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Concept Masterplan

1.1

Introduction

This Masterplan has been prepared to guide the future
redevelopment of the former Sirocco Engineering works
site on the bank of the River Lagan in Belfast’s City
Centre. Such a creative re-development will add a
vibrant waterside urban quarter to the City, providing
a distinctive high quality place where people from all
walks of life, and for generations to come, can enjoy
and participate in a contemporary urban environment.
The Sirocco site will be more than a place to live – it
will be a dynamic part of the City Centre containing a
rich mix of uses that includes local retail facilies, owndoor offices, community facilities and a range riverfront
restaurants and cafes.
Belfast is undergoing a transformation as it seeks to
take its place amongst the most successful of European
capital cities, building upon the current levels of
economic prosperity and self-confidence.
This resurgence in the City’s fortunes is having a clear
impact on the City Centre. As well as increasingly
successful retail and office sectors, more and more
people are choosing city centre living – to be near jobs,
culture and the dynamic retail core.

2

Sirocco Waterfront Masterplan

At the same time, the regeneration of the waterfront areas,
through developments such as the Waterfront Hall and Lanyon
Place, the Obel Tower and the Odyssey Complex, is creating
an exciting new context that is allowing Belfast to once again
embrace its waterside location.
The Sirocco redevelopment will complement the on-going
renaissance of the City Centre by providing Belfast with a
unique opportunity to embrace and celebrate its waterside
location, encouraging businesses and cultural life to flourish
while providing high quality new homes attractive to a diverse
population.
This Masterplan responds to the challenges by creating a
new quarter for the City Centre, focusing on the River Lagan
while integrating well with the existing urban core and with the
surrounding neighbourhoods. It provides the framework for the
creation of a place that combines an urban scale and facilities
with the attractiveness and delight of a metropolitan riverside
location.

Section 1 - Role and Purpose of the Masterplan

3

1.2		

Objectives & Vision

The underpinning vision of the Masterplan is to create a
successful City Centre extension on the east bank of the
River Lagan that will be an exemplar for sustainable 21st
Century living, make best use of the riverside location and
serve as a connection between the centre and the outlying
neighbourhoods.
The vision is summarised as follows:

• Completing the City Centre
• Bringing life to the Waterfront
• Connecting neighbourhoods & communities
• Developing sustainably
• Creating beautiful public spaces
• Providing a rich mix of land uses
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Completing the City Centre

Connecting neighbourhoods & communities

The Masterplan design process has been informed by
a rediscovery of the City’s urban tradition. The result
will be a new waterfront urban quarter that is strongly
influenced by Belfast’s character, as well as a vision
of a successful future.

The design concept for the Masterplan is focused
on making connections between the two banks of
the Lagan and back into the neighbourhoods on the
eastern periphery. The routes through the site have
been designed within a recognisable hierarchy and
in a legible form to ensure easy, safe and convenient
access for all. The main thoroughfare bisecting the
site has been aligned to complement the alignment of
Chichester Street across the water. A new river crossing
at this point would reinforce this important axis.

Bringing life to Waterfront

Developing in a Sustainable Way

Creating beautiful public spaces

Providing a rich mix of uses

Waterfront living has been a popular aspiration for many
people, not just those in high-income groups. In many
European cities, this demand for riverside homes has
resulted in residential development on the periphery of
the urban core – often in remote ‘docklands’ locations.
The location of the Sirocco site, however, means that
the people attracted to live there will make a significant
contribution to the economy and culture of the city
centre. The site will also become a riverside destination
that attracts visitors from far and wide.

The development is intended to be a beacon of
sustainable living for Belfast and beyond. It will be
a place where its residents walk, cycle or use public
transport in preference to the private car and where its
residents will find the job of reducing their environmental
impact made easy for them. Everyday facilities will be
provided within walking distance of all homes. Waste
management systems will be put in place that encourage
high levels of recycling, and the energy needs for the
development will be met through a Combined Heat and
Power system. These and other measures will ensure
that the homes provided on the Sirocco site have a low
carbon footprint.

