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DIRECTORATE: DEVELOPMENT AND ENVIRONMENTAL SERVICES

REPORT AUTHOR: KATE ELLIS – ASSISTANT DIRECTOR (PLANNING & 
REGENERATION)

1. Purpose of Report

1.1 To seek Executive authority to proceed with the next stages of the development of 
the £25M Central Lincoln Transport Hub (“Hub”) project including:

- Additional £787,470 of capital funds to develop the project to enable the 
submission and progression of a planning application for the scheme up to 
the point of determination at Planning Committee (bringing the total City 
Council budget for the project to £1.34M of which £1.313M is capital and 
£27k is revenue);

- Additional work now required to secure final approval of the indicative £11M 
Single Local Growth Fund (SLGF) from Department For Transport (DfT) 
originally identified in the Greater Lincolnshire Local Enterprise Partnership 
(GLLEP) Growth Deal;

- Identifying other sources of funding to deliver the full Transport Hub 
scheme; 

- Working with partners to secure the necessary property agreements, 
consents and funding contributions to enable the project to be delivered; 
and

- Continuation of work to mitigate and manage the considerable risks 
associated with the development and delivery of the project.

2. Executive Summary    

2.1 The Hub project is a key project for the regeneration of the City Centre and 
delivery of both the City Centre Masterplan objectives and the Growth Strategy 
aspirations. A new fit for purpose public transport interchange for bus and rail 
passengers with improved connectivity and a consolidated high quality 1000 space 
multi-storey car park (MSCP) is an essential component of ensuring Lincoln’s 
economic future and is an important scheme for the people of Lincoln.

2.2 Following the submission of a funding bid for Single Local Growth Fund monies in 
early 2014, officers have been working to develop the Central Lincoln Transport 
Hub project to a point where the funding package is secured and the scheme is 
practically deliverable.

2.3 The project is a very complex one and involves a range of key partners and 
significant cost and design issues that require professional advice and expertise 
beyond the Council’s officer team. A compliant procurement process has now 

PLEASE DO NOT CHANGE THE PAGE MARGINS FOR THE DOCUMENT AS 
A WHOLE



been completed and an experienced design and build team has been put together 
and is now working on the project.

2.4 Since the project was awarded £11M of indicative SLGF grant in Summer 2014 
the process for obtaining final approval for the grant has been unclear. It was 
hoped that the SLGF funding would have been given final approval by December 
2014 to enable the project to proceed with certainty. However, a range of factors 
beyond the Council’s control and influence have meant that this has not been 
possible. Just before Christmas 2014 DfT confirmed that they would retain the 
scheme within their remit and needed detailed planning consent, full scheme costs 
and the full funding package in place alongside a compliant DfT business case in 
order to give final approval. This approval is therefore realistically not possible until 
September 2015. In addition, the SLGF grant is not available until 2016/17 so 
other project funding would need to be brought forward in order to start delivery 
before 2016/17 and Council officers are identifying whether this is possible.

2.5 In order to minimise project costs, secure the funding package and have the best 
chance for delivering the project as quickly as practically and financially possible, 
the optimum timescale requires submission of a planning application by the end of 
March/start of April 2015. 

2.6 Minimising cost and maximising deliverability requires £1.313M of funds to be 
spent at risk by the Council. If the SLGF does not get final approval and no 
alternative funding sources can be found, the Council will have spent that money 
in order to get a planning decision, with no funded scheme at the end of the 
process. Whilst the risk of this appears low currently, the risk remains a real one. 
Unless the Council takes that risk the project will not happen and it is difficult to 
see how the project would be delivered in the future.

2.7 In order to deliver the project, the Council also needs to enter into a range of 
property agreements, obtain consents and secure funding contributions from key 
partners in the scheme. All of these would also need to comply with State Aid 
requirements, DfT requirements and meet the funding conditions. Work has been 
progressing well with all partners and significant progress has been made. Over 
the next 6 months these discussions need to be successfully completed for the 
scheme to go ahead.

