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  Appendix 2 
 

 
 

Scrutiny Board (Environment and Neighbourhoods) 
Inquiry into Older People’s Housing 

 
Summary report of the working group meeting held on 1st December 2008. 
 
1.0 Introduction 
 
1.1 A working group of the Board met on 1st December 2008 to consider evidence 

in line with session one of the Board’s Inquiry into Older People’s Housing. 
 
1.2 Session one of the Board’s Inquiry focused on the following areas: 
 

• Links between the national ‘personalisation agenda’ and the future 
 development of flexible and bespoke housing related services for 
 older people; 

• Implications of the increasing older people population on housing 
 related services and the identification of future planning needs; 

• The current review of the Leeds Housing Strategy and its need to 
 respond to the relevant strategic outcomes and priorities within the 
 Leeds Strategic Plan and Leeds Local Agreement; 

• The Leeds Older People’s Housing Strategy and accompanying action 
 plan; 

• The condition of sheltered housing stock in Leeds and proposals for 
 improvement, with particular reference to the Supporting People 
 Programme and PFI bid proposals for modernising housing provision for 
 older people. 

 
1.3 A number of background papers were provided to the working group in 
 preparation for its meeting.  These papers are attached to this summary 
 report as follows:    
 

• Appendix 2A - Briefing note from Housing Strategy and Commissioning 
which responds to each of the areas specified within the inquiry terms of 
reference for session one; 

• Appendix 2B - Executive Board reports relating to the Department of 
Health Extra Care Housing Fund Bid: 2008-2010 (dated 8th October and 
4th November) 

• Appendix 2C - Executive Board report on the Public Private Finance 
Initiative Round 6 - Submission of Expression of Interest (dated 5th 
November) 

 
1.4 The following Members and officers attended the working group meeting to 
 discuss the evidence submitted: 
 

• Councillor B Anderson (Chair of the Scrutiny Board) 

• Councillor J Chapman (Chair of the Adult Social Care Scrutiny Board) 

• Councillor A Blackburn  

• Councillor G Hyde 

• Councillor G Kirkland 
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• Angela Brogden (Principal Scrutiny Adviser) 

• Rob McCartney (Housing Strategy and Commissioning Manager, 
Environment and Neighbourhoods) 

• Phil Charlton (Business Readiness Manager, Environment and 
Neighbourhoods) 

• Christine Addison (Head of City Projects) 

• Dennis Holmes (Chief Officer – Commissioning, Adult Social Care) 
 
1.5 During the meeting, the following personal declarations were declared: 
 

• Councillor Anderson in his capacity as Chair of the West North West 
Homes; 

• Councillor Blackburn in her capacity as a Director of West North West 
Homes 

• Councillor Hyde in his capacity as a Director of East North East Homes 

• Councillor Kirkland in his capacity as a member of the Harewood Housing 
Society and Chevin Housing Association. 

• Councillor Chapman in her capacity as a Director of West North West 
Homes 

 
2.0 Main issues raised 
 
 The key challenges of delivering the personalisation agenda in relation to 
 older people’s housing. 
 
2.1 The national personalisation agenda for social care and associated services is 
 focused around enabling clients to design, choose and control the services 
 that they use.  It was highlighted that the personalisation agenda 
 encompasses a number of elements (these are set out in Appendix 2A).  
 However, particular reference was made to the Individual Budgets element, 
 where a client receives an indicative funding value, which could be comprised 
 of several funding sources, and uses this funding to purchase services from 
 selected providers, whether they are from the public, private or voluntary 
 sectors.  

 
2.2 In relation to housing-related support, which is commissioned through the 
 Supporting People programme, this will be included within Individual Budgets 
 if the client is also in receipt of a social care service.  However, the working 
 group was made aware of a number of implications relating to Individual 
 Budgets and the commissioning of housing-related support.  In particular, the 
 Supporting People programme block purchases sheltered warden services, 
 by scheme, and this potentially conflicts with the principle of individuals 
 purchasing services and also the concept of creating a genuine ‘open market’ 
 so that clients have a real choice in how they buy a service.  There may also 
 be a conflict between promoting choice and safeguarding vulnerable people 
 as clients may decide to purchase a service outside of the Supporting People 
 commissioned services, which may not have been subjected to the same 
 levels of rigorous testing.   
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Meeting the housing needs of older people in Leeds 
 

2.3 The 2006 Housing Market Assessment had identified that the housing 
 expectations of older people are rising and that this would impact upon the 
 long-term suitability of current service provision.   The Government’s vision is 
 now focused around supporting more older people to live independently within 
 their own homes.  In view of this, the working group noted that there was an 
 expectation for the demand for residential homes to decline in the future. 
 
2.4 It was also noted that many local authorities have began to reconfigure 
 housing related support services for older people, primarily through the 
 removal of on-site warden services and have replaced this with mobile/floating 
 warden provision.  However, it was highlighted that such changes have not 
 been universally welcomed and would appear to have caused anxiety and 
 distress to some older people.   Whilst it was noted that the Leeds Supporting 
 People Partnership also wishes to see an increase in such floating support 
 services, targeted at older homeowners, private tenants and those living in 
 generic sheltered housing tenancies, particular emphasis was made on 
 ensuring that such a support model does not result in a retraction of service 
 but instead provides greater accessibility to more people.   The working group 
 questioned the sustainability of this model and it was highlighted that this will 
 be a key challenge as there are limitations within the Supporting People 
 budget for service growth.  The focus was therefore around looking at 
 efficiencies within the service. 
 
2.5 The expansion of extra care housing schemes was also anticipated.  These 
 are housing schemes designed to offer independent living for residents, with 
 fully self contained accommodation (usually 1 or 2 bedroom apartments and 
 sometimes linked bungalow properties) with access to shared communal 
 facilities often termed a ‘resource centre’. 

 
2.6 It was reported that the development of extra care housing for vulnerable 

 older people is a key strategic and service transformation objective for the 
 Council.  The working group noted that the Department of Health Extra Care 
 Housing Fund 2008 – 2010, with a total value of £80m, offers the opportunity 
 to part-finance such initiatives and details of a scheme currently being 
 developed on the site of Hemingway House, a Local Authority older persons 
 residential home in Hunslet, was provided in the background papers 
(Appendix 2b). 
 

2.7 Reference was made to the Scrutiny Board’s planned visit to Sheffield in 
 January to gain an insight into their extra care retirement village.  However, a 
 suggestion was made for the Scrutiny Board to also visit existing extra care 
 schemes across Leeds too.   The working group also considered it paramount 
that the views of older people are sought during the Board’s inquiry.  
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Lifetime Homes Standards 
 

2.8 Some of the key aspirations of older people, now and into the future were 
 highlighted in the Government Strategy ‘Lifetime Homes, Lifetime 
 Neighbourhoods’.  This strategy noted a number of key issues and principles:- 

 

• The 75+ age group growing faster than any other, and will be increasingly 
diverse; 

• Over a million people predicted to suffer from dementia by 2025; 

• Double the numbers of older disabled people in England from 2.3 million in 
2002 to 4.6 million by 2041; 

• Plans for the future should focus on independent living within communities, 
with the right range of specialist housing available for those who need 
more support, homes at the heart of the community that look and feel like 
home; 

• Housing to be central to health and well-being with services planned and 
integrated to reflect that. 