Core to the success of the development will be a high
quality public realm that includes a series of connected
pedestrian orientated spaces. They will range from iconic
promenades and squares where people can go to see and
be seen, to more intimate spaces for quiet contemplation
and domestic respite. Cars will be permitted into the
development but the needs of drivers are always
secondary to the needs of pedestrians and cyclists.

The ground floor uses are largely to contain a mix of uses
to include shops and restaurants, cafes and workspaces,
characteristic of city centres across Europe. Residential
apartments are mostly confined to the upper floors which
enjoy semi-private landscaped courtyards within the core
of the blocks. Cars are restricted from the quarter and
accommodated in underground parking or the rear of
commercial activities, screen from the public realm.

Section 1 - Role and Purpose of the Masterplan
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1.3		

Overview

The Sirocco site is of strategic importance to Northern
Ireland, the city of Belfast and, in particular, East Belfast.
It has the potential to deliver the quantum, form and
mix of development that will attract a new generation of
people and business to the city and become a sought
after destination in its own right.
The aim of the masterplan is to fully realise the potential
impact of the development on the regeneration of
Belfast.
The evolution of the masterplanning process has
been one of inclusivity where involvement of local
communities, government departments, statutory bodies
and other agencies and professionals has been actively
sought and welcomed.

Site

City Centre Map locating the Sirocco Quays site

The important location of the site on major city transits,
the waterfront, and immediately adjacent to the existing
heart of the city, has been reflected in the inclusion of
landmark buildings, an urban form and a wide range of
uses. Providing this intensity of use and critical mass of
development will ensure it becomes a successful place
to live while being a necessary regeneration tool for this
site and the wider city.
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The developer has sought to demonstrate a real
commitment to making a new extension to the city
that is worthy of national and international attention,
particularly in terms of creating an exciting place
to live, a regenerative development of benefit to the
city and its hinterland and a place that is socially
sustainable. Matters of technical and environmental
sustainability are also given a high priority to ensure a
place of lasting quality.

Sirocco provides an important opportunity for Belfast
to affirm its resurgence as a major city on the world
stage. Making the most of this key site demands a
density and intensity of activity that ensures its role as
part of the extended city centre, not as a suburb. It also
demands exemplary quality of design to produce an
exciting addition to the cityscape, and a destination and
residential quarter of choice.

The renaissance of Belfast depends on high levels of
investment in business and cultural facilities and the
inclusion of high density city living options. There also
needs to be a shift towards more sustainable travel
choices, and investment in public transport, walking and
cycling.

1.4		
Emerging strategies for the city already embrace all of
these aspects, and the proposed development at Sirocco is
an early and dynamic response to the challenge.
This concept has underpinned the process of design at
every stage, and results in the truly urban character of the
layout of the spaces and building forms. The need for a bold
and unambiguous addition to the city centre has determined
the height of buildings, the proposed landmark and gateway
features, the interaction with the riverfront, and the inclusion
in a diverse array of land uses and activities.
Of equal importance is the consideration that the Sirocco
development must make a large and positive contribution
to the existing communities nearby. To ensure that this
forms an integral part of the design, detailed and innovative
consultation and involvement with the local communities
has been pioneered by the Carvill Group at Sirocco.
This process has had a major influence in the way the
development has been conceived, and has generated
clear aspirations and expectations within the existing
communities.
Importantly, the Sirocco Quays development represents
major inward investment directed positively towards
regeneration with a profound impact upon the city economy
during the construction process. On its completion it is
expected that over 1500 new jobs and a further 800 indirect
jobs will be created.

Document structure

This Masterplan document has been structured to tell the story behind
the design of the development as it progressed. As well as presenting and
explaining the Masterplan, it provides a narrative of the design decisions that
have been taken to achieve the overall design.
Section 2 explores the context for development and how this informed the
early design ideas. We have included not just the physical characteristics of
the site and locality, but also the social and historic context.
Section 3 describes the key development objectives and locates them in the
context of the site and the city. It is at this stage in the masterplanning process
that the development parameters emerge, based on a series of well-conceived
design concepts.
Section 4 presents the more detailed guidance of the intended character
of the development, and presents the urban design thinking upon which the
design decisions have been based. Since this Masterplan will be followed
by a number of planning applications, the detailed aspects of the individual
buildings have not been included in this Masterplan. However, key design
concepts and principles that are important to the success of the scheme
are identified here so that they might guide the future design development
and development briefs, and provide a framework for the consideration of
subsequent planning applications.
Section 5 considers the elements that will contribute to the successful
delivery of the Masterplan and its realisation as a sustainable city centre
quarter. This section includes a discussion of the detailed aspects of the
development as well as a consideration of the planning process that will take
the development forward.