2.8 The Council is now working with the design team to develop the detailed design 
for a planning application submission in March/April 2015. There will be a 4-week 
public consultation starting on 23 January 2015 during which members of the 
public and stakeholders will be asked for their comments and feedback. A 
programme for this consultation period has been developed and is being finalised 
so it can be verbally reported to Executive at the meeting.

2.9 The project carries a range of significant risks which could have significant 
consequences and some of these are not within the Council’s control. Officers are 
working hard to minimise and manage these risks, but given the scale and impact 
of them, Executive need to be aware of the risks involved with proceeding with the 
project at this time.



3. Background

3.1 As part of the Central Lincoln Regeneration Programme the Council has since 
February 2014 been developing the Central Lincoln Transport Hub project to 
provide an integrated fit for purpose passenger transport interchange with 
improved connectivity to the city centre comprising the following key components:

- New fit for purpose and larger bus station adjacent to the train station;
- New footbridge linking Sincil area and the City Centre incorporating access 

to the train station platforms;
- New public realm and highway improvements to St Mary’s Street and front 

of the train station; and
- New 1,000 space Multi-Storey Car Park (MSCP).

3.2 A funding bid was made in March 2014 to the Greater Lincolnshire Local 
Economic Partnership (GLLEP) for Single Local Growth Fund (SLGF) monies for 
an £11 million grant towards an overall estimated project cost of £22.3 million. This 
funding bid was accepted into the GLLEP funding programme as having 
“indicative” approval, with more detailed work required to secure the funding fully. 

3.3 Delivery of the scheme requires a range of property agreements, obtain consents 
and secure funding contributions from key partners in the scheme. These include:

- Lincolnshire Cooperative Limited (as a landowner in the area of the 
scheme);

- Network Rail (as landowner and operator);
- East Midlands Trains (as the train franchise operator); and
- Lincolnshire County Council (as landowner and Highway Authority).

These partners have been working closely with the Council and good progress is 
being made. However, all of the necessary agreements, consents and funding 
contributions need to be in place by the Summer 2015 for the project to be 
deliverable.

3.4 The Council has previously set aside a capital budget of £552,530 (£525,530 of 
capital and £27,000 revenue) in order to develop and bring forward the project.

3.5 In order to develop the project the Council have used a procurement framework 
through SCAPE to obtain a range of design, construction, cost and project 
management advice with Willmott Dixon as the lead contractor. The early stages 
of this work were free of charge to the Council under the terms of the SCAPE 
Framework project development stages, to enable project feasibility. The Council 
has now entered into a phased Project Order stage to enable the detailed 
development of the scheme design and costings and submission of the planning 
application, to enable the scheme and funding to progress. Only when the funding 
package, planning consent and decision to deliver the project are in place would 
the construction contract be signed. This approach has therefore limited the 
Council’s exposure to risk and cost at all stages.

4. Central Lincoln Transport Hub- the Scheme, Vision and Principles

4.1 Core Scheme: The project is looking to deliver the following core elements of a 



new transport interchange for Lincoln:

- New fit for purpose bus station;
- New footbridge over the railway line;
- New 1000 space multi-storey car park;
- New car park for Network Rail on the northern part of the existing 

Tentercroft Street car park; 
- Highway improvements required for the MSCP and the bus station; and
- Associated public realm improvements.

In addition, during the 30-month construction period the following works are 
required to deliver:

- Temporary car parking on Coalyard for Network Rail; and
- Temporary car parking under Pelham Bridge for Network Rail.

4.2 Full scheme: We are also looking at delivering with partner support and additional 
funding the following elements in addition to the core scheme, and it is these 
elements that could be delayed or not delivered depending upon final cost and 
funding position;

- Improved train station concourse in front of the train station;
- Improvements to St Marys Street from High Street to the Barbican Hotel;
- Introduction of cycle lane on St Marys Street;
- Public realm improvements alongside Sincil Drain from the southern end of 

the new footbridge to Tentercroft Street; 
- Higher quality public real improvements to link northern end of the 

footbridge in to Sincil Street; and
- Resurfacing of remaining Tentercroft Street car park.

