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Carlisle is a bustling, modern regional centre that 
is proud of its rich heritage. It is the place to be 
for culture, study, the great outdoors and sport 
– a compact city surrounded by acres of beautiful 
parkland. The city is steeped in history, boasting a 
900 year old Castle, a Cathedral dating back to 1122 
and the nearby Birdoswald Roman Fort and Visitor 
Centre. The city boasts a range of sports and leisure 
facilities from golf and birdwatching to watersports 
and racing. Carlisle has a vision for the regeneration 
of the City that was launched in 2005. Carlisle 
Renaissance is about making Carlisle a better place 
to live, work and visit, and one of the main objects of 
this vision is to establish sustainable communities.

It is proposed to develop a 60 unit mixed tenure 
Extra Care Housing Scheme at Low Meadow 
which will incorporate apartments, bungalows and 
houses, the latter specifically designed for people 
with physical disabilities forming a core and cluster 
scheme. 

The site is located in Carlisle West and is in the 
regeneration area of what was the Raffles estate. 
Known as Low Meadow, situated just off Brookside 
near Heysham Park, an attractive local amenity. 
The site is in the Belle Vue ward of Carlisle West 
and amounts to some 2.23 hectares in total and is 
surrounded by residential property. It is close to 
Newtown Road, a main arterial road out of the 
city centre. Newtown Road offers local shops and 
amenities. Cumberland Infirmary is within a mile 
and consequently the area benefits from excellent 
transport links in and out of the City centre.

The Vision for the Low Meadow development is 
for a dynamic and flexible model of extra care 
that will promote quality of life and health for the 
wider older population in the area, and sustain 
vulnerable older people with chronic and other 
health conditions in the community. The vision has 
been developed by Cumbria County Council (as 
part of its transformational programme for older 
people’s services and focus on individualisation) along 

with Cumbria Primary Care Trust - Carlisle Locality, 
Carlisle City Council and Eden Housing Association. 
Developing the vision has involved the wider 
community and voluntary groups working in the area 
as well as active resident involvement from older 
people aged 50+ and current extra care tenants. 
This work has been ongoing for the last six months. 
Low Meadow will:

•	 Provide 60 units of multi tenure Extra Care 
housing which will be sold or let to older people 
with a range of dependency levels to ensure a 
vibrant community

•	 Provide a ‘virtual extra care’ outreach role to 
support vulnerable older people in the community

•	 Use the public communal areas in the scheme, 
separate from areas for residents, to provide a 
community hub for all older people in the area, 
both active and vulnerable. This will be delivered 
through partnerships with the PCT and The Living 
Well Trust livingwelltrust.org.uk

Low Meadow will be the first new build multi tenure 
extra care scheme to be built in Cumbria. There 
is currently only one extra care scheme located in 
Carlisle. This is in Carlisle North and was developed 
from an existing sheltered housing for rent scheme. 
The proposed development aspires to high standards 
of architectural and landscape detail introducing 
sustainable construction techniques, green 
roofs, renewable energy sources and low energy 
consumption.

The main bid document sets out the proposals, 
based around the criteria for assessment set out 
in the Department of Health bidding guidelines, 
together with a profile of the scheme itself, who it 
will house, the service and community model, and 
the project delivery plan.

Supporting documents are referred to throughout 
the main report in underlined italics, which will 
hyperlink directly to each document. All the 
supporting documents, including the letters of 
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support and the architects plans, can be accessed at: 
cumbria.gov.uk/adultsocialcare/carlisleextracarebid 
Each document in the main report has a reference 
number, which is matched in the index of support 
documents on the website.

The Bidding form shows £5,070,050 subsidy into 
the scheme, and a total grant required from the 
Department of Health of £4,740,050 (£79,001 per 
unit).

2. Need, supply demand and strategic fit
Overview of demography, need, supply and demand
Key Conclusions from this analysis are:

•	 The older population of Carlisle is growing, the 
percentage of people over the age of 65 in Carlisle 
in 2008 is 18.54% which is projected to increase 
to 21.23% by 2015

•	 Statistics show that 20% of people who live in the 
Belle Vue ward live with a long term limiting illness 
and that over 11% of people do not have good 
health

•	 There is a significant and sustainable demand for 
housing for older people both from older renters 
and from older owner-occupiers for rented and 
leasehold accommodation 

•	 The community consultation has demonstrated 
a strong interest in the Extra Care model of 
provision 

•	 Current demand for Extra Care housing in Carlisle 
is high, and the only existing scheme has a waiting 
list of over 60 people

Consequently developing extra care at Low Meadow 
is a very high priority for Cumbria County Council, 
Carlisle City Council and Cumbria PCT. 