 
2.9 It was highlighted that the Lifetime Homes standards will have an impact on 
 the size of accommodation (allowing for wheelchair use and access and 
 space for lifts and hoist in the future), layout of accommodation (allowing for 
 direct access from bedroom to bathroom if required), access to the home and 
 parking space.  The working group acknowledged that to meet the standard, 
 new homes would need to be designed and constructed to be able to be 
 readily adapted to meet future needs and for flexibility in use. 

 
2.10 The working group also recognised the importance of encouraging developers 
 to meet the Lifetime Homes standard when developing new builds and that 
 this was very much a planning issue.  It was therefore highlighted that the 
 Scrutiny Board should invite Planning Officers to contribute to this inquiry.  

 
Adaptations  
 

2.11 As more older people are being empowered to live independently in their own 
 homes, the working group questioned the level of support available to private 
 home owners and tenants to carry out any adaptation works.  It was explained 
 that whilst the Disabled Facilities Grant (which is currently capped at £25,000 
 per person) is mandatory and designed to cover such works for private home 
 owners and tenants, this grant is not necessarily efficient enough to meet 
 demand.  Adaptations was highlighted as a key challenge and it was noted 
 that the Scrutiny Board (Adult Social Care) was conducting a separate inquiry 
 into this issue, which could feed into this inquiry. 

 
Public Private Finance Initiative (PFI) bid proposal for modernising housing 
provision for older people 
 

2.12 The working group acknowledged that the Government recently announced 
 the availability of investment funds for housing under the Public Private 
 Finance Initiative (PFI). This Round 6 of the programme will release up to 
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 £1.87 billion of PFI revenue credits to support suitable housing investment 
 and regeneration programmes. This round of funding covers all the funding 
 available between 2008/09 and 2010/11. 

 
2.13 In response to this funding scheme, the working group learned that a jointly 
 sponsored project between the Environment and Neighbourhoods and Adult 
 Social Care has been developed with the aim of creating a network of extra 
 care and affordable lifetime homes in the City to meet primarily the needs of 
 older people, but which will also make a significant contribution to 
 neighbourhood regeneration and achieving affordable housing targets.   
 These new homes will also replace outdated sheltered and residential care 
 housing and fill in gaps that currently exist in provision within localities. 

 
2.14 It was noted that an Expression of Interest had been developed in line 
 with the bid timetable seeking up to £271m in PFI credits to support the 
 capital investment required to deliver the new homes, with c£125,000 per 
 annum estimated General Fund contribution over a thirty year contract period. 

 
2.15 The overall mix proposed in the Expression of Interest is:- 

• 600 one and two bed Extra Care homes 
• 510 two and three bed Lifetime homes, with scope to include larger units 
where local needs are identified  
 

2.16 It was highlighted that the extra care model included in the Expression of 
 Interest is based on an average scheme size of 60 units, with 60% 2 bedroom 
 accommodation and 40% 1 bedroom accommodation.  The working 
 group questioned why the proposal had included 1 bedroom accommodation 
 when the national research indicated a greater demand from older people for 
2 bedroom accommodation?   In response, it was explained that the proposal 
 was based around the advice of Communities Local Government (CLG) about 
 the proportions needed.  However, it was explained that this has since shifted 
 towards 2 bedroom accommodation and propose that all the extra care 
 accommodation will now be based on 2 bedrooms. 
 

2.17 Although initial assessments have been undertaken on a range of sample 
 locations, in terms of suitability, location and delivery, they have yet to be the 
 subject of full assessment including user consultation and comparison with 
 alternative sites that may become available within the vicinity. It was noted 
 that this detailed analysis will take place as part of the preparation of the 
 Outline Business Case. 

 
2.18 It was highlighted that there were 24 bids submitted to CLG, with two from 
 West Yorkshire (Leeds and Kirklees).  The CLG has indicated that it will 
 advise all bidders on the success or otherwise of their bids by the end of 
 February 2009.  This will then be reported back to the Scrutiny Board.    The 
 working group noted that the bidding guidance from Government indicates 
 that it would wish to endorse the Outline Business Cases for successful 
 schemes by July 2010, which would lead to a programme start by 2013. 
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2.19 In acknowledging the value of the PFI proposal, the working group questioned 
 whether the Council had any contingency plans if the bid was not successful?  
 It was highlighted that whilst the proposed bid for the full £271m would go a 
 long way meeting the aspirations of the Council for older people’s housing, 
 alternatives, including scaling down aspirations, would need to be looked at if 
 the bid was not successful.  It was explained to the working group that the 
 joint partnership working between Environment and Neighbourhoods 
 and Adult Social Care will always continue to best meet the needs of 
 older people and that much of this work will centre around the Leeds Older 
 People’s Housing Strategy. 

 
The Leeds Older People’s Housing Strategy and accompanying action plan 
 

2.20 The working group was informed that the Leeds Older People’s Housing 
 strategy was currently being updated and that this was now being framed 
 around the strategic vision ‘creating opportunities for people to live 
 independently in quality, affordable housing’.   
 
2.21 It was acknowledged that the updated strategy will seek to strengthen the 
 links between housing services and the ‘Health and Wellbeing’ vision theme 
 and promote the capacity of vulnerable people to live independently through 
 housing related support, adaptations and assistive technology. 
 
2.22 Providing accessible housing that conforms to the Lifetime Homes standard 
 will also be a key goal within the affordable housing strategic theme of the 
 strategy and any actions relating to the PFI bid to modernise sheltered 
 housing provision will be included within the accompanying action plan.  
 
2.23 Particular importance was placed on maximising existing housing stock as 
 well as building new homes.  Whilst this will primarily be looking into empty 
 properties, the working group learned that the strategy will also involve 
 incentive schemes for releasing properties that are considered to be ‘family 
 homes’ but which are currently being under occupied.  Particular importance 
 was made on ensuring that this was managed sensitively as many of these 
 properties will be occupied by older people who may be wary about leaving 
 their existing home.   However, it was reported that there is already 
 expressed interest in such incentive schemes. 
 
2.24 The working group was informed that both the draft Strategy and action plan 
 will be available for the Scrutiny Board to consider in February 2009. 
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 Links between the national ‘personalisation agenda’ and the future 
 development of flexible and bespoke housing related services for older 
 people.  
 
1.1 The personalisation of social care and associated services is designed to 
 enable clients to design, choose and control the services that they use.  
 Personalisation covers social care services for older people, people with 
 learning disabilities and people with mental health issues.  Personalisation 
 encompasses a number of elements: 
 
1.2 Self-Directed Support: is a model of service delivery where the individual is 
 enabled to have true choice and control over the design and delivery of their 
 service, including assessment, developing the support plan, and choosing 
 how to spend the funding. 
 
1.3 Individual Budgets: Client receives an indicative funding value, which could 
 be comprised of several funding sources, and uses this funding to purchase 
 services from selected providers, whether they are from the public, private or 
 voluntary sectors.  
 
1.4 Personal Budgets: same as Individual Budgets, but only comprising social 
 care services/funding.  
 
1.5 Direct Payments: The client receives a funding payment and uses this to 
 purchase services determined by them.  
 
1.6 The Adult Social Care Directorate has set a target that by the beginning of 
 April 2009 all social care clients will be entitled to know the cost of the 
 care/support they receive and be given the opportunity to spend this money 
 differently.  A further target has been set that by April 2011 50% of social care 
 clients will have an Individual Budget – approximately 10,000 people.  
 
