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CONCEPT PROPOSAL FORM


Project Name: Carlisle Renaissance – Development Programme Part 1
Project 

Number:
X00361PR

1. Please provide a brief description of the project.

Since the launch of the Carlisle Renaissance Prospectus in August 2005 the City Council and its partners have been focussing on strategy and planning. Developing a new economic strategy for the City, scoping out major projects and undertaking interim project activity including support for new business start-ups and tourism sector SME’s, employment and skills projects for residents in deprived areas and developing the visitor economy.

Key milestones include the publication in January 2007 of the City Centre Development Framework and  Movement Strategy which establishes a direction for physical change within the City focusing upon a series of core character areas which include proposals for the Rickergate area north of the City Centre which will include high profile office, retail and residential accommodation together with a four star hotel incorporating conference facilities, and the Caldew Riverside (Viaduct) area to the west of the centre to include new retail, office and residential proposals.   Please see attached City Centre Regeneration Framework Summary.  

The Council is now ready to make the transition from strategic planning and interim project activity to establish and implement the 1st part of a delivery programme for Carlisle Renaissance.  The Delivery Programme consists of the following elements:

1. Preparing a business plan for the establishment of a Special Purpose Vehicle to manage the delivery of Carlisle Renaissance – the project will provide legal, financial, business and planning advice on the establishment of a regeneration company which may take the form of a City Development Company.  A steering group to include Cumbria Vision, NWDA, EP, Carlisle City Council and Cumbria County Council will be formed to manage this process.  

2. Supplementing the City Council’s in-house team with additional development management and project management capacity – The Northwest Development Agency has agreed in principle to the secondment of a Development Manager to the City Council. The Rickergate and Caldew Riverside regeneration schemes will be priorities for this post.

3. Technical and professional support to include site investigation (utilities, goe-technical, archeological surveys etc) legal, valuation and design fees to prepare detailed Development Briefs for the Rickergate and Caldew Riverside transformational schemes. Rickergate and Caldew Riverside have been prioritised, from a number of identified in the Development Framework and Movement Strategy (DF&MS) prepared by Taylor Young, as areas of opportunity to energise private sector investment in the City: 

· For Rickergate we envisage a mixed use, vibrant development within a renewed public realm. The site will accommodate expansion of the City’s primary retail area, office, residential, hotel, leisure and cultural uses. The area provides the opportunity for a high profile gateway site, a natural extension to the retail core and potential location for a new Theatre/Arts Centre.   

· Caldew Riverside will provide office-led mixed-use development on the Viaduct Estate Road with active frontages along the River Caldew. This project will strengthen links from the City Centre to areas beyond the River Caldew and make a robust case for substantial improvements to pedestrian and cycle way infrastructure.
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The acquisition of third party property within the area of the transformational schemes. This project will identify and secure sites necessary to progress DF&MS recommendations, in this instance Rickergate, Caldew Riverside, Historic Quarter, Castle Way and Learning Village.  See attached plan and notional list of sites with estimated values.

5. Marketing City Centre investment opportunities and procuring development agreements for the transformational schemes.  This project will result in the publication of a City Centre Masterplan Prospectus to promote investment opportunities and to define the extent and scale of benefits to a wider audience including investers, developers, stakeholders and residents.

6. Feasibility work on movement infrastructure priorities including Castle Way in the Historic Quarter of the City Centre - following on from the Scoping Study recently completed by Capita Symonds to determine viable and achievable options to reduce the impact of the A595 Castle Way which severs Carlisle Castle from the Town Centre. Proposals include new pedestrian crossings and new design work to recharacterise the public space spanning the road between Castle Street and the Castle Green.  See illustrations below: 

      
7. Implementation of public realm schemes including Castle Street in the Historic Quarter of the City Centre and enhancement of bridges at key entry points into the City Centre, (the Seven Bridges project). These projects offer significant opportunities to demonstrate early activity within the City in physical terms and, in advance of the Urban Design Framework, to establish quality benchmarking and to encourage public engagement with the renaissance process. The Castle Street project will be supported exclusively by Carlisle City Council funds with design work and specifications already in place. This covers an area running from centre of the primary retail area past key heritage assets including the Cathedral. 

