel (Fit tyre, tube, cassete,
set gears) - £15
Fit tyre £7
Adjust bearings - £15
Replace bearings - Front £25 / Rear
£30
Fit cassette - £5 (per wheel)
Brakes (prices are for each brake)
Adjust brake - £9
Fit blocks/pads - £9
Fit cable - £12
Fit lever - £16
Fit blocks and cable - £15
Fit caliper/V-brake - £18
Bleed brake - £15
Fit disc brake - £25

Frame
Replace headset - £25
Fit headset (New frame/
New headset) - £10
Face headtube & fit headset £30
Fit B/B face & chased (New
frame/ New B/B) - £10
Replace B/B face & chased £30
Face disc mounts - £25
Replace gear hanger - £15
Realign gear hanger - £20
Cranks
Fit chainset - £20
Fit 3 piece cranks - £30
Fit hollowtech 2 cranks (Face
and
chase B/B) - £30
Face and chase B/B - £20
Fit chain guide - from £30
Fit chainring or ring set - £20
Fit pedals - £10
Bars
Fit/replace H/bar - £20
Fit/replace stem - £15
Grips
Fit grips - £5
Fit bar tape - £15

Forks
Service from - £40
Fit crown race - £5
Face disc mounts - £25
Fit fork - £35 Gears
Fit front mech - £20
Fit front gear cable - £12
Fit front gear shifter £16
Fit rear mech - £20
Fit gear cable - £12
Fit rear gear lever - £16
Miscellaneous
Fit seat - £6
Fit seatpost - £6
Fit computer - £6
Fit full guards - £20
Fit clip-on guards - £6
Fit lights - £6
Rear shock
Fit new DU (bush) - £12
Turn custom hardware £20
Shock servicing/tuning
from £40

This also offers EDT the potential for training opportunities in bicycle repair and maintenance
and opportunities in terms of road safety education too. We are aware of the hire
opportunities afforded by the Coca-Cola sponsored Belfast Bikes, however costs of hiring
these on a long term basis would be excessive for frequent users as there is a £20 annual
fee and then costs of £5 for each 3 day hire period. However, costs are also £3.50 for each
4 hours period plus £2 per 30 mins beyond 4 hours and late return payments of £120 and
damage charges of up to £120.

7 Summary and Conclusion


The presence of the new UU Campus will undoubtedly bring with it opportunities for
the redevelopment of the wider inner North Belfast area, both physically and socially.
The role that the University will play in that redevelopment has yet to be determined
at a corporate level within UU and until that has been done it is difficult to know what
type or level of support UU will be able to offer.



The redevelopment of the area is likely to be further hindered until such times as the
new Campus has been completed and is operational. It is also likely to be hindered
by the lack of students living in the area, which again is dependent on the physical
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development of the PBMSA and their being sufficient numbers of students attending
UU and who wish to live in PBMSA and can afford to pay more than twice the costs
of the private rented sector.


Social enterprise must be a financially viable undertaking and without a population to
serve many of the potential projects above will remain unviable, however delaying
until the Campus and PBMSA are fully occupied and operational could mean that the
opportunities have been taken up by other enterprises, therefore positive buy-in from
UU will be imperative to establishing such activities/facilities ahead of the new
Campus and PBMSA.



Duncan Morrow is seeking input at a corporate level from UU and is trying to arrange
a meeting with the COO of UU for EDT which would provide the advice needed to
enable EDT to either move forward with some of the above mentioned projects or
move on to other potential social enterprises. That meeting is essential to
understand the viability of all of the above potential projects.
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