1.7 An evaluation of Individual Budget pilots identified that 50% of clients 
 continued to receive a service from the existing service provider and 15% of 
 clients decided to change completely to a new provider.  56% of clients 
 elected to have their budget managed by someone else, such as a relative or 
 care manager.  The pilot evaluation identified that people with learning 
 disabilities were more likely to experience an improved quality of life through 
 the introduction of Individual Budgets, conversely, the pilot evaluation 
 identified that many older people had experienced higher levels of anxiety.  
 
1.8 Housing-related support, commissioned through the Supporting People 
 programme, will be included within Individual Budgets, if the client is also in 
 receipt of a social care service.  There are a number of implications relating to 
 Individual Budgets and the commissioning of housing related support. The 
 Supporting People programme block purchases sheltered warden services, 
 by scheme, and this potentially conflicts with the principle of individuals 
 purchasing services.  The Supporting People programme will also need to 
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 consider how it can create a genuine ‘open market’ so that clients have a real 
 choice in how they buy a service.  Supporting People commissioned services 
 are subject to a prescribed regulatory framework and individuals may decide 
 to purchase a service from a person/organisation that has not been subject to 
 this testing.  There may well be a conflict between promoting choice and 
 safeguarding vulnerable people: client may decide to purchase a service from 
 a person who has not been subject to a CRB check.  The Supporting People 
 programme will also need to ensure that support planning attached to 
 Individual Budgets contain appropriate housing related outcomes.  
 
 
 Implications of the increasing older people population on housing 
 related services and the identification of future planning needs; 
 
1.9 The 2006 Leeds Housing Market Assessment identified the increasing 

proportion of older people within the Leeds population and the increased 
likelihood that people will have life limiting illnesses, live in unsuitable housing 
and experience fuel poverty, as they get older.  The Housing Market 
Assessment also identified that the housing expectations of older people are 
rising and this would impact upon the long-term suitability of current service 
provision.  These issues are being factored into the updated housing strategy, 
with specific emphasis on strengthening the link between quality housing 
services and improved health outcomes.  

 
 
 The current review of the Leeds Housing Strategy and its need to 

respond to the relevant strategic outcomes and priorities within the 
Leeds Strategic Plan and Leeds Local Agreement; 

 
1.10 One of the drivers for updating the existing Leeds Housing Strategy is to 

ensure that it better reflects and responds to the vision themes, strategic 
outcomes and improvement priorities included within the Leeds Strategic 
Plan.  The updated strategy is framed around the strategic vision ‘creating 
opportunities for people to live independently in quality, affordable housing’.  
Three strategic themes flow from this vision: 

 

• Increasing the supply of affordable housing  
 

• Improving housing quality 
 

• Promoting independent living  
 
1.11 The links between the ‘Thriving Places’ vision theme and the updated strategy 

 are clear: increasing the supply of affordable housing, improving housing 
 decency and reducing homelessness.  The updated strategy will seek to 
 strengthen the links between housing services and the ‘Health and Wellbeing’ 
 vision theme.  Promoting the capacity of vulnerable people to live 
 independently through housing related support, adaptations and assistive 
 technology will be a key priority within the updated strategy.  Modernising 
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 housing provision for older people will also contribute towards the 
 independent living agenda.  The ‘promoting independent living’ strategic 
 theme strongly focuses on the housing needs of older people.  Providing 
 accessible housing that conforms to the Lifetime Homes standard will be a 
 key goal within the affordable housing strategic theme.  The strategy will also 
 seek to promote the link between poor housing and reduced health outcomes, 
 including those relating to older people.   

 
 The Leeds Older People’s Housing Strategy and accompanying action 

plan 
 
1.12 The Older People’s Housing Strategy Action Plan is being updated so that it 

corresponds with the Leeds Strategic Plan and the updated housing strategy.  
The strategy will continue to be framed around the priority to help older people 
maintain independent living arrangements.  Actions relating to the PFI bid to 
modernise sheltered housing provision will also be included within the 
updated action plan.  

 
 The condition of sheltered housing stock in Leeds and proposals for 

improvement, with particular reference to the Supporting People 
Programme and PFI bid proposals for modernising housing provision 
for older people. 

 
1.13 Issues relating to the modernisation of sheltered housing stock, through the 

PFI bid proposal, are covered in another report.  The increased emphasis on 
extra-care provision will have funding implications for the Supporting People 
programme: commissioning of additional units of extra care housing support.  

 
1.14 Many local authorities have reconfigured housing related support services for 

older people, primarily through the removal of on-site warden services and 
replacement with mobile warden provision.  Such changes have not been 
universally welcomed and it would appear have caused anxiety and distress 
to some older people.  The Leeds Supporting People Partnership has no 
definite plan to reconfigure older people’s housing support services around a 
floating support model.  The Partnership wishes to see an increase in floating 
support, targeted at older homeowners, private tenants and those living in 
generic sheltered housing tenancies.  Such people have historically been 
unable to access support as the service was linked to residence in a sheltered 
housing scheme.  Greater focus is being placed on improving the quality of 
housing support services for older people.  All commissioned services are 
assessed against the six criteria of the Supporting People Quality Assessment 
Framework, with providers receiving an A-D rating.  The six criteria are Needs 
and Risk Assessment, Support Planning, Health and Safety, Protection from 
Abuse, Fair Access, Diversity and Inclusion and Complaints.  The sheltered 
warden services provided by the Leeds ALMOs were assessed at Level D 
until 2008.  The three organisations are now assessed at Level C, with Aire 
Valley Homes achieving a Level A rating against the Protection from Abuse 
criteria.  It is envisaged that all three organisations will receive a minimum 
Level B rating by the end of 2008/09.  
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Report of the Chief Officer, Adult Social Care 

 
Executive Board  
 
Date:   4 November 2008 
 
Subject:  Department of Health Extra Care Housing Fund Bid :  2008-2010 
 

        
 
Eligible for Call In                                                 Not Eligible for Call In 
                                                                              (Details contained in the report) 
 
 
 
  

1.0 Purpose Of This Report 
 

1.1 
 
 
 
1.2 
 

The purpose of this report is to request that the Executive Board considers and supports the 
proposal to redevelop Hemingway House in Hunslet, replacing it with 45 units of Extra Care 
Housing for older people, in partnership with MHA and the PCT as detailed in the appended 
report considered by the Board on the 8th October 2008. 

To seek Executive Board approval to a disposal at less than best value to a value forgone of 
£525,000 and not the £225,000 as previously agreed. 

2.0 Background Information  

2.1 
 
 
2.2 
 
2.3 
 

This proposal was considered and approved by Executive Board at its meeting on 8th October 
2008. 

The second recommendation in that report asked the Board to agree a disposal at less than 
best value to a value forgone of £225,000  

That recommendation was inaccurate and should have requested that the Board agree to a 
disposal at  less than best value to a value forgone of £525,000   

 

 

Specific Implications For:  
 

Equality and Diversity 
  
Community Cohesion 
 
Narrowing the Gap 

Electoral Wards Affected:  

 
City & Hunslet 

Originator: Tim O’Shea 
 

Tel: 2474258 

 

 

 

üüüü 

 

 

 Ward Members consulted 
 (referred to in report) 
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3.0 Recommendations 

3.1 It is requested that the Executive Board supports and endorses the proposal to develop 45 
units of Extra Care Housing for older people on the site of Hemingway House, in partnership 
with Methodist Homes Association and the Primary Care Trust.   

8.2 It is furthermore requested that the Executive Board endorses the sale of the land at 
Hemingway House at less than best value to a value forgone of £525,000. 

