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1. GENERAL CONTEXT

1.1 Carlisle is the sub-regional capital of Cumbria.  This role has developed largely as a result of a long history of intervention by the Council to encourage development, economic activity and a mixed cultural and business offer.  The history of intervention has included direct investment in the development of industrial estates, The Lanes in the city centre, and enabling future development opportunities through partnerships such as that at Kingmoor Park.

1.2 Carlisle’s wide industrial base and in particular its industrial estates are vital to local prosperity and employment.  This is evidenced by the fact that some 25% of employment in Carlisle currently takes place on Council owned industrial land.  The estates represent both an asset to the Council, as one of their primary functions is income generation, and also a responsibility in both physical and future use and development terms for employment generation.

1.3 The challenge for the review is to identify the future opportunities for the Council to use its asset base to sustain Carlisle’s role as a sub regional centre – City region - for the long term, and to ensure economic sustainability for the next twenty years.  This needs to be combined to finding a way to protect the Council’s commercial income stream.

2. KEY DRIVERS & POLICY CONTEXT

2.1 
The review of the national, local and policy context of property within Carlisle has identified the following drivers:  

Government led drivers

· Central government pressure for property savings and efficiencies. (Sir Michael Lyons review and the Gershon Review);

· Comprehensive Performance Assessment driven pressure for corporate property management, and the delivery of a fit for purpose, well maintained, sustainable estate which performs a justifiable local function;

· Pressure for demonstrable financial performance from property through Best Value;

· An opportunity to borrow through use of the Prudential code to address improvements;

· The need for the asset management planning process to be embedded within the core resource management of the Council – as indicated within the Comprehensive Performance Assessment and Prudential Code guidance.

Economic Drivers

2.2 The key issues affecting the future economic performance of Carlisle are:

· A moderating national economy;

· A falling and ageing population;

· Low skill low value employment profile locally;

· The need to retain and attract larger employees, 

· The need to enable the development of more new businesses, and businesses in emerging knowledge/technology based sectors to encourage employment creation for the future;

· The need to develop and enable higher growth based service sector industries;

· The need to develop education and training opportunities within Carlisle;

· The need to address areas of deprivation in the South of the city;

· Creating a sustainable employment base for the city for the long term, to reinforce and protect its sub-regional status;

· The need to harness demand by influencing the availability of suitable land to meet it, where appropriate;

· The impact of the recent flood;

· The local property market gaps, including some ageing property in both the public and private sectors.

Policy and Planning Context
2.3 The Policy Framework that drives the direction of the Council consists of a wide range of linked plans and strategies including the following:

· Cumbria Sub-Regional Strategy;

· Carlisle City Vision;

· Carlisle Corporate Plan;

· Economic Development Strategy;

· Carlisle Renaissance;

· Learning City Strategy

2.4 These plans are generally aligned around the need to maintain Carlisle’s sub regional status, to develop a sustainable economic base.  

2.5 The planning context also reflects the priorities, but also acts as a direct land use guide.  The planning context includes:

· Cumbria and Lake District Joint Structure Plan;

· Cumbria sub-regional spatial strategy;

· Carlisle Local Plan

2.6 The economic development asset review can assist in meeting the Council’s planning objectives, through making land available for commercial uses, and promoting development.

3. PRIORITIES FOR DELIVERY 

3.1 The drivers for property suggest the need for specific property related policies that reflect the Council’s overall policy direction, and the need to respond to the pressures from central government.  In line with asset management guidance, these should relate specifically to financial performance, use and investment.  They also need to reflect the different purposes for which property is held.

3.2 The drivers suggest the following policy principles be adopted, as encompassed in the 2006-2011 Asset Management Plan.

1. Operational Property Strategy



· The Council will own a highly rationalised portfolio of property to deliver services and which provides users with a good standard of efficient, accessible accommodation and facilities by making buildings Cleaner, Greener and Safer in the right location and at the right cost.  

· All service property will be efficient and effective in supporting delivery of the Council’s priorities including one main location for City Council governance. 

· The Council will occupy freehold property where appropriate. 

· The Council will hold leasehold property only when necessary to deliver accommodation required on a flexible basis, or when freehold is not available.

· The Council will develop partnership working with other local authorities, public sector bodies, the community and voluntary sector to co-locate services.

