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What is the Report About? (Executive Summary) 
 
1. The Borderlands Inclusive Growth Deal has committed £50m towards the 

redevelopment of the Citadels Site facilitating delivery of a transformational 
project for Carlisle and the wider Borderlands region.  The Citadels Site will 
become the new home for the University of Cumbria (UoC) creating a new 
university campus that will support the future growth of the city and the university, 
stimulating economic activity in the city centre and increasing skills and business 
productivity in the region.  
 

2. This report seeks Cabinet approval to transfer the Citadels Site to UoC, as an in-
kind contribution to the project. The Citadels Site comprises the former Crown 
Court buildings, the adjoining hospital wing, the Kraemer building, the Nisi Prius 
building and the Citadels Car Park currently owned by the County Council.  The 
proposal is to transfer the freehold to UoC for nil consideration in order to enable 
development of this transformational project and creation of the new city centre 
university campus.  

 
3. The redevelopment of the Citadels Site is part of a much wider investment plan 

for Carlisle that will see over £100m being invested in the regeneration of the city 
centre over the next five years.  In addition to the £50m investment through the 
Borderlands Inclusive Growth Deal, a further £23.5m will be invested by UoC and 
£4m from Carlisle Town Deal. The Citadels project is complemented by 
developments at Carlisle Station and investment through the Carlisle Town Deal 
and Future High Street Funding.   
 
Recommendation of the Executive Director 

 
4. Cabinet agrees the transfer of the freehold of the Citadels Site to the University 

of Cumbria for nil consideration (transfer at undervalue) to enable their 
development of a new university campus. 
 

5. Cabinet delegates authority to the Executive Director for Economy and 
Infrastructure, in consultation with the Leader, Deputy Leader and Portfolio 
Holder for Economic Development and Property, to finalise the detailed terms of, 
and complete, the transfer.  

 
 



 Background to the Proposals 
 
6. Redevelopment of Carlisle Station Gateway and Citadels is a strategic project 

within the Borderlands Inclusive Growth Deal. The Citadels project aims to 
redevelop a 1.65-hectare site of historic importance to create a new city centre 
campus for the UoC.  The site is in the combined ownership of Cumbria County 
Council and Carlisle City Council as shown in Appendix 1. As landowners, the 
County and City Councils are key partners in enabling the development of the 
project. 
 

7. The County Council has worked closely with UoC and the City Council from the 
project inception to the point at which Borderland’s funding was secured following 
submission of the full business case.  Delivery of the project is being led by UoC, 
who will be the recipient of Borderlands funding (£50m) as well as contributing 
£23.5m of their own funding.  A further £4m is to be provided via the Carlisle 
Town Deal.  
 

8. The Citadels project proposes the re-development of the Grade 1 listed Citadels 
structures as well as the construction of new buildings to deliver a mixture of high 
quality and fully digital enabled teaching spaces, together with space for 
university administration and support services as well as creative and cultural 
facilities. The proposed campus would have a transformational impact on Carlisle 
City Centre, bringing the UoC’s Centre for Digital Transformation, a 200-seat 
multi-purpose lecture theatre, internal and external exhibition areas, a business 
interaction space, a café and a new public square accessible for all. 
 

 
Source: Day Architectural 

 

9. The new university campus in the heart of Carlisle would provide enhanced 
access to skills and educational opportunities for local residents and attract more 
people to live, work and visit Cumbria. The additional footfall created by the 
university will breathe new life and vibrancy into the city centre and act as a 
catalyst for regeneration in Carlisle.  Objectives targeted through this 
regeneration project are:  



o Improve the skills and productivity of the workforce - addressing the 
productivity deficit across the area and improving overall economic 
performance. 

o Improve the inclusivity of growth – by extending access to higher 
education opportunities. 

o Raise the profile of Carlisle/Borderlands – by bringing back into full use 
this key gateway site with a high-quality building. 

o Increase footfall in the city centre – to help counter the wider trends leading 
to a decline in high street shopping faced by Carlisle city centre and so help 
support the vitality and vibrancy of the city centre. 

o Improve the overall attractiveness and liveability of Carlisle as a city – 
this relates to helping improve the city centre making the university’s cultural 
facilities much more accessible and usable by Carlisle’ residents and 
increasing the University’s economic, social and cultural footprint in the city. 

 
10. The business case for the new campus estimates that this proposal will deliver 

164 extra full-time equivalent jobs by 2035/36, 380 net additional jobs by 2040/41 
and boost the economy of the Borderlands region by £118m (Gross Value 
Added).  In approving the Borderlands funding for this project, Government 
recognised that that the forecast benefits represented good value for money. 
 

