
 

 
Part 1 Item  

 
ITEM NO. 

  
 
 Report of the Strategic Director of Place/Head of Finance 

  
 

 To Lead Member Regeneration and Property  
 

 13th December 2021 
  
 
Funding and Lease arrangement for a proposed Multi Storey Car Park – Stott 
Lane 

  
 

RECOMMENDATIONS: 
 

That the Statutory Deputy City Mayor: 
 

 
Notes the proposals detailed below on the terms as set out in the body of this report 
and on the detailed terms set out in an accompanying Part 2 report for approval 

elsewhere on the agenda. 

 
 

 Approves the Capital Investment for a new Multi Storey Car park at Stott Lane  

 Approves the associated rental/re-payment arrangements that have been 

agreed between the Council and the Northern Care Alliance Hospital Trust in 
relation to the car park. 

 Authorises the shared legal service to enter the necessary legal arrangements 
for both the build contract and lease (and agreement for lease if required) of 

the new car park/new parking arrangements. 
  

 
EXECUTIVE SUMMARY: 
 

Northern Care Alliance (NCA) have requested that the Council (SCC) consider 
funding a demountable multi storey car park (MSCP) on part of the existing surface 

car park at Stott Lane owned by SCC in return for the NCA taking a long lease of the 
completed car park from SCC.  
 

The request has been made as the Trust do not have the Capital resources to 
deliver the scheme and wish to take a wider public sector approach to delivering the 

car park given the broad community benefits that will flow from the scheme given the 
increasing importance of the hospital as both a local, regional, and national facility. 
 

The proposals have a number of benefits to both parties including enhanced asset 
control to the Council, addressing concerns about parking capacity for hospital staff 

and visitors, improve the impact of hospital operations in the local area and helping 
future proof activities at the hospital. 
 



 

The capital cost of the car park and the associated rental terms are set out within the 
accompanying Part 2 report. 

  
 

BACKGROUND DOCUMENTS: None 
  
WARD(S) TO WHICH REPORT RELATE(S): 
 

Weaste and Seedley but with Citywide implications  
  
 
KEY COUNCIL POLICIES: 

 
Health and Care provision in Salford 
Traffic and Travel and associated infrastructure impact in the City 

Neighbourhood management 
  

 
1. Introduction 

 
1.1 The Council currently own and manage the surface car parking spaces at 

Stott Lane. Part of the site is let to NCA for 198 spaces comprising 169 staff 

parking spaces and 29 disabled spaces. The remainder of the spaces on-site 
are used as pay and display for general visitors. A small part of the on-site car 

parking has been lost because of the construction of the adjacent new 
Intermediate care unit. 
 

1.2 The building of the IMCU and the intensification of use on the hospital site 
coupled with new hospital developments, such as the trauma unit has put 

considerable pressure on car parking provision both from a planning and use 
perspective. NCA have been creative about the provision of additional car 
parking capacity but it has not been sufficient to address their needs or 

planning obligations. As a consequence, they have been exploring the 
opportunity to create another deck on the Southerly part of the Stott Lane 

surface car park.  
 

1.3 NCA are capital limited and have asked whether the Council would be willing 
to fund the capital costs of the new multi storey car park in return for an 

appropriate rental payment. They feel this would have substantial advantages 
for both parties and would be delivered an exemplar model of public sector 
partners working together to address a common problem. 

 

1.4 Under this proposal, SCC would acquire and deliver a demountable Multi 
Storey car park on the site, for which planning has been secured 

(19/74402/FUL). This would result in the availability of around 410 spaces with 
184 on the ground floor and the rest at first floor level. 
 

1.5 NCA had explored revenue delivery options with third parties but this is a 

prohibitively expensive option. NCA have approached the Council to see if 
provision of the facility by the Council can be achieved to the mutual benefit 
both the NCA and SCC.  

 



 

1.6 The costs of the multi storey car park and the proposed delivery arrangements 
are set out within the accompanying part 2 report. 

 

1.7 The preferred contractor report a lead-in of 10-12 weeks to order and fabricate 
the steelwork and mobilise to site. They then report a 20-week programme to 
complete the construction of the entire car park. The contractor have pointed 

out though that they could release the ground floor area back for parking after 
8-10 weeks as part of their construction programme. 