 

Background documents referred to in this report: 

Executive Board Report:  Older People’s Long Term Care Strategy Progress Report on the 
Refurbishment and Development of Extra Care Housing - October 2004 
Executive Board Report:  Older People’s Long Term Care Strategy: Re-Provision for Greenlands 
Home for Older People – May 2007 
Leeds City Council Adult Social Care Department of Health Extra Care Housing Fund Bid – May 
2008 

Executive Board Report 8th October 2008 
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Report of the Chief Officer, Adult Social Care 

 
Executive Board  
 
Date:   8 October 2008 
 
Subject:  Department of Health Extra Care Housing Fund Bid :  2008-2010 
 

        
 
Eligible for Call In                                                 Not Eligible for Call In 
                                                                              (Details contained in the report) 
 
 
 
EXECUTIVE SUMMARY 
 
1.1 The development of extra care housing for vulnerable older people is a key strategic and 

service transformation objective for the Council.  The Department of Health Extra Care 
Housing Fund 2008 – 2010, with a total value of £80m, offers the opportunity to part-finance 
such an initiative.  In 2001, Hemingway House, a Local Authority older persons residential 
home in Hunslet, was decommissioned with a view to reproviding extra care housing in its 
stead.  Since then, a partnership has been developed with Methodist Homes Association 
(MHA) and detailed work has been carried out on needs assessment and service design.   

 
1.2 A report was received and endorsed by the Council Executive Board in 2004 which supported 

the development of a range of extra care housing schemes, including the one on the site of 
Hemingway House.   In the interim, an application for capital funding was made to the 
Housing Corporation which, unfortunately, was unsuccessful.  In May 2007, the Council 
Executive Board received a report: “Older People’s Long Term Care Strategy: Re- Provision 
for Greenlands Home for Older People” which provided an update on progress with the 
strategy, and requested approval for the sale of land at “less then best” to Anchor Trust to 
facilitate the development of extra care housing in Guiseley on the Greenlands site.  Again, 
this proposal was endorsed.   
 

1.3 The Hemingway House scheme will provide 45 units of housing for up to 90 people with 
tenure being evenly divided between rented, shared ownership and full ownership.  The total 
cost of the scheme will be £6.3 million, with Methodist Homes providing 71% of the capital.  
Thus, a bid to the Extra Care Housing Fund for £1,845,000 was required.  This bid was fully 
supported by the Primary Care Trust and the Older People’s Strategic Partnership.  
 

1.4 Under Housing Corporation rules, the Council is required to sell the land occupied by 

Specific Implications For:  
 

Equality and Diversity 
  
Community Cohesion 
 
Narrowing the Gap 

Electoral Wards Affected:  

 
City & Hunslet 

Originator: Tim O’Shea 
 

Tel: 2474258 

 

 

 

üüüü 

 

 

 Ward Members consulted 
 (referred to in report) 
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Hemingway House to Methodist Homes for £5,000 per unit, or £225,000 in total, which is less 
than the best open market valuation of approximately £750,000.  However, this investment 
will deliver conspicuous savings to the Council year on year as extra care housing support is 
considerably cheaper than purchasing residential care for service users.  Conservative 
estimates suggest an annual saving of at least £100,000.  This would mean that any shortfall 
of income from the sale of the land would be recouped in less than 5 years.  As such, the 
proposal constitutes an “invest to save” initiative. 
 

2.0 Purpose Of This Report 
 

2.1 The purpose of this report is to request that the Executive Board considers and supports the 
proposal to redevelop Hemingway House in Hunslet, replacing it with 45 units of Extra Care 
Housing for older people, in partnership with MHA and the PCT. 

3.0 Background Information 

3.1 This report proposes the redevelopment of a decommissioned Local Authority older person’s 
home into 45 extra care housing units for older people from diverse backgrounds.  South 
Leeds contains areas of very significant social and economic deprivation and attendant health 
inequalities.  It is also an area of rich ethnic and cultural diversity.  There is an acute shortage 
of rented and affordable extra care-type accommodation.  This scheme, which is a product of 
a partnership between Leeds City Council (LCC), Leeds Primary Care Trust (LPCT) and 
Methodist Homes Association (MHA), attempts to tackle these key local issues and is part of 
our strategy to create harmonious communities and promote health and well-being through 
the transformation of our health, housing, care and support services.  The scheme represents 
excellent value for money and requires a DH Extra Care Housing Fund grant of £1,845,000 or 
29% of the total cost of the scheme.  The remainder of the funding will be provided by MHA. 

3.2 The proposal also provides the opportunity to deliver a personalised service in which 
residents will be in control of the resources required to deliver their support and care by 
means of Individual Budgets and Direct Payments.  This should engender greater choice and 
more personally tailored care packages with a focus on the outcomes desired by individuals 
instead of uniform provision. 

4.0 Main Issues 

4.1 In 2005, MHA began working with a number of local faith group leaders in South Leeds who 
wished to see an extra care housing scheme developed for local older people and, in 
particular, for it to be able to meet their varied cultural and faith needs.  This group of people 
has continued to meet and take soundings from their constituent groups and has identified a 
real need for an extra care service in the area and, in particular, one which can offer a service 
to meet the needs of a diverse local community. 

4.2 LCC has already identified a short fall of older person’s accommodation in South Leeds and, 
as part of its Older Persons Housing Strategy, had closed one of its care homes in the area, 
Hemingway House.  The proposed South Leeds development will be built on the site of this 
former care home which is in the ownership of Leeds City Council (Social Services) and pre-
planning consultations have taken place with Leeds City Council. 

4.3 The proposed scheme will comprise of:   

§ 45 purpose built flats 

§ Of these, 15 will be for leasehold sale, 15 for shared ownership and 15 for 
social rent, therefore providing a choice of tenure for older people 
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§ Communal facilities, some of which will be available for use by the local 

community, will include communal lounge, cafe/restaurant, hair & beauty salon, 
activity rooms, visitors’ suite, health & fitness suite, laundry and catering 
kitchen, assisted bathrooms, all facilities to reflect the proposed multi-ethnic / 
multi faith aims and objectives of the development 

§ Provision of a landscaped garden with wander paths and seating for a peaceful 
and safe environment for all 

§ Design will be in accordance with Housing Corporation Design & Quality 
Standards, including HQI Indicators, will meet Lifetime Home Standards, will 
incorporate the Housing LIN Design Principles for Extra Care and Secured by 
Design 

§ It will incorporate assistive technology and measures to assist people living 
with dementia 

§ Specific design requirements around bathrooms and kitchen facilities to meet 
the specific needs of local people, particularly the Muslim community 

§ It will incorporate innovative design and green/energy saving measures 

4.4 The timescale for developments is prescribed in the terms of the grant by the Department of 
Health and must be delivered by the summer of 2010.  A signed partnership agreement must 
be in place by November 2008, full planning permission received by March 2009, work on site 
commenced by September 2009 and contracts and nomination arrangements in place by 
January 2010.  The grant will be paid in four instalments as soon as these milestones have 
been reached. 

5.0 Implications For Council Policy And Governance 

5.1 This initiative has a very close fit with the strategic objectives and outcomes of the Council 
and its partners, notably the Primary Care Trust.  As such, it will assist in the delivery laid out 
in the Local Strategic Plan (LSP) of a variety of policy and service transformation agendas, in 
particular the Local Area Agreement and the Vision For Leeds.   

5.2 The Department of Health issued the invitation to bid against the Extra Care Housing Fund of 
£80m in late March 2008, requiring submissions to be returned by 12 May 2008.  The 
Department of Health received 61 bids from Local Authorities totalling £190m.  These were 
subjected to detailed scrutiny according to their quality and achievability, as well as the extent 
to which they promoted dignity and wellbeing, partnership working and would ensure a 
positive health impact on the wider community.  The Leeds bid, along with 25 others, received 
notification of success at the end of August.   