The following policy principles are to be applied to enable delivery of the service property strategy:

Investment principles

Investment should be made only through a 5 year programme where:

· The property is required for the medium or long term use of the Council, and

· The investment

-enhances service delivery

-improves sustainability

-improves utilisation

-increases efficiency


-adds value 

· It addresses statutory obligations



2. Non-Operational Property Strategy 



· The Council will own property that helps to deliver the corporate priority of a Learning City 

· The Council will investigate new medium and long-term development opportunities that will support delivery of Carlisle Renaissance and economic development policies.

· The Council will own property that provides a regular and sustainable income stream, as a key component of the Medium Term Financial Strategy.

· The Council will strive to improve the performance of the income stream and reduce liability through partnership working and grant assistance where appropriate.


The following policy principles are to be applied to enable delivery of the non-operational property strategy:

Investment principles

Commercial property will only be held where:

· It provides an acceptable financial return 

· There is potential for Council involvement to deliver economic development objectives

· It contributes effectively to the delivery of other Council priorities

· It improves future sustainability of income

· It addresses legal or contractual liabilities and obligations



3. Surplus Property Strategy



· The Council will dispose of assets that it does not require on the open market on a freehold and leasehold basis at best consideration.

The following policy principles are to be applied to enable delivery of the surplus property strategy:

Surplus property

All operational and non-operational property will be sold unless:

· It is occupied efficiently and effectively for services in the right location, at the right price.

· It can be used to develop Learning City Carlisle and / or a Cleaner, Greener, Safer Carlisle.

· It can be used to deliver social, economic or environmental benefits under Carlisle Renaissance.

· It is a long-term strategic investment.



4. Property Acquisition Strategy

· The Council will only acquire assets if there is a business case to support the improvement in service delivery in the Capital Strategy.

· The Council will acquire assets that assist with the delivery of Economic Development policy if there is a business case in the Capital Strategy.

· The Council will develop opportunities, in partnership, to assemble sites to deliver Council objectives, particularly its priorities of Learning City, a Cleaner, Greener and Safer City and Carlisle Renaissance.


The following policy principles should be applied to enable delivery of the property acquisition strategy:

Property acquisition

Property will only be acquired in the following circumstances:

· Where the service cannot be efficiently delivered without it

· Where it is required to deliver Economic Development policy

· Where it is required to support the delivery of other Council priorities



4. CONCLUSIONS & RECOMMENDATIONS

4.1 The key findings of this paper, and their implications can be summarised as follows:

Enabling future growth

4.2 Many of the traditional industries that form the economic base for Carlisle are in decline, as part of a wider economic change.  To protect the economic security of Carlisle for the future, greater diversity is needed, which will require growth to be enabled in the following areas:

· Existing industries

· Service industries

· Knowledge based and new technology industries

· Enabling further development of tourism

4.3 The development of these sectors is intrinsically linked to the development of Carlisle as a City region and “Learning City”. The Council’s assets can be used to contribute to this in the following ways:

· Directly, through the use of Council owned land for the development of educational facilities, and the growth of a University within the City

· Directly, through the provision of development land for the provision of business start up units to enable new business development

· Directly through the use of CPO powers and the Prudential Code to assemble sites suitable for the delivery of the Council’s objectives

· Directly for the development of tourism related activity

· Indirectly, through working with existing employers to identify their future needs, and how council property can contribute to meeting these 

Protecting and enhancing the “internal market” 

4.4 The majority of businesses in Carlisle primarily serve the demands of the City and its wider refines.  The declining population, and slow growth, represent a risk.  To counteract this will require opportunity for students and younger people to develop new businesses and services in emerging areas.  This will assist in wealth creation, and in the long term maintain the demand for the services that already exist.

Actions to be taken

4.5 The Central Government emphasis on effective asset management, linked to the delivery of the Council’s core objectives, requires the Council’s assets to be managed corporately, and for corporate objectives to form an intrinsic part of all decisions related to the future of the Council’s estate.   In order to achieve this the economic development asset review has concluded with:

· Adopt the general Property Policies identified above;

· Review of each of the industrial estates in the light of the economic and wider political context;

· Develop key principles and action points for priority assets;

In addition to this work, the Council is also undertaking:-

· Initiate a detailed review of the future of the Council’s offices and the surrounding flood affected area in support of Renaissance;

· Initiate a cross/service cross authority review of all publicly owned land and buildings through a County led initiative.
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