PRIMARY CARE SERVICES IN KINGSBURY 

1.1 Introduction

This paper provides an update for the May meeting of the tPCT Board on the development of the Kingsbury Primary Care Centre by our LIFT Company and seeks the Board’s Stage 1 approval to the development.
1.2 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 BeCAD 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. 

1.3 Kingsbury Primary Care Centre

This site in Stag Lane was originally occupied by a building called Roberts Court, which was a Social Care Home.  Brent Council transferred the site and building to the Stadium Group and the buildings have now been demolished.

Brent tPCT has plans to develop a modern Primary Care Centre on the Robert’s Court site. As part of a planning agreement between the Stadium Group and the Council (relating to a development site along the Edgware Road), the Stadium Group is required to make part of the Roberts Court site available to the tPCT for the purpose of providing a new health facility.

For some time now negotiations have ensued with the Stadium Group to try to secure the relevant part of the site so that development could begin.  The site has planning permission in outline for the Primary Care Centre on part of the site and an ‘older people’s facility’ on the remainder.

The problem has been that the Stadium Group (or Willow Housing, their social care arm) has not been able to secure from the Council a commitment to taking the bed spaces that would be provided and therefore has no guarantee of income stream to fund the older peoples part of the building.  

Recently, attention has been directed to providing an “Extra Care” scheme on part of the site and the Council, being supportive of this initiative, submitted a formal bid for funding to the DoH.. A successful bid would mean the Council will take the bed spaces, as they will be at a significantly discounted cost through application of a Government Grant.  The assumption also is that they will provide the social care facilities that constitute the “extra care” part of the submission.

A letter of support for this scheme has been given by Brent tPCT as it is seen as part of the overall strategy for continuing care for older people. The location of the Primary Care Centre next to this facility has significant benefits in relation to the services the tPCT needs to supply to an “extra care” scheme and the design and development together of the two facilities is something we are trying to achieve if possible.

The application was not successful but Stadium are still progressing the scheme as they have indications of support from the Housing Corporation and the Council and are hopeful of securing the necessary funding.

In the meantime, the tPCT has continued to develop the Primary Care Centre component of the scheme as the Stadium Board determined to sell the land required for the Primary Care Centre regardless of the funding decision.  Currently, we are drafting a contract of sale for tPCT half of site following the Stadium Group’s agreement to sell and the town planners agreement to a phased development of the site, should this be necessary.  

In addition, the local General Manager has had three consultation meetings with local residents group, which have been positive with many new ideas generated.

The Primary Care Centre will incorporate the following services now developed into a Schedule of Accommodation that has been passed to the LIFT Company to prepare a formal proposal.

· General practice facilities with full consultation/treatment rooms provision.

· Clinical consulting/examination rooms offering full range of services including phlebotomy, physiotherapy and optometry

· Community nursing including, district nurse/ health visitor services

· Dental and podiatry services

· A community pharmacy

· Family planning and women’s services

· Dietetics and speech & language therapy.

· Community services including café

· Education & training facilities.

1.4 Financial Matters

Based upon the current accommodation schedule an indication of a likely maximum Lease Plus Charge has been calculated in the region of £510k per annum.  This has yet to be confirmed by the LIFT Company and although the estimate allows for some contingency this can easily be taken up through interest rate changes and site development constraints.

This charge equates to an overall cost per square metre of around £300.  This is higher than the first two schemes completed at Financial Close in December 2004 at around £260m2.

Some increase on initial scheme figures is to be expected given different design parameters, inflation effects over time and adverse changes in interest rates but it is incumbent upon the LIFT Company to establish that the final charge is value for money.  This will be done through a benchmarking exercise that will need to be fully substantiated. 

Third party income through space let to the pharmacy and savings arising from cessation of use of existing clinic should result in a cost  to the tPCT from this development of around £420k per annum.  This should be regarded as the tPCT’s “affordability envelope” which is in line with the overall affordability levels accorded to the three Brent tPCT schemes set out in the original SSDP. 

The tPCT Board is being asked to approve this affordability envelope, the full effect

of which will then be incorporated into the budgetary provision for financial year 2007/8.

Assuming a Financial Close around December 2005, following granting of planning permission in October 2005, we would expect to see a building completion around May 2007 and commissioning during 2007/8.

The effect of this decision will be that the tPCT is committed to proceeding with this project if the Lift Company accept the affordability envelope and work up proposals on the basis set out above.  At the submission of the worked up proposals (known as Stage 2 approval) if these are within the affordability envelope, provide what the tPCT asked for, and can be successfully demonstrated to be value for money then if the tPCT decides not to proceed it will have to pay the LIFT Company’s abortive costs incurred up to that stage.

1.5 Recommendation
The tPCT Board is asked to note progress and give (Stage 1) approval to proceed to the next phase of development.
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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