5.3 Consultation has taken place with Corporate Services, the Asset Management Board  and 
Elected Members to assure compliance with Council policy and governance. 

6.0 Legal And Resource Implications 

6.1 The bid requires the Council to accept less than best capital receipts for the sale of the land to 
Methodist Homes, totalling £225,000, compared with the current estimated value of £750,000 
- this being the full extent of the financial risk to the Council.  However, the bid attracts 
additional capital resources in excess of £4m from Methodist Homes Association to fully fund 
the project.  Additionally, it represents an invest to save opportunity since the scheme 
constitutes substantially better value for money that conventionally procured residential and 
nursing care. 
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7.0 Conclusions 

7.1 This proposal represents a significant opportunity to develop personalised independent 
accommodation for some of the most vulnerable older citizens of Leeds, to enable them to 
live in their own home for longer, maintaining their dignity, health and well-being.  The 
proposal is clearly aligned with locally identified need as well as national and local strategies.  
The whole package represents very good value for money both to service users and the 
Council, and will assist the Primary Care Trust in meetings its strategic and performance 
objectives 

8.0 Recommendations 

8.1 It is requested that the Executive Board supports and endorses the proposal to develop 45 
units of Extra Care Housing for older people on the site of Hemingway House, in partnership 
with Methodist Homes Association and the Primary Care Trust.   

8.2 It is furthermore requested that the Executive Board endorses the sale of the land at 
Hemingway House at less than best value to a value forgone of £225,000. 

 

Background documents referred to in this report: 

Executive Board Report:  Older People’s Long Term Care Strategy Progress Report on the 
Refurbishment and Development of Extra Care Housing - October 2004 
Executive Board Report:  Older People’s Long Term Care Strategy: Re-Provision for Greenlands 
Home for Older People – May 2007 
Leeds City Council Adult Social Care Department of Health Extra Care Housing Fund Bid – May 
2008 
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[ 

Report of the Chief Regeneration Officer 
 
Executive Board  
 
Date: 5th November 2008 
 
Subject: Public Private Finance Initiative Round 6 – Submission of Expression of 
Interest. 
 

        
 
Eligible for Call In                                                 Not Eligible for Call In 
                                                                              (Details contained in the report) 
 
 
 
EXECUTIVE SUMMARY 
 
1. The Government has announced the availability of investment funds for housing under the 

Public Private Finance Initiative (PFI).  This Round 6 of the programme will release up to 
£1.87 billion of PFI revenue credits to support suitable housing investment and regeneration 
programmes.  This round of funding covers all the funding available between 2008/09 and 
2010/11. 

 

2. A jointly sponsored project between the Environment and Neighbourhoods and Adult Social 
Care has been developed with the aim of creating a network of extra care and affordable 
lifetime homes in the City to meet primarily the needs of older people, but which will also 
make a significant contribution to neighbourhood regeneration and achieving affordable 
housing targets. 
 

3. The project aims to develop a significant number of new homes (c1,100) as replacement for 
just over 600 units of older and outdated older people’s housing.  It allows scope for the 
refurbishment of up to 200 linked adjacent properties or additional new build.  The new homes 
will be mixed tenure, potentially with up to 25% for affordable sale.  
 

4. The programme is closely aligned to the Council’s regeneration and affordable housing 
programme priorities and the PCT’s investment plans.  It is also driven by the aims of the 
Leeds City Council Housing Strategy for Older People – ‘Home not Alone’ which seeks to 
provide for the health and well being of older people through appropriate housing, appropriate 
and flexible support and care and the maximisation of independent living.   
 

Specific Implications For:  
 

Equality and Diversity 
  
Community Cohesion 
 
Narrowing the Gap 

Electoral Wards Affected:  

 
City Wide 

Originator: C Addison / I 
Kyles 

Tel:  24 75432 /5692 

 

 

 

üüüü 

 

 

 Ward Members consulted 
 (referred to in report) 
  

 

Agenda Item 7
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5. An Expression of Interest (EoI) has been developed in line with the bid timetable seeking up 
to £271m in PFI credits to support the capital investment required to deliver the new homes, 
with c£125,000 per annum estimated General Fund contribution over a thirty year contract 
period.  Whilst it is intended that new developments are mixed tenure, the finance model in 
the Expression of Interest is based on an assumption that 100% of the new provision is 
Council and that this new accommodation will remain within the HRA subsidy system.  As part 
of the development of the Outline Business Case, the mixed level percentage will be 
confirmed and negotiations will take place with CLG to remove the proposed new Council 
dwellings from the HRA.  In addition, the financial model in the EoI assumes 100% new build, 
but work will take place at Outline Business Case to potentially include a small amount of 
linked refurbishment.  

 

1.0 Purpose Of This Report 

1.1 The deadline for submission of expressions of interest is October 31st. Given the tight 
timetable, the Deputy Chief Executive has given approval to submit the Expression of 
Interest by that date. 

 

1.2 This report seeks the endorsement of the Executive Board to the submission of the 
Expression of Interest, and agreement to develop an Outline Business Case for the 
implementation of a programme of new house building in the City to create a range of extra 
care and affordable Lifetime Homes standard housing in key locations across the City, 
through the support of Housing PFI credits.  

2.0   Background Information 

2.1 PFI  Bidding Guidance  

2.1.1 A further round of bidding was announced by the Minister for Communities & Local 
Government (CLG) on the 2nd July 2008, Round 6 for Housing, making £1.87 billion in PFI 
credits available.  CLG has pooled 3 years’ worth of PFI resources (2008/9 – 2010/11) into 
this one bidding round. 

 

2.1.2 Bidding guidance has been issued detailing the scope of projects that will be supported.   
The following priorities have been indicated in the bidding guidance with the aim of 
supporting outputs that contribute to regeneration and the creation of sustainable 
communities, with particular emphasis on:- 
 

• a re-positioning of estates and their neighbourhoods in terms of quality and diversity 
of housing, reputation and demand; 

• a comprehensive approach to a broad policy agenda which includes tackling 
worklessness, community empowerment and enhanced design and quality; 

• a recognition that service led solutions must complement bricks and mortar ones 

• a ‘thematic’ approach to stock needs (e.g. addressing problems with sheltered 
housing); 

• an increase in affordable rented housing, particularly where this addresses the 
needs of specific client groups, especially those socially excluded. 

 
 

2.1.3 Further, there are 3 other principle elements that should be noted:- 
 

• The primary focus for bids under Round 6 has been indicated to cover new build, 
although some element of refurbishment would be accepted;  

 

• Bids should have a capital value of £100m or more, but smaller bids will be accepted 
if jointly secured  e.g. cross authority working; 
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• New homes to adhere to the Housing Corporation’s Design and Quality Standards 
and the Code for Sustainable Homes. 

 

2.1.4 Expressions of Interest are required to be submitted by 31st October 2008, with confirmation 
of inclusion into the programme proposed for the end of February 2009.  Outline Business 
cases are to be endorsed by July 2010. 

 

2.1.5 Initial indications are that there is considerable interest from other local authorities in this 
bidding round. Indications are that bids from other authorities will range from £100-200m. 