A new destination that rivals Europe’s finest cities, with a
riverside bustling with activities, where people living and
visiting are proud to be part of the city of Belfast – this is
the vision of the Sirocco Masterplan.
Magnificent buildings will create a new skyline to the east,
beacons of a regenerating city, and landmarks of the new
quarter. A series of interconnecting public places and
spaces, lined with a wide variety of active commercial,
community and retail uses, structure the quarter into a
series of legible urban blocks which reflect the traditional
Belfast block pattern. These reach out to and connect with
the existing established neighbourhoods in an inclusive
and pedestrian orientated manner, drawing people into the
quarter from all directions. Some 2,400 new homes, with a
good mix of social, affordable and private housing will allow
more than 5,000 people from all sectors of the community,
to live in this lively and interesting central location.

Section 1 - Role and Purpose of the Masterplan
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Illustrative Concept Masterplan
1 Waterfront Square

2 Chimney Square		

3 Side Street

4 Main Street		

5 Sirocco Promenade

6 Crescent Gardens

7 Central Park		

8 Communal Gardens

9 Central Square

10 New footbridge
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1.5		

The voice of the community

Ethnographic social research

Community participation and consultation

This Masterplan was developed following a year
long consultative process. This involved a series of
meetings, presentations and workshops with key local
stakeholders, the outcomes of which were used to help
to shape the masterplan and produce an inclusive and
aspirational vision for this important site. Such extensive
public consultation with local community groups,
interest groups and political parties has ensured that
their concerns, needs and ideas could be appropriately
addressed. The result has been instrumental shaping
a plan which is intended to be socially inclusive and
one which embraces the concept of a city centre urban
extension.
The process began before the first lines were drawn,
commencing with a workshop hosted by the Carvill
Group, for a range of interested parties and people.
These earliest expectations of what could be achieved,
locally and for the city, through redeveloping the site
came to inform the first masterplan concepts – from
connections across the river and with communities to
the east, the ability to access and enjoy the river’s edge,
new homes and community facilities, to a place that
Belfast could be proud of.
From this initial workshop, the consultation process
was broadened to include a series of meetings,
‘round-table’ discussions and design workshops where
design concepts were further explored and refined.
Resident groups to individuals from the Short Strand,
Newtownards Road and communities alongside
the Lagan, as well as members of the political
parties, were kept briefed on the proposals and also
participated in the consultation events and process.
Also, representatives of various community groups then
joined the professional team for a series of seminars and
field visits to see and learn from other developments
and urban areas that had been selected as examples
European ‘best practice’. This served to inspire and
‘raise the stakes’ in respect of what could and should be
expected from such a planned extension to the city.

Many complex issues were discussed and resolved over
the year. These included:
• the regenerative catalyst for whole of the city,
• the type of employment opportunities that
should be provided,
• the provision of safe and active routes on foot
into the City Centre.
• the need for a supermarket within easy reach,
• the desire for shared space,
• integration of community facilities and services
within the scheme and adjoining communities,
• issues relating to overlooking and
overshadowing,
• the need to design for and ‘build in’ high levels
of personal safety,
• the importance of long term area  management,
• the provision for social and affordable private
homes,
• public realm improvements adjacent to the site.
Central to the discussions was the requirement that
the Sirocco site play an important part in developing
the immediate economy, realising significant levels of
inward investment which lead to the creation of new
employment opportunities both during construction and
on its completion.
The regeneration plan has also responded to the
aspiration of many consultees for a diverse range of
accommodation to be built in this riverside location,
creating the basis of a sustainable community. To this
end, the masterplan will provide for a well-integrated
mix of decent homes of different types and tenures to
support a range of household sizes, ages and incomes.
The consultation process established that there is a lack,
or under-representation, of many amenities including
local retail facilities and community services in the