 

1.8 Additional fees will be incurred to Project Manage the build on behalf of the 
Council at an estimated cost of around £25,000. 

 

1.9 The Capital repayment calculation details and details of the payment to be 

made by the NCA are set out in the accompanying Part 2 report.  
 
 

1.10 Whilst it is hoped that the car park can be delivered within the budget detailed 

in the accompanying Part 2 report, current building costs are a cause for 
concern. On that basis NCA have agreed that if the costs of the car park 
exceed the delivery estimate they will make an additional rental payment to 

cover the costs of any additional borrowing/repayment costs so that the 
Councils financial recovery position is fully protected. 

 
2. DETAILS 

 

2.1.1 Following discussions with NCA the terms for proposed arrangements have 
been provisionally agreed as follows: 

 
Lessor:  Salford City Council (SCC – Landlord) 

 

Lessee:    Northern Care Alliance (NCA- Tenant) 

 
Property:   South surface car park, as shown edged red on the 

attached plan and as detailed in planning consent 
(19/74402/FUL), together with vehicular access rights to 
the demised area from Stott Lane identified shaded yellow 

and pedestrian access rights identified shaded blue.  
 

Term:         25-year term.  
 
Rent:  detailed in the accompanying Part 2 report  

 

Reviews:      Rent to be subject to 5 yearly rent reviews in line with RPI. 

 

User: Decked and surface car park and alterations to layout of 

existing ground floor car park as approved under planning 

application reference 19/74402/FUL. 

 

Other Terms  Additional payment requirement provisions as per 1.10 to 

be included in the agreement 



 

 

Repairs: The lease is offered on full repairing and insuring terms. 

The Tenant shall maintain the interior and exterior of the 

structure, together with the fixtures, fittings and decoration, 

and areas of the grounds within the red edged lease 

boundary, in good and substantial repair and condition. On 

vacation, the Tenant shall remove the structure and 

reinstate the surface car park unless it is agreed between 

the parties that the structure can be retained on site in 

which case the Tenant will deliver up the Demised area in 

good and substantial repair, including internal and external 

decoration.  

 

Alienation:  Assignment or subletting is permitted subject to the Lessee 

obtaining the Lessor’s consent, such consent to not be 

unreasonably withheld or delayed. 

 

Service Charge:  The Tenant shall be responsible for all services for the 

demised area including utility costs, statutory compliance, 

caretaking, repairs and maintenance to the premises and 

maintenance of the hard and soft landscaping within the 

demised area.     

 

Business Rates: The rent is exclusive of business rates. As the premises 

are a new-build and will not have previously been 

separately assessed for business rates a new rating 

assessment will be required on completion and the Tenant 

will be liable for Business Rates. 

 

Other Conditions:  The cost of repair or replacement of the access route 

surface, street furniture and site infrastructure required as a 

result of damage by construction vehicle traffic directly 

attributable to the contract to be recoverable from the 

Tenant. 

  

 The Tenant shall permit the Landlord to inspect the 

property for the purpose of ensuring the terms and 

conditions of the lease are being adhered to.     

                               

 The Tenant shall be entitled to erect appropriate signage 

on the structure and on the boundary of the demised area, 

subject to obtaining Landlord’s Consent to the locations 

and any necessary planning consent. 

                               

 Any other conditions normally incorporated by the City 

Council in an agreement of this type.   



 

 

Costs:  Each party to bear its own legal costs and the letting 

agent’s fees. 

 

3. PWLB 
 

3.1 Members will be aware that in August 2021 HM Treasury issued new 

guidance in relation to accessing PWLB funding. This guidance sought to 
reclarify the circumstances where PWLB was acceptable and where it wasn’t. 

The Guidance made it clear that borrowing by Councils specifically for 
investment return purposes was not acceptable and took the opportunity to 

highlight the 5 areas where PWLB borrowing could be supported. This 
covered investment in Service Delivery, Housing, Regeneration, Preventative 
Action and Treasury Management 

 
3.1.1 Of the 5 areas it is felt that the proposal outlined best fits with the Service 

Delivery and Regeneration categories listed at paragraphs 25 and 29 within 
the guidance for the detailed reasons as outlined within this report.  