11. To facilitate the delivery of the project and to ensure the Citadels Site is brought 
back into use, maintained to appropriate standards and continue to perform as 
an iconic ‘gateway’ into the City Centre, UoC needs to acquire the properties in 
the ownership of Cumbria County Council and Carlisle City Council. 
 

12. The buildings on the Citadels Site have been vacant for over five years since 
Cumbria County Council staff were relocated to Cumbria House. Holding costs 
for the properties since they were vacated are estimated at £0.040m per annum 
(principally consisting of essential repairs and utility costs). 
 

13. With a freehold transfer, UoC would maintain and improve the Citadels Site. The 
UoC would be responsible for all issues associated with the use and operation of 
the buildings, for example:  

 

 Upkeep, repair and maintenance. 

 All running costs, including insurance; and 

 Compliance with statutory and legislative requirements. 
 
14. Carlisle City Council, which has a range of active commercial tenancies (leases 

and sub-leases), is currently in discussion with the UoC around the transfer of 
their site.  It is understood that this will be a freehold transfer and is subject to 
approval by their Executive. 

 
Options Considered and Risks Identified 

 
15. As part of the Borderlands Inclusive Growth Deal, Cabinet agreed on 4th February 

2021 to, in principle, contribute the Citadels asset as an in-kind contribution to 
the Deal, valued at approximately £1m.  In transferring the asset to UoC at less 



than market value, the Council has considered the following options in order to 
reach agreement with UoC: 
 
Option (a) – Cabinet to agree the long leasehold disposal (125 years) of the 
entire Citadels Site to the UoC at a peppercorn rent. 
 

16. Cumbria County Council could lease its property to the UoC for a peppercorn 
rent.  This would allow the site to be developed by the UoC into a city centre 
campus, creating the opportunity to realise the outcomes outlined above whilst 
retaining the site in the public estate. 

 
17. The lease of the entire site would mean that Cumbria County Council would retain 

the freehold interest and retain some control over the future use and occupiers of 
the site. The property could not be sold by the UoC and with the inclusion of an 
appropriate covenant the leasehold could not be transferred to others without 
Cumbria County Council’s consent. 

 
 Option (b) – Cabinet agrees to the freehold disposal of the Citadels Site to the 
UoC at nil consideration (gift). 
 

18. Transferring the freehold of the property to UoC would derive the same benefits 
as outlined for option (a) above but would mean that the Council would not retain 
any long term interest in the site and therefore have no financial or legal 
obligations in relation to the asset which would no longer be held in the public 
estate. 

 
19. The gift would represent a capital contribution to the project of £0.960m from the 

Council, representing the valuation of the property in November 2021. 
 

20. The County Council would lose any control of future development of the site and 
would provide UoC with full control of their asset for use as a high-quality 
education campus for the benefit of Carlisle and the wider Borderlands region. 

 
Option (c) – Cabinet agrees to the long leasehold disposal (125 years) of the 
Citadels Site excluding the Citadels car park and the Kraemer Block in which the 
freehold would be transferred to the UoC for nil consideration (transfer at 
undervalue). 
 

21. The County Council would lose control of future development of the part of the 
site for which the freehold is transferred unless restrictive user clauses and 
clawback provisions were incorporated in relation to any future use/disposals. 
There are no identifiable benefits to this hybrid option compared to the two 
options above. 

 
Reasons for the recommendation/Key benefits  
 

22. The recommended option is Option (b); the freehold disposal of the entire 
Citadels Site to the UoC at nil consideration. This aligns with the proposed land 
transfer by Carlisle City Council and ensures UoC is in full control of their new 
campus development. 

 
 



 
23. Key benefits to be realised from transferring the asset to UoC are as follows:- 

 

 Significant benefits for the local economy, community and environment 
from the development of a new city centre university campus. 

 A strong and growing UoC at the heart of the city, creating a profile and 
opportunities that promote regional economic growth. 

 New investment in and purpose for local historic assets, showcasing a 
rich cultural heritage for residents and visitors to create an enhanced 
experience and sense of place. 

 Addresses the Council’s immediate and potential future maintenance 
and holding liabilities in relation to the properties. 

 Addresses the Council’s risk of reputational damage due to 
deterioration of the heritage assets. 

 Promoting better access to skills development for local people and 
businesses. 

 
Financial – What Resources will be needed and how will it be Funded? 
 

24. The recommendation of this report is that Cabinet agrees to a freehold disposal 
of the Citadels Sites to the University of Cumbria at nil consideration to enable 
their development of a new university campus and to delegate authority to the 
Executive Director for Economy and Infrastructure, in consultation with the 
Leader, Deputy Leader, Portfolio Holder for Economic Development and Property 
to finalise the detailed terms of the transfer.  
 