However, further work would need to be done to ensure that excluding any of 
these elements would deliver cost savings.

4.3 Appendix A shows the latest plan version of the Full Scheme.

4.4 The Vision for the scheme is a new fit for purpose public transport interchange for 
bus and rail passengers in the heart of the City with improved pedestrian 
connectivity through the area and a consolidated high quality 1000 space multi-
storey car park (MSCP), which delivers regeneration objectives and facilitates 
economic growth across the City’s communities.

4.5 The Principles for the scheme set by CMT (Corporate Management Team) in 
consultation with the Leader of Council, cover financial, property, regeneration and 
operational areas and are at the heart of the project’s development. These are set 
out in Appendix B.

5. Project Development 

5.1 This is a large and complex project which has strong project governance in place 
to manage and direct the project in line with the Council’s project management 
guidance and framework.



5.2 The current stage of development is the preparation for a planning application in 
March/April 2015. A 4-week public consultation is due to start on 23 January 2015 
during which members of the public and stakeholders will be asked for their 
comments and feedback. A programme for this consultation period has been 
developed and is being finalised.

5.3 Project development has been underway for the past nine months in a range of 
areas which the report will update below:

- Delivery/Timescales (section 6)
- Costs (section 7)
- Funding (section 8)
- Partners (section 9)
- Procurement (section 10)
- State Aid (section 11)
- Risks (section 12)
- Options (section 13)

6. Delivery Timescales

6.1 The Current optimum timetable for delivery has been developed on the following 
objectives:

- Minimise capital costs –delay increases cost uncertainty and based on 
current construction cost projections on a scheme of this size and nature 
that cost equates to an additional monthly capital cost of around £150,000.

- Minimise revenue impact – the loss of car parking during the construction 
phase, particularly the delivery of the new MSCP which would remove the 
Thornbridge spaces, has a significant revenue implication for the Council, 
therefore ensuring that the new MSCP is in place for 01 December in any 
year is important to minimise this impact;

- Minimise disruption to the City Centre – there is a range of disruption 
scheduled for the city centre over the next few years with highway 
infrastructure improvements, particularly the new East-West Link Road and 
the new Railway bridges in High Street and Brayford Wharf East, therefore 
the project delivery needs to ideally dovetail with this;

- Minimise capital expenditure on existing Council assets – the bus station 
and Thornbridge car park structure require some significant further works to 
them. As the project would mean the demolition of the structure, minimising 
these requirements will save the Council money;

- Maximise funding opportunities – the “indicative approval” of the SLGF 
grant in 2016/17 means that the project needs to be significantly underway 
in 2016/17 to enable the grant to be drawn down, so project development, 
consents and related agreements need to be in place well before that year. 
In addition, once the scheme is approved there could be potential to access 
funds earlier than 2016/17 although this is not guaranteed; and

- Maximise regeneration potential – there is a range of investment interest in 
the City currently and the delivery of the project as early as possible will 
positively impact on securing that investment. This includes improvements 
to direct train services to London, improved rail services to Nottingham, 
tourism investment connected to Magna Carta and Castle development, 
growth of the University sector, retail investment, investment in the Market 



area, engineering investment and many others.

6.2 The optimum delivery timescale therefore is:

- Development of detailed project scheme, detailed investigations to inform 
final costs and construction programme – up to March 2015

- Planning Application submission - March/April 2015
- Property agreements/consents agreed and ready – July/August 2015
- Detailed planning consent in place – July/August 2015 
- Final Funding package in place for final scheme -  September 2015
- 30-month construction period to commence as practicable depending on 

operational requirements, funding availability and mobilisation timescales

7. Project Costs

7.1 Capital Costs 

The indicative capital cost for the core scheme is around £25M, although the 
detailed design work over the next few months will provide more robust project 
and scheme costs. This initial cost assumes that construction could start in 2015. 
If construction were to be delayed by one year with a 2016/17 start, then the 
construction costs would increase by approximately 10% (based on the BCIS 
(Building Cost Information Service) forecast inflation rates that the construction 
industry uses to estimate future building costs). 