 
3.2 To summarise: 

The provision of car parking is a service delivered by the City Council. Such 
provision is already delivered by the Council at the site of the proposed MSCP 
and it is considered that the additional car parking to be provided will have a 

positive local impact given some existing tensions around lack of parking 
facilities and associated traffic congestion. The provision will also be an 

excellent example of two public sector partners working together for mutual 
benefit. The hospital has grown significantly in size and importance and the 
provision of the new facility will greatly assist with a number of current 

tensions and ultimately support the growth and regeneration of hospital 
facilities. 

 

4. Conclusion 

 

4.1 The project presents an opportunity for public sector partnership working and 

a chance to enhance facilities at the hospital for the benefit of the wider 

community. The projected returns provide a high covenant strength 

guaranteed income on an existing asset and deliver full repayment within the 

fixed term of the lease agreement. 

 

4.2 The arrangement also provides the benefit of control and flexibility. The 

exclusion of a 3rd partly saves NCA a considerable level of cost and gives 

SCC further control over the asset and the opportunity the flex arrangements 

as the NCA master plan for the hospital campus evolves. This will help create 

the opportunity to maximise NHS investment in the area and allow SCC to 

make best use of land and financial assets in the future. 

 

5. Recommendation 

 

That the Statutory Deputy City Mayor: 



 

 Approves the Capital Investment for a new Multi Storey Car park at Stott Lane  

 Approves the associated rental/re-payment arrangements that have been 

agreed between the Council and the Northern Care Alliance Hospital Trust in 
relation to the car park. 

 Authorises the shared legal service to enter the necessary legal arrangements 
for both the build contract and the lease (and agreement for lease if required) 

of the new car park/new parking arrangements. 
 
ASSESSMENT OF RISK: Low 

  
 

SOURCE OF FUNDING: Capital borrowing via self-financing 
  
 
LEGAL IMPLICATIONS:  

 
Legal comments (Property) Michelle Brice Shared Legal Service 

 
The land is held for planning purposes and will be developed and leased in 
accordance with s233 Town and Country Planning Act 1990.   

 
The NCA will be taking a lease on completion of the development of the MSCP [in 

accordance with the terms of the Agreement for Lease if such an agreement is 
deemed to be required]. The NCA will then occupy the MSCP in accordance with the 
terms of the agreed form of Lease, which will be negotiated in accordance with the 

terms explored in this report.  The level of consideration/rent for the occupation is 
explored in the report and will be documented in the Lease. 

 
Legal Comments (Highways and Commercial/Construction) Helen 
Chapman/Rebecca Maddison Shared Legal Service 

   
The cost of construction is indicated in the Part 2 report.  The Council is proposing to 

procure a contractor to deliver the MSCP in accordance with constitutional 
requirements.  The Council will be required to enter a number of contracts to deliver 
the MSCP and the legal team will continue to support the delivery team to progress 

the project.  
  
   
FINANCIAL IMPLICATIONS:  Chris Hesketh 

 
The proposed rental income on the arrangement will cover the council’s finance 
costs, delivery costs and on-going management. The heads of terms mitigate as far 

as possible risks to the rental stream. The scheme provides a service benefit to the 
council in terms of addressing on and off-street parking issues at the hospital and 

surrounding area and joint working with the trust to secure mutual objectives. It also 
has aspects of regeneration and addressing market failure (the Trust’s access to 
capital resources). The risk of the scheme impacting the council’s access to PWLB is 

minimal. 
  
 
PROCUREMENT IMPLICATIONS: Anthony Hilton  

 



 

There are no procurement implications within the detail of this report 
  
 
CLIMATE CHANGE IMPLICATIONS: Michael Hemingway 

 
While use of private vehicles is a major source of carbon emissions this project will 

provide some measures that will help move the city towards a low carbon future. The 
carpark will include ev-charging infrastructure which will allow Hospital Staff and 
visitors to more easily shift to zero-emission vehicles and Salford Royal FT are 

conducting feasibility work for solar arrays across their site including Stott Lane car 
park.  

 
The development will also include food attenuation measures to help deal with 
extreme weather events made more likely climate change. 

  
 
CONTACT OFFICERS: 
 

Peter Openshaw/Joanne Hardman  07766550136 
  
 



 

 
 


