Capital Development Report  

1. INTRODUCTION

This paper updates the tPCT Board on progress with implementation of the Capital Developments up to the end of February 2006. It also highlights the key risks and seeks approval for the recommendations made.

2. Strategic Context
The tPCT’s aim is to modernise our premises in order to deliver a vision of patient-centred care in “one-stop” centres across Brent.  The plans will allow new buildings to replace ones that are no longer appropriate and ensure a better environment and premises for patients and staff.  

This model of primary care centres and individual practices, along with the new Central Middlesex and Willesden Hospital developments will enable the tPCT to support practices in all settings and bring patient care traditionally provided in a secondary care settings closer to patients’ homes. 

3. KINGSBURY LOCALITY

There are 2 schemes in development: 

3.1 Chalkhill Primary Care Centre, Wembley.
Project Lead: Neil O’Farrell; Service Lead: Lynda Greenhill
The Board has previously considered and approved the principle behind the proposed development at Chalkhill. Over the last year progress has been made with the developers (Metropolitan Housing Trust) and with service staff in working up a design that is both fit for purpose and affordable.

The design has now been signed off and we have been in intense negotiations with the developers over the last month in finalising the terms of a Development Agreement and Agreement for Lease.

During these negotiations it became apparent that the type of lease being proposed was from an accounting perspective a “financial” lease rather than “operational”. This would have financial implications for the tPCT in respect of capital charges and therefore we have been actively re-negotiating some of the terms to enable the lease to be redefined as operational and thereby reducing our financial commitment.

With the support of the tPCT’s financial advisors we have now successfully agreed on an operational lease that is acceptable to both parties. However as a consequence of these protracted discussions the developers were put at significant risk in terms of their agreement with the approved contractor and sought an underwriting of £350,000 from the tPCT to satisfy their Board on our commitment to the scheme.
In assessing this request we considered the risk in terms of an escalation of capital and subsequent rental costs plus the further disruption to services caused by a delay to the project and have therefore given the underwriting, which is only payable in the event that the project is aborted and that the tPCT do not commit to the Lease Agreement.

Given the previous Board approval and the particular circumstances involving the Chalkhill site, we considered the underwriting to be an appropriate course of action. Subject to the Board approving the Scheme, the development could commence in April/May with an anticipated completion of October 2007.
The tPCT in conjunction with the District Valuer has negotiated an extremely competitive rental package with Metropolitan Housing Trust. The tPCT portion of the development will be 1,631 square metres and the agreed rental is £182 per square metre, which compares favourably with other third party schemes.

The annual rent equates to £296,945 with 3% uplifts at five yearly reviews and is considered to be reasonable and has the full support of the District Valuer. The tPCT will be committing to this rental package over a standard 25 year lease but with a break clause at 20 years.

As with any construction of this size, variations are likely to occur during the construction phase, but predominantly the risk is with the developer. The tPCT should only consider variations that may impact on functionality.
The overall risk to this capital development is categorised as being medium.

Recommendation 1
The tPCT Board is asked to note progress and give approval for entering into the Agreement to Lease with Metropolitan Housing Trust.
3.2 Kingsbury Primary Care Centre

Project Lead: Geoff Easton; Service Lead: Lynda Greenhill
Following the granting of planning permission in December 2005, the Lift Company has been developing drawings and specifications in consultation with the Lift Office and the tPCT.  The intention is to achieve a Financial Close by May 2006, with a start on site in September 2006 and completion in November 2007.  A final scheme and cost proposal has to be prepared by mid April to achieve this timescale.

The problems of site access with two developments occurring at roughly the same time have been resolved so the land transfer between Network Housing Association and Brent tPCT is anticipated now in early April.
The overall risk to this capital development is categorised as being medium/high.
4. WEMBLEY LOCALITY

There are 2 schemes in development: 

4.1 Monks Park Primary Care Centre, Wembley.

Project Lead: Geoff Easton; Service Lead: Lynda Greenhill
Construction continues and is on schedule to complete by the end of May 2006.  Work is hand to order the furniture and equipment and finalise IT and telephony networks. 

The overall risk to this capital development is categorised as being low.
4.2 Sudbury Primary Care Centre, Wembley.

Project Lead: Geoff Easton; Service Lead: Lynda Greenhill
Following planning approval for the scheme in December 2005, the Lift Company have had to resolve a number of issues relating to servicing of the site and fulfilling reserved matters on the planning permission.  In addition, the costs involved have been subject to independent scrutiny to determine that the project meets Value for Money criteria.

Financial Close is set for April when all approvals can be in place on the assumption that final price is within the tPCT approved affordability level.  Site development would then commence in August 2006 with completion anticipated in October 2007.
The overall risk to this capital development is categorised as being medium.

5. HARLESDEN LOCALITY

There is 1 scheme in development: 

5.1. Stonebridge Primary Care Centre

Project Lead: Neil O’Farrell; Service Lead: Lynda Greenhill
This initiative involves Hyde Housing Association and its subsidiary Hyde Northside to produce a viable scheme for new residential flats, a community centre, a retail store, pharmacy and a primary care centre (to replace and incorporate the current Craven Park Health Centre). 
Hyde Northside has changed their construction partners to lower construction costs on the scheme. A planning application has been submitted with an outcome expected by the end of March 2006. 

The overall risk to this capital development is categorised as being high.
6. WILLESDEN LOCALITY

There is 1 scheme developed: 

6.1. Willesden Centre for Health and Care

Project Lead: Neil O’Farrell; Service Lead: Jane Lindo
The Board will recall that the Willesden Centre for Health and Care was developed under a PFI arrangement. As part of this package, the Willesden Centre receives all its facilities management (FM) services from a private contractor.