Funding the Capital Cost of the Scheme

The scheme would be funded by £11M of SLGF grant and the rest from partner 
contributions which are still being negotiated/finalised.

7.2 Revenue Costs 

Whilst the scheme is forecast to deliver a surplus over the lifetime of the asset as 
a result of increased car parking income from the MSCP, there are a number of 
revenue costs to be borne during the construction phase. These consist of:

- Temporary borrowing costs to cover the projected project cashflow;
- Long term borrowing costs on completion of the scheme; and 
- Reductions in car parking income due to temporary loss of car parking spaces 
during construction. 

Detailed work on the revenue impact of the scheme is underway and will be 
finalised once the Council has detailed design and costs of the scheme, the 
agreements negotiated with partners, the nature of the funding package confirmed 
and the timing of the construction phase.

7.3 Additional Costs 

Outside the capital cost plan for the scheme, there are a range of additional costs 
that the Council is and will incur during the project to make it happen and this 
could be in the region of £200,000. The requirements and costs for these are 
currently being worked but include: 



- Valuation advice to satisfy State Aid and other regulation requirements;
- Legal advice on State Aid/agreements/consents; 
- Project management and support staff;
- Transport advice (particularly for DfT business case work); and
- Financial/Tax advice.

7.4 Capital Cost Minimisation

Officers and their advisers are currently looking at the areas where costs can be 
minimised given that the Concept Design costs exceed the available budget. As 
the detailed design work takes place, site investigations are undertaken 
(particularly in relation to utilities, ground conditions and archaeology) and detailed 
specifications are drawn up there will be a range of opportunities to identify cost 
reductions, reduce the cost of risk and bring the project to within a fundable 
budget. One example of this cost minimisation is looking at a reduced MSCP 
footprint that would still deliver 950 spaces but for a significantly reduced cost. 
Achieving this will be subject to the detailed internal layout design and structural 
analysis of the MSCP. 

8. Funding

8.1 The SLGF funds for the project were “indicatively” allocated as part of the Greater 
Lincolnshire Local Enterprise Partnership (GLLEP) Growth Deal in August 2014 In 
December 2014 the Council were informed that the Hub project will be a DfT 
approved scheme. This means that the funding will be granted by DfT once the 
following have been achieved:

- A robust and compliant business case around the five main processes of 
strategic fit, procurement, finance, project management and economic 
need/benefit;

- Detailed planning consent in place;
- Full agreed cost details of construction; and
- Confirmation of the remaining funding package. 

8.2 Our funding has been profiled for spend of £4.8m in 2016/17 and £6.2m in years 
2017/18. The Council would need to identify other funding to come forward to 
enable the project to start in 2015 once all approvals are in place if this funding 
cannot be brought forward.

8.3 DFT have advised that our funding was accepted and confirmed by GLLEP on 7th 
July 2014 and that any design fees/costs incurred in developing the project from 
that date can be drawdown once final funding approval has been granted which is 
anticipated to be September 2015.

8.4 Progress is being made to secure the additional funding contributions from 
partners and the potential for European funding is also being explored should 
SLGF not be finally approved (although the timescales for obtaining this type of 
funding could significantly delay delivery of the project).

9. Partners

9.1 There are a range of partners who are involved in the delivery of the project. 



Core Partners, through land ownership and funding are:

- Lincolnshire Cooperative Limited (LCL); and
- Network Rail (NR).