 

 
2.2 Summary of Programme Proposals 

2.2.1 The programme proposals contained in this report can be summarised as:- 

• the provision of c1,110 new homes across the City with scope to refurbish up to 200 
linked adjacent properties; 

 

• the new homes will be mixed tenure in order to contribute to the creation of  
sustainable mixed communities, with an element of new build for sale, including 
affordable housing; 

 

• the new housing will be a mix of extra care and affordable Lifetime Homes standard 
housing to replace outdated sheltered and residential care housing and fill in gaps 
that currently exist in provision within localities; 

 

• each location will be selected because it is possible to achieve a critical mass of 
housing and support around a community hub, often linked to other regeneration 
investment that is taking place or planned; 

 

• provides a greater choice of housing for older people into the future, both in terms of 
type of accommodation, local availability and choice of tenure; 

 

• supports independent living, allowing appropriate housing support, health and care 
needs to be met; 

 

• contributes to the regeneration programme of the City, including the Town & District 
Centres Regeneration Programme; 

 

• by providing homes that are highly energy efficient that will contribute to the carbon 
reduction programme; 

 

• will provide the infrastructure to support the transformation of housing support and 
care provision, away from building based support and care, to personalised and 
flexible support and care.  

 

2.2.2 This programme will add to the work already undertaken over recent years to provide an 
initial network of extra care housing, replacing outdated residential care homes in seven 
locations in the City. The programme proposals will add to that network with an additional 
ten extra care schemes and complementary affordable Lifetimes Homes standard housing. 

 

2.2.3 There will, however, continue to be the need to tackle any remaining outdated sheltered 
housing and residential care homes, and the need to develop appropriate specialist 
residential care (where independent living is not an appropriate solution), by a further 
programme of redevelopment, upgrade and modernisation.  

 

2.2.4 An Expression of Interest has been developed meeting the Government’s bid requirements 
for PFI credits.  It is proposed to develop a detailed Outline Business Case for Executive 
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Board and Government approval that would set out the fully developed proposals as well as 
the framework for the procurement and implementation of the programme.    

 

 
2.3 Context of National Strategies 

2.3.1 The bid for Round 6 Housing PFI sits in the context of the following national strategies:- 
 

• The Local Government White Paper, Strong and Prosperous Communities, 
proposed a ‘duty of partnership’ on local authorities to prepare Joint Strategic 
Assessments across health, social care and housing; 

 

• The Department of Health White Paper, Our Health, Our Care, Our Say (2006), 
envisages that ‘local authorities and PCTs focus on community well-being and ‘drive a 
radical realignment of the whole local system, which includes services like transport, 
housing and leisure; 

 

• Communities & Local Government’s  Transforming Places; changing lives 
regeneration framework seeks to ensure that regeneration investment is co-ordinated 
and prioritised in the right places, with public, private and third sector organisations 
working together in  the same places towards a shared vision. 

 

•  ‘Lifetime Homes, Lifetime Neighbourhoods: A National Strategy for Housing in an 
Ageing Society’, the strategy has sought to outline the scale of the issue to be 
addressed and the approach that the Government would seek to support. In particular 
this strategy noted a number of key issues and principles:- 

 
- The 75+ age group growing faster than any other, and will be increasingly diverse; 
- Over a million people predicted to suffer from dementia by 2025; 
- Double the numbers of older disabled people in England from 2.3 million in 2002 to 

4.6 million by 2041; 
- Plans for the future should focus on independent living within communities, with 

the right range of specialist housing available for those who need more support, 
homes at the heart of the community that look and feel like home; 

- Housing to be central to health and well-being with services planned and 
integrated to reflect that. 

 
 

2.4 Demographic Need and Housing Demand 

2.4.1 Demographic Change 

The table below shows the population projections for Leeds for people aged 55 
and over. 
 

             Table  – Population Projections 2006 - 2025 
Leeds Population Projections (55+ years) 

Ages 2006 2010 2015 2020 2025 

55+ 42300 37200 39800 43300 43100 

60+ 33500 38600 34000 36500 39900 

65+ 56200 56400 61400 62600 61500 

75+ 38600 38500 40100 41100 46000 

85+ 14500 15600 16900 18600 20900 

TOTAL 55+ 185100 186300 192200 202100 211400 

% of Leeds 
Population 25.8% 25.8% 26.5% 27.6% 28.7% 
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2.4.2 The table shows a growth in the actual numbers of people aged 55 and over and, perhaps 

more significantly, that by 2025 the number of people aged 75+ will increase from 53,100 in 
2006 to 66,900 in 2025 (a 26% increase) with the highest increase being in the 85+ age 
group where a 44% increase is envisaged.  
 

2.4.3 Although the growth in the older population is expected to be higher in outer areas, there are 
other factors that will be taken into account in prioritising what intervention is needed within 
each location in the inner areas. Life expectancy is lower; there are also higher levels of long 
term limiting illness, fuel poverty and living alone. However there is a greater reliance on 
unpaid care in outer areas. Therefore, proposals will be developed which are appropriate to 
the area, and which complement other services and facilities.   

 
2.4.4 The provision of housing and services is not limited to the rented sector.  The greatest 

proportion of older people live in their own homes (64%). As this proportion is projected to 
increase to over 70% by 2025, the Outline Business Case will consider more fully the  
proportion of the new provision that should be made available for sale. 

 
2.4.5 Some of the key aspirations of older people, now and into the future were highlighted in the 

Government Strategy, Lifetime Homes, Lifetime Neighbourhoods:- 

 
• ‘Homes for life’ – adaptable accommodation designed for all age groups; 

• Space is important: - to accommodate visiting family or a carer; 

• Affordable to heat - user friendly design with a downstairs WC and bathroom with 
shower and bath  

• Access to green, private space, and a safe neighbourhood is important, as is 
housing that is accessible to good local transport, facilities and amenities. 

 
2.4.6 These aspirations have been incorporated into the objectives of the Round 6 Housing PFI 

EoI.  
 

2.5 Current Provision and Services 

2.5.1 Housing Sheltered and Residential and Accommodation for Older People 

(i) Current provision is across all tenures and includes self-contained or shared accommodation 
as well as some with communal care arrangements. 
 
Table – Breakdown of Sheltered and Residential Care Units 

 

 Inner Areas Outer Areas Total 

LCC Sheltered 1,476           3,260         4,736         

RSL Sheltered * 414 350  765 

LCC Residential 
Care 

184 459 643 

Private 
Residential Care 

1,590 2,048 3,638 

Extra Care 
Housing 

160 219 379 

Total units  3,824  6,336  10,161 
* RSL – Registered Social Landlords Category 2 Supported Housing 
 

(ii) Leeds City Council currently owns and manages 4,736 sheltered housing units across the 
city. 

 
(iii) The stock is unevenly distributed across the city compared to the distribution of older people, 

and in terms quality and type of accommodation.  For example, there is a low level of 
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accommodation in Inner East Leeds and Outer North East Leeds, no modern Extra Care 
housing in Outer South, Inner North West or Outer West Leeds, a concentration of 
residential care in the Outer West and Inner North East areas and the option of RSL 
sheltered housing predominantly in only half of the City. 
 

(iv) Large parts of the stock were constructed pre-1980s and require modernising in terms of 
type of accommodation, space standards, access, mobility and energy efficiency.  The most 
modern stock is the extra care housing and some of the private retirement housing that has 
been built more recently. 
 

(v) Reviews have been undertaken, through the Leeds ALMOs as part of the drive to meet the 
Decent Homes standard, on the suitability and need for investment in the Council’s sheltered 
housing stock.  Further, a suitability analysis has been undertaken by Adult Social Care and 
Asset Management on the building assets, residential care and day care centres which 
provide support services for older people.  
 