NWDA support is sought for the Seven Bridges Project.   The Centre of Carlisle is “framed” by three rivers – the Eden,  the Caldew and the Petteril, and by the main West Coast railway line. These physical barriers are overcome by a series of 7 bridges which in turn create specific gateways or points of arrival into the City Centre area.  To enhance this sense of arrival, the Seven Bridges project, a series of “mini” public realm projects is required to enhance both the physical appearance and importance of these much used bridges.  See attached plan. 

8. A Development Plan for the Learning Village in the Eastern Approaches of the City Centre. The DF&MS identifies a number of potential locations for the headquarters and associated faculty space of the new University of Cumbria. A scoping study into the establishment of a Learning Village in Carlisle comprising a 14-19 Centre as part of the second phase of the redevelopment of Carlisle College, a new Academy alongside secondary schools reorganisation has been undertaken by Aims Ltd.  The rationale for this project is the beneficial multiplier resulting from combining the potentially fragmented investment in educational infrastructure to create an inclusive, engaging and progressive learning environment that connects and supports all sectors of the community and the objectives of Learning City. 

2.
Budget Provisions:
Yes
No

a)
Is this project identified as a discrete project in the approved SIP?
(
(

b)
If no to (a) is this project covered by a programme allocation in the 
SIP?  If yes, quote No:  X 00361PR.
(
(

c)
Is this project part of a previously approved Regeneration Company 
Business Plan?
(
(

3. 3.   What is the expected start date?
1 September 2007

4. 
What is the expected finish date?
31 March 2010

4. 
What is the major Strategic Fit of the project to the RES Factors?
Please select only one (See page 6 on the RES)
Business

Skills And Education

Infrastructure

Quality Of Life

People and Jobs

Enterprise

Basic Skills 

Transport

Culture & Image

Job Linkages

Regional Sectors

Growth Opportunities

Land Use

Community

Local Employment

(
Innovation

Workforce Development

Housing

Environment

Health

Science/ Research and Development

Leadership/ Management and Enterprise

Planning

Population Change

International Competitiveness

Future Workforce

Energy

ICT

Investment

Sustainable Consumption and Production



LEAD RES ACTION

Number

Title

55
Develop plans to capitalise on ongoing private sector investment around Crewe, Chester, Warrington, Lancaster and Carlisle.”


Please provide information of the fit between the project and the refreshed 2006-2008 Corporate Plan, which reflects the RES and NWDA priorities.  You should state why the RES Action for this project is the best fit, together with any linked RES actions. 

Carlisle is one of five growth towns (alongside Crewe, Chester, Warrington, and Lancaster) identified in the Regional Economic Strategy 2006.  It has the population base, retail centre and national connectivity to significantly grow the economic base of the County and is an NWDA funding priority within the 2006-2008 Corporate Plan.  

Delivery of key projects within the emerging economic strategy for the City such as the development of educational infrastructure, heritage assets and high quality mixed-use development within the City Centre will all contribute strongly to key drivers for growth and key actions within the RES thereby closing the North West’s GVA gap with the England average, increasing both job and business creation and improving skill levels. 

The proposed project in particular the City Centre development which will be delivered in partnership with the private sector will link with several RES Actions. In particular, Transformational Action 55 “Develop plans to capitalise on ongoing private sector investment around Crewe, Chester, Warrington, Lancaster and Carlisle.” 

The project will also contribute to the delivery of Action 115: Deliver sustainable growth through use of the region’s heritage environments and assets – especially World Heritage Sites, the cities of Chester, Lancaster and Carlisle and The Lake District.  

The Historic Towns and Cities in England’s Northwest study commissioned jointly by NWDA and English Heritage on the back of this RES Action identified a series of strategic development priorities for Carlisle capitalising on its medieval street plan to create the ambience of a highly attractive heritage city including: reducing the impact of the inner ring road which separates Carlisle Castle from the Town Centre, development of the Castle as a key destination with improved visitor facilities and creation of a Cathedral Quarter, mixing ecclesiastical buildings with new residential and leisure activity all of which are addressed by this project. 



5. Where is the project located and which priority areas will benefit from the project?  
Show how this project meets any specific geographic or themed focuses within the 
chosen RES action. 

All project activity will take place within Carlisle district although the benefits are expected to extend beyond the authority boundary.  Carlisle has 6 wards in the top 20% ID 2004 demonstrating pockets of deprivation in central, southern and western parts of the urban area.