Other key partners due to funding/consents are:

- East Midlands Trains (EMT);
- Lincolnshire County Council (LCC); and
- GLLEP.

Discussions are also involving Stagecoach as the current bus station operator to 
ensure that the bus station addresses all the requirements for a modern, fit-for-
purpose facility that would encourage greater bus usage.

9.2 All of the project partners are committed to see the project delivered and are 
attending regular design meetings to assist in working up a scheme for the 
submission on a planning application in March/April 2015.

9.3 Negotiations with partners are taking place and are progressing well.

10. Procurement

10.1 The development of the project has used the SCAPE Framework agreement 
which is a national procurement framework that is OJEU compliant. Willmott Dixon 
is the contractor on this framework and we have signed a Project Order to enable 
the next stage of project development. Whilst this is legally binding, it does allow 
flexibility in that it can be terminated at any point within the pre-construction stage, 
with liability only being for costs incurred to date. Once this stage has been 
completed a full contract will be entered into in respect of the construction phase 
of the project. In developing the scheme there are a number of State Aid issues 
that need to be addressed and expert advice is being commissioned to provide 
appropriate support and advice to officers. Any further procurement will be 
undertaken as and when required following either internal Contract Procedure 
Rules or European legislation depending on the value of the contract.

10.2 Whilst the procurement process is a compliant one, as the overall scheme is not 
following normal procurement protocol, relevant advice has been sought and in 
line with this and as a precaution to protect the Council a Voluntary Transparency 
Notice will be published in January 2015.

11. State Aid

11.1 The project needs to ensure that all aspects of it are compliant with State Aid 
regulations, particularly because of the use of public money and grant funding. 
Specialist legal advice has been obtained throughout the development of the 
project and the associated agreements and this will continue to ensure that 
regulations are complied with.

12 Risks 

12.1 The project carries a range of significant risks which could have significant 



consequences and some of these are not within the Council’s control. Officers are 
working hard to minimise and manage these risks, but given the scale and impact 
of them, Executive need to be aware of the risks involved with proceeding with the 
project at this time.

12.2 Council officers have held a risk workshop to explore and understand the risks 
involved and a detailed risk register is in place and being monitored and managed.

12.3 The key risks to the project currently focus on three areas:

- Cost
- Funding
- Consents

12.4 The top risk at the moment, affecting all elements of the project, is not securing the 
final approval of the SLGF and not doing so by September 2015 in order to 
minimise costs. 

12.5 The Council is doing everything it can to deliver this project. It is leading the 
project, working with partners, making funding applications, developing the project 
detail, submitting the project for planning approval and taking the risk. The Council 
would have £1.34M of cost at risk. If the risk materialises then the Council would 
not be able to recoup that cost and may not be able to implement the scheme. 
Whilst the risk as things stands is small it remains a very real risk
 

13. Options

13.1 Do not proceed with the scheme

Advantages Disadvantages
- Do not have the capital and 

revenue pressures of a 
potential £25million capital 
project;

- Enables other projects to 
potentially proceed 

- Public/political/partner reaction
- The existing bus station and the 

car park above would require 
substantial refurbishment

- Existing 850 space consent for car 
park could be built out in the future 
by another operator (would still 
require the Council to surrender its 
lease)

- Area still in need of investment
- General Fund will have to fund the 

costs incurred so far on the 
scheme



13.2 Delay scheme until funding secured

Advantages Disadvantages
- Limited risk with public 

money taken
- If funding not secured then 

only limited public money 
not recoupable

- Would not secure DfT approval and 
would not therefore get the grant, 
therefore other funding sources 
would need to be identified

- Overall project costs increase by 
approx £150k for each month of 
delay

- Revenue costs due to loss of income 
increase

- Would not have some of the 
information needed to secure 
alternative funding and funders 
confidence in the project and 
Council ability to deliver may be 
adversely affected

- Delay could affect procurement
- Dependent on the period of delay, 

repair works may be required to the 
bus station/car park as above

13.3 Proceed at risk

Advantages Disadvantages
- Minimises total capital and 

revenue cost increases
- Keeps current design team 

and goodwill in place
- Keeps the project to 

timetable
- Gives partners confidence
- Much more likely to secure 

the funding

- Have to stop other projects/work 
to find the funds

- If the scheme does not proceed 
the Council could be criticised 

14. Strategic Priorities 

14.1 Growing the local economy – a fit for purpose transport interchange in the heart 
of the City to service residents, businesses and visitors is a key component and 
requirement of the successful delivery of the City’s Growth Strategy.