(vi) Those reviews have shown that although the accommodation meets current statutory 
standards, much of it fails to meet the more modern standards applicable to older people’s 
needs in one aspect or another: old designs and housing layouts (e.g. sheltered bed-sit 
accommodation without access to private bathrooms in most cases); limited access 
internally, for example, not all homes can accommodate wheelchairs or scooters easily or at 
all due to narrow doorways, lobbies; inadequate  communal areas (such as lack of lift 
access); and low energy efficiency due to the age and design of the buildings, affecting 
warmth and fuel bills (relative to the income levels of older people). 
 

(vii) As part of the development of the Outline Business Case, further work will be undertaken to 
analyse the current distribution, quality and range of accommodation across the City in 
comparison with anticipated needs and delivery issues. 
 
 
 

2.5.2 Service Provision. 
 

(i) The Round 6 Housing PFI project is closely linked to the modernisation of support and care 
services provided for older people through Adult Social Care, Housing and health services. 

 
(ii) Many of the current services are provided through dedicated buildings, in particular the 

sheltered warden service, the residential care service and the day centre service.  The 
services tend to be fixed in scope and scale and not flexible enough to meet the needs to 
individuals or their changing needs. 
 

(iii) The main focus of the Supporting People strategy is to enable older people to remain in their 
own home.    

 
(iv) The needs and choices of some older people will be best met in more specialist housing, 

such as Extra Care.  There are now six extra care housing schemes in Leeds, mainly 
provided by housing associations, although new Council provision is planned at Hemingway 
House in Hunslet.  High levels of care and support can be readily provided from within these 
schemes to both residents and non residents in the locality. 

 
(v) These new extra care schemes have been jointly commissioned by Housing and Adult 

Social Care and funded by the Housing Corporation (HC) and Department of Health money 
as a response to the closure of selected residential care homes, which were unable to meet 
the requirements of the Care Standards Act 2000.  Five schemes are in operation, with one 
in construction and one further scheme at planning stage.  The Laureates scheme in 
Guiseley, which is under construction, will also offer shared equity as an option. These new 
models of enhanced and extra care housing offer not only the possibility of supporting higher 
levels of dependency but also an environment for a lively and active old age. 
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(vi) The Round 6 Housing PFI EoI aims to build on this provision with the objective of ultimately 
ensuring city-wide provision of extra care accommodation, within communities that also 
include housing provision for older people.   

 
 

3 Main Issues 

3.1 Proposal Outline 

3.1.1 The proposal for the submission to Round 6 PFI programme is to seek to develop upon 
the small network of extra care housing provision in the City, and develop new housing to 
Lifetime Homes standards to link with the extra care housing provision.  The programme 
aims to complement existing facilities and services, in particular new or planned 
investment in community hub locations in regeneration priority areas or town & district 
centres. 

3.1.2 The programme will be aligned with other regeneration and investment programmes, 
including the Affordable Housing Programme, the Easel Programme, the West Leeds 
Gateway, the Town & District Centres Regeneration Programme and the Strategic 
Service Development Plan (LIFT). 

3.1.3 There is the potential to have linked action between programmes on larger sites, such as 
development by both PFI and affordable housing provision to offer a range of suitable 
housing to meet the needs of the particular neighbourhood. It is also envisaged that 
tenure for all the sites will be a mix of rent and sale units of accommodation 

3.1.4 The provision of support, care and health services could be delivered from the hub of the 
extra care housing schemes to serve the resident and local community, but not dedicated 
only to serve the specific housing schemes. 

3.1.5 Initial assessments suggest that across the City there is the capacity to provide c1,100 
new homes, replacing c600 homes that are not considered suitable for future housing 
needs. There may be an opportunity to develop a mix of new build housing together with 
refurbishment of existing housing provision as an alternative to complete new build. 
Detailed analysis of all potential locations will take place as part of the next stage, the 
development of the Outline Business Case. 

 
3.2 Extra Care Housing Schemes. 

3.2.1 These are housing schemes designed to offer independent living for residents, with fully 
self contained accommodation (usually 1 or 2 bedroom apartments and sometimes linked 
bungalow properties) with access to shared communal facilities often termed a ‘resource 
centre’. 

3.2.2 The size and scale of an extra care scheme will depend in part on the site constraints, 
and generally can offer between 50 and 150 units of accommodation.  The model 
included in the Expression of Interest is based on an average scheme size of 60 units, 
with 60% 2 bedroom accommodation and 40% 1 bedroom accommodation. 

3.2.3 The resource centre can contain a range of facilities including communal lounge, café, 
activity rooms, service rooms (e.g. hairdressing, chiropodist, peripatetic health services 
such as physiotherapy), communal laundry, assisted bathing facilities, provision for 24 
hours care & support services; and storage & charging facilities for mobility scooters.  
Some schemes may go further linking into provision of services to the local community 
and offer a small shop or restaurant / bar facility. 
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3.3 Lifetime Homes 
 

3.3.1 This is housing that is provided to meet the Lifetime Homes standards. These standards 
impact on the size of accommodation (allowing for wheelchair use and access and space 
for lifts and hoist in the future), layout of accommodation (allowing for direct access from 
bedroom to bathroom if required), access to the home and parking space. To meet the 
standard new homes need to be designed and constructed to be able to be readily 
adapted to meet future needs and for flexibility in use.   

 
3.3.2 It is proposed that all the homes constructed by the proposed programme would meet the 

Lifetimes Homes standard. 
 
 

3.4 Code for Sustainable Homes 
 

3.4.1 All new social housing is required to be constructed to this standard. The code covers 
issues such as energy efficiency and CO² impact, waste and recycling, the conservation 
of water, the sustainable use of materials, the reduction of pollution and the health and 
well being of residents. 

 
3.4.2 The Code has six levels, all of which are higher than the current Building Regulation 

standards.  The Government has outlined that it would seek to have a stepped 
improvement in standards over the next few years, seeking Level 3 for all new homes 
constructed from 2010, from 2013 all homes to meet Level 4 and from 2016 all new 
homes to meet the highest standard Level 6. 

 
3.4.3 It is proposed under this programme that all Extra Care and Lifetime homes constructed 

between 2012 and 2017 meet a minimum of Code Level 5, with the aim to seek 
development up to Code Level 6 as the best methods for achieving this become more 
widely available in the market. Code Level 5 is the equivalent to a ‘zero carbon’ home for 
all heating and lighting.  Code Level 6 is a wholly ‘zero carbon’ home.   

 
 

3.5 Overall Mix of housing proposed. 
 

3.5.1 The overall mix proposed in the Expression of Interest is:- 
 

• 600 one and two bed Extra Care homes 

• 510 two and three bed Lifetime homes, with scope to include larger units where  
local needs are identified  

 
3.5.2 Although initial assessments have been undertaken on a range of sample locations, in 

terms of suitability, location and delivery, they have yet to be the subject of full 
assessment including user consultation and comparison with alternative sites that may 
become available within the vicinity.  This detailed analysis will take place as part of the 
preparation of the Outline Business Case. 

 
3.5.3 The range of accommodation to be provided could be both Council rented and private, 

with a proportion of homes on affordable leasehold or freehold sale arrangements.  The 
extent of private sale within the new housing will be determined as part of the 
development of the Outline Business Case, taking into account needs, aspirations, 
market and risk issues.  In order to minimise risk at this stage, for the purposes of the EoI 
financial model none has been assumed. 