At the time of financial close of the PFI scheme in December 2002, the FM Contract was awarded to Eurica Services. This was a transitional contract with a view to full services commencing when the Centre was completed in April 2005.

However shortly before commencement of full services, Eurica Services were sold by their parent company, ISG plc to another organisation, Erinaceous plc. The sale was a breach of contract with the main PFI Partner, Willcare (MIM) Ltd as no approval had been sought from Willcare (MIM) Ltd regarding the sale.

As a consequence, Willcare (MIM) Ltd considered whether Eurica Services with support from their new parent company Erinaceous plc. could provide an effective FM service in line with the terms of the agreed contract. Whilst it was acknowledged that operationally Eurica Services could continue to provide a reasonable service there were concerns about the support structure and Willcare (MIM) Ltd decided to terminate the contract.

A proposal was presented to the PFI Project Board in November 2005 detailing a new FM provider, Accuro who would have a direct contract with Willcare (MIM) Ltd for the provision of FM services.

Operationally this meant little change for the Centre as the majority of Eurica Services staff, including site management, would be transferred over in line with TUPE arrangements.

The Project Board considered the proposal and was satisfied that the change in the FM arrangement would not materially affect the service to be provided at the Willesden Centre and in fact would improve certain aspects of the contract. The Project Board gave approval for the FM service to be provided by Accuro.
The PFI Contract as agreed at financial close remains unaffected by the change in FM provider as they will operate under the same terms and conditions.

The overall risk to this capital development is categorised as being low.
Recommendation 2
The tPCT Board is requested to endorse the PFI Project Board’s decision regarding the change of FM service provider.

7. KILBURN LOCALITY

There are 2/3 schemes in development: 

7.1. South Kilburn Healthy Living Centre

Project Lead: Geoff Easton; Service Lead: Rod Goodyer

A new Steering Group, involving local people, has been set up to discuss project details and programme. The current schedule includes three GP Practices, a Chronic Disease Centre, as well as a pharmacy, café, podiatry and dental surgeries. The building will also include a training suite for medical students. 

Brent Council are crucial to the success of this development as they own the proposed site and have been invited to participate in the development. A revised timetable was being planned to ensure this development fits in with the NDC Master plan and Brent Council’s needs. 
However, we have been informed that the Council has appointed a Delivery Vehicle Partner who will review the strategy for all the sites included within the South Kilburn Master plan including the site for the proposed Healthy Living Centre, which may have to be moved. 
The overall risk to this capital development is categorised as being high as the Council Review will almost certainly result in a significant delay to this scheme. 
7.2. Primary Care Services in Mapesbury and Brondesbury 

7.2.1 Mapesbury Primary Care Centre 

Project Lead: Geoff Easton; Service Lead: Rod Goodyer

As part of the tPCT’s Capital Development Programme it has been recognised that there has been a gap in the provision of high quality primary care facilities in the Mapesbury area. 

The problem has been compounded over the last few years by a spate of GP retirements making access to primary care services difficult for the local population.

As a result the tPCT in conjunction with our LIFT Office has been exploring opportunities for site/property development in and around the Mapesbury area. A number of potential sites have been identified and are being looked at in the Mapesbury area, but at the moment these are not sufficiently advanced to enable them to be compared.  They include:

1. Queen’s Parade, Walm Lane 

2. 12 Mapesbury Road

3. Sites along Shoot Up Hill

4. Bowling Green, Chatsworth Road 

The Walm Lane site is a conversion of retail space on the main road and offers no car parking but has good public/community transport links.
All options will result in an additional revenue commitment of between £250 to 300k per annum. The exact costs will dependant on the method of procurement via a ‘third party development’ or via the Lift Company. 

Recommendation 3
The tPCT Board are asked to note the options being pursued to improve primary care services in Mapesbury.

7.2.2 Staverton Medical Centre 

Project Lead: Neil O’Farrell; Service Lead: Dr Tony Burch

In parallel to the tPCT’s own site searching Dr Burch and Partners of Staverton Road, Brondesbury, have also been actively engaged in looking for new accommodation. The Practice has fully outgrown their existing accommodation and has been looking to relocate to larger facilities enabling them to further develop their services.
The Practice has been working closely with Kilburn Locality on their proposals and last year produced a business case setting out their long term service objectives. As part of this business case it was acknowledged that suitable accommodation was essential if the Practice were able to meet their service aspirations.
The Kilburn Locality at that time welcomed the Staverton Surgery service objectives, many of which mirrored locality priorities and agreed to support the Practice in their plans. The Practice’s options have also recently been discussed by the Kilburn PBC Board and supported in principle.
As a result of intense site searching there are two potential sites that could be suitable for the development of a new Primary Care Facility. The sites have been explored by the Practice with Neil O’ Farrell. 

The sites identified are:
1. Tiverton Centre, Tiverton Road
2. Queens Park Community School, Tiverton Road

The two sites offer the opportunity to develop a purpose built facility but differ in terms of the nature of the build. Both sites will offer limited car parking and the Practice is currently exploring improved public/community transport links. 
Having considered a number of factors relating to both sites, the Queens Park Community School scheme would be the preferred option, subject to tPCT approval.

Both sites are in Brondesbury Ward which adjoins the Mapesbury Ward.  The size of development possible may make it possible to develop a combined facility for both wards.  
Recommendation 4
The tPCT Board are asked to note the options available to improve primary care services in Brondesbury and Mapesbury and give direction as to funding the additional revenue required to support the development.

Bashir Arif

Director of Integrated Health Services

Neil O’Farrell

Estates and Premises Manager

Geoff Easton

NHS LIFT Project Director
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We’re particularly keen on bringing different services literally together under one roof





Quality healthcare requires modern facilities –not a ‘one size fits all’ template, but flexible premises to match our flexible thinking