14.2 Protecting the poorest people in Lincoln – a fit for purpose footbridge that links 
the deprived area of Park in to the City Centre, alongside a range of public 
transport improvements for bus, trains and cycling users provides better linkages 
for the poorest people in Lincoln to economic, training and support service 
provision.

15. Organisational Impacts 

15.1 Finance Implications– The cost of the pre-construction activities in relation to 
planning, surveys and investigations and detailed design work can be capitalised 



and funded by internal borrowing on sufficient assurance that the scheme will take 
place. These costs have been estimated at £1.313M and can be capitalised and 
funded from internal borrowing at a cost of £14,800 for 2015/16.

Of these costs Executive have previously approved a capital budget of £525,530 
funding from internal borrowing at a cost of £5,900 for 2015/16 and a revenue 
budget allocation of £27,000. The internal borrowing cost of the additional capital 
allocation of £787,470 will be £8,900.

If the scheme should cease to progress, then the capital costs incurred will require 
writing off as revenue expenditure. The Council has set aside resources in an 
earmarked reserve to mitigate some of this impact on the General Fund revenue 
budget, but it does not cover the full cost of the potential write-off.

Full capital and revenue costs cannot be determined with more certainty until the 
negotiations and the design work have been completed. 

15.2 Legal Implications - The Project generates a number of complex issues relating 
to state aid.  Initial advice was commissioned to address this point and will 
continue to be updated as the scheme progresses. It is key to ensure the scheme 
is state aid compliant to avoid any legal challenge or clawback of grant funding.

In order to secure each partner's commitment to the Project and in particular their 
commitment to providing a particular level of funding we will draw together a legal 
agreement securing this commitment from each partner once the heads of terms 
have been finalised with all partners but prior to a construction contract being 
entered into.

15.3 Property Implications - For this scheme to be implemented a number of land and 
property negotiations are taking place including with Lincolnshire Cooperative and 
Network Rail, for which appropriate advice is also being sought. These 
negotiations are at a very commercially sensitive stage.

15.4 Procurement implications - The development of the project has used the 
SCAPE Framework agreement which is a national procurement framework 
designed for these types of project that is OJEU compliant. The publication of the 
Voluntary Transparency Notice will reduce any risks.

16. Recommendations

16.1 That Executive, accepting the risks involved in proceeding with the project, 
approve the additional £787,470 of capital funds for the submission and 
progression of a planning application for the scheme up to the point of 
determination at Planning Committee to be funded from internal borrowing at a 
total cost of £8,900 for 2015/16. This represents an additional revenue cost 
pressure which will be required to be funded from general fund balances until the 
decision has been made to either continue with the project or to stop. Funding 
implications beyond 2015/16 are not yet being built into the MTFS. 

16.2 That Officers develop the Business cases required by the Department For 
Transport (DfT) as part of their approval process and work with DfT to fulfil any 
further requirements they may have to enable the final approval of the £11M SLGF 



grant.

16.3 The Council continues to work with partners to secure the necessary property 
agreements, consents and funding contributions that are essential for the project 
to be delivered.

16.4 Officers continue identifying and securing other sources of funding to deliver the 
full Transport Hub scheme; 

16.5 Officers continue work to mitigate and manage the considerable risks associated 
with the development and delivery of the project, and provide Executive with 
appropriate updates on any significant changes in those risks.
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