 
 

3.6 Contract Service Package 
 

3.6.1 The aim is to provide new appropriate accommodation into neighbourhoods where older 
people can live independent lives; will have ready access to care and support where 
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needed; have access to social activities and interaction; and have flexibility of their home 
and support to meet changing needs.  

 
3.6.2 The programme will aim to contract with the PFI provider to provide the new 

accommodation and also undertake the necessary scheme management and 
maintenance roles. 

 
3.6.3 The roles that are proposed at this stage to be included into the programme include: 

 

• Construction of new homes and facilities; 

• Repair and planned maintenance of the properties; 

• Life cycle maintenance over the proposed 30 years of the contract; 

• Management of the tenancies and leaseholders within the schemes; 

• Management of the communal facilities and resource centres. 
 

3.6.4 The service package would commence operation once properties are constructed and 
they become available for letting.  The tenanted properties are proposed to be Council 
tenanted properties, with the leasehold properties to manage as Council leasehold 
properties.   

 
3.6.5 The PFI provider will therefore need to be a consortium made up of contractors for the 

construction and maintenance of the homes and also specialist housing managers to 
manage the tenancies and leasehold accommodation. During preparation of the Outline 
Business Case full consideration will be given to the appropriate apportionment of 
management and maintenance to be offered within the PFI contract, and the extent to 
which the Leeds ALMOs are placed to offer an efficient and effective value for money 
management service.  

 
 

3.6.6 The exact range of community and communal services provided within each locality will 
be reviewed as part of the Outline Business Case and will reflect local circumstances. 
However, care services will not be included in the service package.  

 
 

3.7 Project Delivery 

3.7.1 The Regeneration City Projects Team in the Environment & Neighbourhoods Directorate, 
in partnership with Adult Social Care and the Public Private Partnerships Unit (PPPU), 
has prepared the Expression of Interest for a bid to Round 6 of the Private Finance 
Initiative (PFI). The EOI was required to be submitted to Communities & Local 
Government (CLG) by 31st October 2008. Approval to submit the Expression of Interest 
was received through Delegated Authority of the Deputy Chief Executive at Housing PFI 
Project Board on 24th October 2008.   

3.7.2 CLG has indicated that it will advise all bidders on the success or otherwise of their bids 
by the end of February 2009. The bidding guidance from Government indicates that it 
would wish to endorse the Outline Business Cases for successful schemes by July 2010, 
which would lead to a programme start by 2013. 

3.7.3 It is proposed that development of the Outline Business Case should commence 
immediately upon approval of this report and following the submission of the Expression 
of Interest, which could bring forward the Council’s OBC submission date and project 
delivery substantially. 

3.7.4 The outline timetable for development of the programme and for undertaking the 
necessary contract procurement is noted below. 

Expression of Interest (EoI) Submission   - 31st October 2008 
Approval of EoI    - End of February 2009 
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Submission of Outline Business Case (OBC) - July 2009 
Approval of OBC    - September 2009 
Commencement of procurement  - October 2009 
Competitive Dialogue Procurement Stages - January 2010 – May 2011 
Final Business Case (FBC) submitted - July 2011 
FBC Approved    - September 2011 
Financial Close    - March 2012 
Start on site of programme   - May 2012 
 

3.7.5 An early commencement of the proposed time table would enable a start on site for the 
proposed scheme of new housing as early as 2012, with all new developments 
completed within 5 years, by 2017.  The contract would run in total a proposed 30 years 
up to 2042. 

 

4 Implications For Council Policy and Governance 

4.1 Local Strategic Context 

4.1.1 The Round 6 Housing PFI Expression of Interest builds on the following local priorities:- 

(i) Leeds Affordable Housing Programme 

(ii) Leeds regeneration priority areas including EASEL, West Leeds Gateway and the Town & 
District Centres Regeneration Programme; 

(iii) Leeds City Council Housing Strategy for Older People – ‘Home not Alone’ 

(iv) Leeds Extra Care Housing Strategy. 

 

5  Legal and Resource Implications 

5.1 The programme proposal is seeking to bid for PFI credits to support the capital cost of the new 
housing provision and for future life cycle renewal expenditure.   The total value of credits being 
sought amounts to £271m in revenue credits, which will support initial capital expenditure of up 
to £182m for the first five years of the programme and a further £54m of life-cycle renewal work 
over the following 25 years (all costs based on a 2012 cost base). 

5.2 The Council will be required to provide revenue funding to support the bid, principally supporting 
the management and maintenance of the facilities. The revenue support from the Council will be 
made up from rents, service charges and revenue contributions from the support and care 
service providers operating from the new Extra Care facilities. The exact balance of funds from 
each source and between the Housing Revenue Account and the General Fund will be 
undertaken as part of the development of the Outline Business Case, on successful approval of 
the Expression of Interest by Government.   However, for the development of the financial model 
as part of the submission of the Expression of Interest, the figure used is a contribution of 
£125,000 per annum over thirty years (or £108,000 per annum if measures referred to in 5.2 and 
5.3 above are taken). 

5.3 There will be costs incurred to develop the programme, including development of the Outline 
Business Case, procurement of the PFI contract and with any necessary property re-housing.  
These costs will be clarified during the development of the Outline Business Case.  However, a 
provision of £550,000 within the HRA has already been made by Executive Board to support 
this. 

5.4 The programme will require identification and use of Council land for new build purposes. Some 
of this land will be available through replacement of current provision. However there are a 
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number of locations where the regeneration impact is more significant and a greater land take is 
required, particularly where there are currently large clear sites available. This will be explored 
further as part of the preparation of the Outline Business Case and a report brought back to 
Executive Board for approval early in 2009.     

 

6  Conclusions 

6.1 This programme proposes the building of a stock of new Extra Care and Lifetimes Homes 
housing across the City, supported by investment funds from the Housing Private Finance 
programme 2008 – 2011. 

6.2 The  provision of such accommodation is fully in accordance with the principle and aims of the 
Strategy for Older People – ‘Home not Alone’ by providing accommodation that is more 
appropriate to the needs of older people, meeting high standards for use, access, adaptability 
and sustainability. 

6.3 The proposal to provide housing and linked facilities supports the move on the provision of 
support, care and health services away from building based services, to a system of self-
assessed, flexible and cost effective services to meet the needs of a growing population of older 
people. 

6.4 The programme proposes development of just over 1,100 new homes to replace just over 600 
units of outdated housing accommodation and allows scope for the refurbishment of up to 200 
linked adjacent properties.   A proportion of the new homes will be offered for sale at affordable 
sale values. 

6.5 An Expression of Interest has been prepared and submitted to Government within their time limit 
of 31st October, which seeks up to £271m in PFI revenue credits.   A copy of the EoI is available 
from Governance Services. 

6.6 Council revenue and capital resources will be required to implement the programme, to support 
the development of a robust business case and the necessary contract procurement, as well as 
resources to support appropriate rehousing for any households needing to be displaced from the 
older accommodation. 

7 Recommendations 

Executive Board is asked to; 

(b) approve the submission of the Expression of Interest for Round 6 Housing PFI credits of 
£271m. 

(c) to agree to develop an Outline Business Case for the implementation of a programme of new 
house building in the City to create a range of Extra Care and Lifetime Homes housing, 
through the support of Round 6 Housing PFI credits.  

(d) to agree to receive a further report in early 2009 identifying land which will be required to 
deliver the programme.  

 

 

Background Documents:  Housing PFI: Bidders Guidance for Round 6 – CLG 
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