6. Please make reference to how the project fits with the appropriate Sub-Regional Strategy


Action Plan(s) and if it is supported by the Sub-Regional Partnership, if relevant.

The delivery of Carlisle Renaissance is a key priority within the Cumbria Vision Sub Regional Economic Action Plan for 2006 - 2009 which states that steps should be taken to unlock the economic potential in the knowledge and visitor economies and to capitalise on the sub-regional centre role of the City as a service and commercial centre for Cumbria and South West Scotland. 

Concept was considered and approved at the Cumbria Vision Project Management Committee 31 May 2007. 



7. Are there any potential or unresolved State Aid issues? (please detail.)

The activities proposed for Carlisle Renaissance – Development Programme Part 1 do not raise any state aid issues. 



8. What are the estimated costs of the project, including non-cash costs if appropriate, and how is funding to be provided?  Please detail the different sources/amounts of matched funding to the project.  (£000’s)

Financial

 
2007/08
2008/09
2009/10
Future Yrs
Total

 
Cap
Res Inv
Rev
Cap
Res Inv
Rev
Cap
Res Inv
Rev
Cap
Res Inv
Rev
Cap
Res Inv
Rev

 
£’000
£’000
£’000
£’000
£’000
£’000
£’000
£’000
£’000
£’000
£’000
£’000
£’000
£’000
£’000

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

NWDA
425
 
1,180
500
 
1,610
3,000
 
915
19,000
 
120
22,925
 
3,825

Other Public Carlisle City Council
840
 
390
1,000
 
352
 
 
265
 
 
278
1,840
 
1,285

Cumbria County Council
 
 
120
200
 
60
 
 
460
 
 
105
200
 
745

English Partnerships
 
 
90
 
 
95
 
 
 
 
 
 
0
 
185

Private
 
 
 
 
 
 
 
 
 
 
 
 
0
 
0

Voluntary/Community
 
 
 
 
 
 
 
 
 
 
 
 
0
 
0

Total
1,265
0
1,780
1,700
0
2,117
3,000
0
1,640
19,000
0
503
24,965
0
6,040

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Income
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

NB:  Future years expenditure does not form part of this concept, funding is sought for 2007/08 to 2009/10 only amounting to £7,630,000.  Funding shown for future years is notional allocation for delivery of capital schemes for which further concepts and development appraisal forms will follow.


Sources of expenditure




See attached funding profile

9. Have there been any sunk costs incurred previously on this project?  Are these included in table 8?

No



10. What is the status of any leverage shown in the table above (e.g. committed/under discussion/ not yet discussed)?  Are there any deadline implications attached to this funding (e.g. ERDF funding years) or phasing requirements?

Match Funding Source    

Status    

Timescale for Decision

Public 

Carlisle City Council

Majority £390k Confirmed 2007/08, £840k to be approved

Executive 11th June, Full Council 17th July (2007/08)

Further approval annually.

English Partnerships 

£90k Confirmed 2007/08

Annually – See attached spreadsheet

Cumbria County Council 

£120k Confirmed 2007/08    

Annually – See attached spreadsheet

Private

None



11. If any of the Expenditure requested is for Pre-Approval Expenditure please give details of how much, in which year(s) and what the costs are for.

Expenditure

Rationale

SPV Business Planning - £50k 2007/08

SPV establishment date April 2008. It is necessary to procure legal and professional services early to accommodate this aspiration

Fees for valuation and associated costs to work up Acquisition proposal for Development and Appraisal form - £100k 2007/08

A substantial piece of work is required on this to provide hard data for inclusion at Development & Appraisal application stage

Marketing of Development Framework & Movement Strategy - £50k 2007/08

A key element in maximising the potential of City Centre opportunity sites is raising the profile of Carlisle to potential investors and others

Development Manager - £24k 2007/08

This post is needed to support the existing Development Manager on current and significantly increasing Carlisle Renaissance development workload



12. What gross outputs do you expect the project to deliver, and how many will be attributable to the NWDA funding requested?

Project does not deliver direct outputs.  This programme of work is focussed upon the production of Development Briefs for key sites in the City Centre, to provide additional resources in terms of Development and Project Management and to procure professional and legal services to support the establishment of a special purpose vehicle to deliver the Carlisle Renaissance programme.