25. Should Cabinet agree to the proposed freehold disposal (for nil consideration), 
rather than disposal on the open market, then a potential capital receipt of 
£0.960m would be foregone by the Council. 
 

26. The Council will save approximately £0.040m per annum in revenue holding costs 
and cost avoidance of £0.560m in future backlog maintenance. 
 

27. Legal and property input and resource would be required to facilitate the 
leasehold agreement. This may need to be outsourced depending on the 
complexity of the agreement. 

 
  Legal Aspects – What needs to be considered? 

 
28. Where the Council disposes of its assets, it is under a statutory duty pursuant to 

section 123 of the Local Government Act 1972 to do so at the best consideration 
(i.e. price) reasonably obtainable, unless a consent to a disposal at an undervalue 
has been obtained from the Secretary of State. 
 

29. The Secretary of State has issued a general consent allowing local authorities to 
dispose of land at an undervalue where they consider that to do so will help to 
secure the promotion or improvement of the economic, social or environmental 
wellbeing of the area, provided the difference between the value of the land 
interest to be disposed of and the consideration being accepted by the authority 



(i.e. the undervalue) is £2,000,000 (two million pounds) or less and that the 
valuation process set out in the general consent has been complied with. 
 

30. Cabinet may, therefore, rely on this general consent in relation to the disposal of 
its land if it considers that the wellbeing benefits outlined in the report justify the 
proposed disposal of the property. The Council’s Disposal Policy states that any 
disposal at undervalue must be approved by Cabinet.  

 
Subsidy Control 
 

31. In relation to the second recommendation, Cabinet may under Part 3A paragraph 
2.2 Constitution delegate authority to the Executive Director for Economy and 
Infrastructure, in consultation with the Leader, Deputy Leader, Portfolio Holder 
for Economic Development and Property to finalise the detailed terms of the 
transfer of the Citadels Site.   

Health and Safety Aspects – What needs to be considered? 
 
32. The County Council has a duty under the Health and Safety at Work Act 1974 to 

ensure that, as far as reasonably practicable, adequate health and safety 
management arrangements are in place for all County Council related services 
or assets. 
 

33. The safety of the public and professionals working in site will be a primary 
concern in planning the construction phase of the project. 
 

34. This report includes consideration of health and safety responsibilities relating to 
a proposed community asset transfer. In line with the proposed lease agreement, 
their constitution and legal requirements, UoC will take responsibility for 
compliance with statutory and legislative requirements, including inspections and 
health and safety requirements. 
 

 What is the Impact of the Decision on Health Inequalities and Equality and 
Diversity Issues? 

 
35. The Citadels project will boost skills and inclusive growth, helping to reduce 

inequality a deriving socio-economic benefit for all. 
 

36. Equality and diversity are embedded in the project design principles. Some of the 
practical ways in which these are likely to manifest in the university campus 
include: 

 
o Sex and gender – 

 Creating gender inclusive spaces i.e. toilet facilities 
 Designing for personal safety from physical and/or sexual assault, with 

consideration of layout and lighting (esp. after dark) 
 Family friendly spaces for people to bring children along – childcare is 

a major barrier to equal participation for women – including creche 
facilities or child friendly activities and spaces 

 Pregnancy – baby changing facilities, spaces where women can 
express milk if they do not want to do so in public. 



o Race – in partnership with Multi Cultural Cumbria (to be based at the Citadels 
campus) and as a partner of the Carlisle Culture Consortium, the University 
facilities will be available and accessible to all, addressing perceived 
perceptions of Cumbria as mono-cultural and helping to build a space in 
which promotes community cohesion for people from different cultural 
backgrounds. 

o Religion and belief - by building in space for multi-faithgroups, the site will 
seek to attract international students and academics whose perception of 
Cumbria will be vital if they are to feel comfortable and to stay. 

o Disability – 

 The new campus will offer greater accessibility via public transport 
than any other site in Cumbria, while also retaining sufficient disabled 
spaces in an undercroft car park on site. The detailed design will focus 
on facilitating Disability Discrimination Act-compliant spaces and 
harnessing new technologies to offer more effective teaching on-site 
and at a distance. 

 There will also be consideration of quiet spaces for people with 
neurodiverse conditions and for some people who suffer from anxiety 
related mental health conditions. 

 Buildings and public spaces, which currently include steep slopes, 
steps, narrow pavements and other impediments, will be designed to 
optimise accessibility for all. 

 
Appendices  
 
Appendix 1 – Location Plan 
 
Key Facts 
 
Electoral Division(s): Carlisle Cathedral & Castle. 
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