neighbourhoods that surround the site. The masterplan
has responded through facilitating their provision and
by delivering development of sufficient size, scale and
density to ensure that they are provided viable over the
long term. A new supermarket will be delivered to serve
the immediate community, alongside local retail and
facilities. It will also provide up to 1000 sq. metres of
community space, for which the Carvill Group are working
with the community to source funding and discussions are
underway with the community in relation to the creation
of a community crèche.
The consultation process consistently highlighted the
need to transform the contaminated brownfield land of
the Sirocco site which presently blights the surroundings,
into a safe and healthy local environment with welldesigned public open spaces, a lively waterfront and a
new dramatic skyline. The design delivers this, fostering
a diverse and vibrant city culture and realising a vision
that establishes a new identity for this part of the city. It
radically transforms the experience and impressions of
the site and the wider area, which will encourage pride in
the city.
Throughout the process the concerns and aspirations of
the consultees were integrated into the emerging design
and were developed through a series of report-back
workshops, shaping the vision of the present masterplan.
Full details of the consultative design process are
included in Appendix B. Prior to this submission, a final
round of consultation was undertaken in which all the
groups who had participated in the process were given
the opportunity to review and input to the final design.

In order to further expand the consultation process the
Carvill Group commissioned ESRO to undertake an
Ethnographic Social Survey. It created an opportunity
for those living within the immediate area of the Sirocco
site, who might not normally participate in traditionally
structured consultation processes, to voice their feelings
and opinions about the area in which they live and the
possible impact of the new development. Local people,
including youth, were empowered in the process by
undertaking their own surveys and consultation. The
research demonstrated local aspirations were for an
area of ‘neutrality’ which enabled the sharing of this
city centre site. In order to help achieve this, the report
included recommendations that informed the layout
of routes through the site, the positioning of various
buildings and facilities, the requirements of affordable
homes, and guidance on how to avoid creating partisan
symbols within the new development.

Public sector consultation
The development of the masterplan additionally
benefited from the co-operation of a number of public
sector agencies including:
•

Department of Environment (DOE) - Planning Service
(Development Control Section);

•

DOE Planning Service (Belfast Metropolitan Area
Plan Team);

•

Department of Regional Development (DRD) - Roads
Service;

•

DRD Roads Service (Ports & Public Transport Division);

•

Department for Social Development (DSD);

•

Department of Agriculture & Rural Development Rivers Agency (DARD);

•

Translink;

•

DOE Environment & Heritage Service (EHS);

•

DOE Environment & Heritage Service (Natural
Heritage);

•

DOE Environment & Heritage Service (Water
Management Unit);

•

DOE Environment & Heritage Service (Waste &
Contaminated Land);

•

Belfast City Council (BCC);

•

BCC Environmental Health Department;

•

Police Service of Northern Ireland

Through the participation of multiple agencies and
stakeholders in a wide ranging debate, a broad
consensus has emerged in support of the objectives of
the Sirocco Quays development and the concepts of
the masterplan.

Section 1 - Role and Purpose of the Masterplan
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1.6		

Planning Policy Context

Planning policy relevant to development of the Sirocco
site is contained in the Regional Development Strategy
for N Ireland to 2025; Planning Policy Statements 1-8
and 12-15; the Belfast Urban Area Plan 2001 and the
draft Belfast Metropolitan Area Plan 2015 as amended.
Full details of these policies and how the proposed
development complies with them are contained within
Appendix A.

The Regional Development Strategy (RDS)
The RDS provides a strategic and long term perspective
on the future development of Northern Ireland to
2025. The strategic objectives of the RDS for the
Belfast Metropolitan Area (BMA) seek to strengthen
Belfast’s role as an international city; reinforce its role
as a regional capital; and revitalise it with a strong
emphasis on brownfield renewal and supporting city
living. The Spatial Development Framework for the
BMA seeks to enhance the role of the city by a variety
of means including continuing riverside renewal and
promoting the planning and design of a high quality
cityscape characterised by quality urban spaces; tree
lined boulevards; imaginative city scale architecture;
arresting vistas; and landmarks and art in public places.