Outputs from this programme will flow in later years from the realisation of key developments which are projected to deliver 6,000 higher GVA jobs (subject to development types) and over £200M of private sector investment.  Other outputs will include brownfield land reclaimed and business/commercial floorspace etc.  



13. What is the expected outcome/impact of the project?

The Carlisle Renaissance Development Programme Part 1 will be focussed on a number of deliverables:

· Appointment of a full-time Development Manager on secondment from NWDA

· Appointment of specialist advisors to supply corporate, legal and financial expertise, provide a review of options and preparation of a business case for a Special Delivery Vehicle for Carlisle Renaissance  

· Approval and adoption of new Special Delivery Vehicle for Carlisle Renaissance

· Development briefs for Rickergate,Caldew Riverside 

· Publication of a City Centre Masterplan Prospectus to promote investment opportunities

· Implementation of the improvement scheme for Castle Street

· Production of Castle Way Scheme Design & Specification addressing the severance impact of A595 

· Valuation and related work to support targeted site acquisition within identified 

      areas of opportunity



14.  Who is the delivery organisation or contractor (where different) and what previous 
projects have they been involved with? (for grants only).  Are there any associated 
projects that may need to be taken into consideration?

Carlisle City Council is the lead body for the project, the Council has had considerable experience in delivering and administering both NWDA and other publicly funded programmes.  The City Council will be responsible for the delivery of the Carlisle Renaissance Phase 1 programme.



15. What are the key issues/risks with this project?

The key risks which would form the basis of a risk register can be summarised below:

Risk

Mitigation measure

· NWDA fail to pre-approve funding for Development Manager secondment

Carlisle Renaissance is working closely with NWDA to secure this secondment.

· NWDA fail to pre-approve funding for professional support for preparation of a business case for a Special Purpose Delivery Vehicle
Pre-approval expenditure has been determined through close co-operative working with Cumbria Vision and NWDA

· Special Purpose Delivery Vehicle not in place by April 2008

See above - Defer/reschedule establishment of Special Purpose Delivery Vehicle
· Exemplar public realm improvement within the Historic Quarter not completed 2007/08

Plans, scheduling already exists for this project. Early commencement date is assured

· Planning/Development briefs, not completed

Mitigation measure – Defer/reschedule 2008/09

· City Centre Masterplan Prospectus not completed resulting in delay for promotion of investment opportunities. Leading to:
No detectable improvement in market confidence with no evidence of significant activity on key sites

No measurable improvement in the City’s economic performance 

Defer/reschedule production of City Centre Masterplan Prospectus 

Postpone monitoring City’s economic performance in relation to Carlisle Renaissance PI’s
Deferring/rescheduling projects is not an appropriate mitigation measure. Can an indication of impact be provided too.

16. 
What would be the impact of the project not going ahead?

As has been described Carlisle has been targeted for growth by regional, sub-regional and local strategies.  This Development Programme is the first step towards this, however, without it progress towards this goal would be hampered due to:

· City Council’s delivery team under-resourced in the face of rapidly increasing work-load

· No sustainable delivery vehicle to drive the renaissance process forward 

· Carlisle unable to make full contribution towards sub-regional GVA

· Failure to encourage and capitalise on market confidence – terminal lost opportunity

· Businesses fail to benefit from growth potential

· Continued disproportional negative effects on the local economy



17. 
What are the proposed exit/forward strategy and evaluation arrangements for the  
Project?

The formation of a Special Purpose Vehicle (SPV) to deliver Carlisle Renaissance is key to the forward strategy for this project. Working with partners, a schedule has been prepared with establishment of the SPV by April 2008 operational by September 2008. The creation of this company, constructed from URC/CDC models will provide a sustainable ‘hybrid’ vehicle for regeneration management and delivery for the future. Details of this programme will be built into the business plan for the SPV.

Details of performance as against targets will be included in regular performance reports.

It is also our intention to commission an independent evaluation of the project at interim and completion stages.



Date Pre-concept accepted by PRG:

Prepared by:

(Project Sponsor)     

Team/Directorate:


Project Sponsor Recommendation:
Approve - Subject to:

Establishment of steering group to take forward SPV establishment to include NWDA and Cumbria Vision amongst representatives.

Early establishment of Project Management Group to coordinate project development across the Carlisle Renaissance Programme.




Signature:

Date:




Executive Director Recommendation



Signature:

Date:


PRG recommendation for referral to Board sub-committee
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