Exert from the RDS

The RDS promotes urban renaissance throughout the
BMA and encourages a focus on the regeneration of
disadvantaged and deprived areas, such as parts of
East Belfast close to the site.
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The aims of the RDS are to improve the supply
and quality of housing and promote sustainable
development. The housing strategy encourages higher
density housing schemes through imaginative and
innovative design. The aim is to provide 60% of new
housing within the existing urban footprint of towns and
to promote sustainable patterns of urban development
by (inter alia):
• concentrating major housing development
in sustainable locations integrating with 		
employment, community services and public
transport;
•  encouraging mixed use development;

The Belfast Urban Area Plan (BUAP)
The BUAP 2001 is the statutory plan for the site.
Although past its stated end date, its policies are
given some weight in making decisions on planning
applications whilst the replacement plan (draft BMAP)
goes through the public inquiry and adoption process.
The plan highlights the potential for new waterfront
development along the river Lagan, which ‘will play
a major role in the regeneration and attraction of
investment to the urban area as a whole’. The site is
shown as ‘white land’ within the existing urban area
which means that any proposals will be considered by
Planning Service in the context of other BUAP policies
and regional policy.

to this aspect for the site, this policy currently carries
significant weight. There are no other proposed
statutory designations for the site e.g. it is not proposed
to be within a Conservation Area or Site of Local Nature
Conservation Importance.
The plan sets out a number of proposed Key Site
Requirements for Opportunity Site CC090 (Sirocco)

•  making efficient use of land and existing
infrastructure and maintaining compact urban
forms;
•  avoiding areas of significant environmental
quality for urban extensions;
•  placing an emphasis on creating quality
places through good design.

Planning Policy Statements (PPSs)
Together the PPSs set out objectives in relation to the
protection of the built and natural environment and
the need for sustainable development, mixed use and
design quality. Detailed policies relate to all facets of
the development process and inform the planning of
the Sirocco site. These include policies to build more
housing within existing urban areas; to increase the
density of new urban housing; to develop balanced
communities; to ensure quality and amenity in new
residential developments; to ensure the provision of
local facilities, community services and local transport
in new housing areas; to protect existing open spaces
and provide new usable open space in housing areas;
to protect the city centre’s primary retail and leisure
role; to ensure that new development is not at risk
from future flooding; and to ensure that any significant
ecology or wildlife on a site are protected. These
policies are reflected in the development plan which
affects the Sirocco site – the draft Belfast Metropolitan
Area Plan 2015 (dBMAP).

Illustration of site as Opportunity Site CC090 from
Map 2/001 of dBMAP

Belfast Urban Area Plan 2001

The draft Belfast Metropolitan Area Plan (dBMAP)
Draft BMAP (2004 amended 2006) is likely to be
statutorily adopted by the Planning Service in late
2009 or early 2010, following the report into the
public inquiry. The site is shown as an Opportunity
Site (CC090) within a redefined and undisputed City
Centre boundary. The site lies outside the proposed
Main Office Area but within a proposed Fringe Area of
Parking Restraint but as there are objections to both of
these aspects for the site, their weight is limited whilst
the plan remains unadopted.
The site lies outside the proposed Primary Retail
Core of the City Centre and as there is no objection

but these have limited weight at the time of writing as
there are outstanding objections to them which are to
be heard at Stage 2 of the public inquiry. There are also
objections to the criteria for development within the
proposed Laganside North and Docks Character Area in
dBMAP which means that these criteria cannot be given
significant weight at this stage.
The plan also includes a number of relevant policies for
any development site within the Belfast Metropolitan
Area (BMA) – housing, retail, offices, urban environment,
natural environment, open space, tourism, employment
and transportation – all of which need to be taken into
consideration in drawing up redevelopment proposals
for the Sirocco site. These are detailed in Appendix A