Strategic fit
The proposals support the national, regional, county 
and city policy direction. The scheme has local 
strategic relevance and is a priority with established 
needs as identified within the Adult Social Care Extra 
Care Housing Strategy (2005-10) and the Adult Social 

Care Older People’s Strategy – A Shared Vision for 
Cumbria (2006), where the continued development 
of Extra Care housing is a key activity to enable 
people to live in their own home, and in the Cumbria 
Adult Social Care Directorate’s Commissioning 
Strategy for Older People and Their Carers (2007-16) 
a key aim of which is that older people will have 
increased opportunity to be supported in Extra 
Care housing that they either rent or buy. The 
county council has identified the need for an extra 
80 units of Extra Care housing in the Carlisle area. 
Carlisle City Council also identified a significant need 
for Extra Care housing for older people which was 
stated in The Housing Strategy for Carlisle (2005-10).

Profile of Low Meadow
The scheme will be developed on land identified 
by Carlisle City Council in the regeneration area of 
the former Raffles estate. A document has been 
published, Raffles Vision detailing the regeneration 
which is currently underway. The development 
will be a core and cluster scheme and will offer 40 
two-bedroom apartments in the core building. The 
cluster will consist of 14 two-bedroom bungalows, 
2 three bedrooms bungalows and 4 three-bedroom 
houses that will have a disability suite specifically for 
older adults. This makes a total of 60 units.

The community hub will offer flexible areas to allow 
for café/restaurant/social club and medical clinics. 
The scheme is designed to reflect contemporary 
good practice and to meet a range of health and care 
needs. It is designed for dementia and incorporates 
assistive technology in the design. 

Who the scheme will house 
Cumbria County Council has adopted the 
Department of Health recommended ‘mixed 
community model’ for the provision of extra care 
schemes to ensure they are vibrant and active. In 
order to ensure a balanced community is maintained 
the eligibility criteria will be applied in line with other 
extra care schemes in Cumbria in accordance with 
the joint working protocol which is already in place.
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Improving the health and well-being of adults

It is anticipated that a third of people within the 
development will have high care needs, a third 
medium care needs and a third low care needs. The 
building will be developed with Dementia led design 
consideration including colour coding to principle 
areas and Telecare initiatives, building on the success 
of the county wide implementation of Cumbria’s 
telecare service.

The service model
The philosophy of the scheme will be focused on 
promoting ‘quality of life’. Housing management and 
housing support services will be provided by Eden 
Housing Association which manages its existing 
Extra Care housing to achieve independence, choice, 
health and well being and also supports community 
involvement. Care services will be commissioned by 
Cumbria County Council through a formal tender 
process to select a domiciliary care agency to provide 
a care team on site 24/7 with waking night cover.

Wider community role
The wider community role will be provided by:

•	 Using the public communal areas in the scheme, 
separate from areas for residents, to provide a 
community hub for ALL older people in the area, 
both active and vulnerable. This will be done 
through a range of community and voluntary 
sector partnerships which will offer key services 
identified by older people themselves including: 
information and advice; café/restaurant; a range of 
healthy living activities and primary care services 
such as retinopathy clinic, diabetes clinic and 
health living advice

•	 Providing floating housing support, and other 
outreach services to older people living in the area 
surrounding the scheme, with a particular focus on 
supporting older people with long-term conditions 
in the community

Commissioning services
Cumbria County Council, Cumbria Supporting 
People and Eden Housing Association will all work 
to the Cumbria Joint Working Protocol for Extra Care 
housing which outlines the roles and responsibilities 
of all partners. Cumbria County Council has agreed 
revenue funding of £400,000 p.a. and Cumbria 
Supporting People £50,000 p.a. which will provide 
for individual care and support arrangements and 
individual budgets promoting individual choice for 
residents. The partnership with the local appointed 
care provider will also provide opportunity to 
respond to local and community emergencies 
triggered by Assistive Technology.

Health
A recent consultation on local health strategy, 
Closer to Home means that the Primary Care Trust 
(PCT), and provider organisations are committed to 
implementing patient care in an integrated way and 
closer to where patients live.

Public health data researched by the PCT for Carlisle 
West area shows there are significant levels of 
disadvantage and more people than average living 
with long term conditions. The planned functionality 
of the communal areas will adapt to use by visiting 
health professionals. The site also provides the 
opportunity for health promotion and health services 
for the local community as well as the residents.

Cumbria Primary Care Trust will, through the PCT’s 
provider of community nursing and allied services, 
deliver treatment focused domiciliary care to the 
residents of the new development. Carlisle Locality 
has written indicating support for the development. 
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Partnerships
The proposals are built on a long term structured 
partnership approach with a wide range of 
stakeholders. Three formal partnerships have been 
established:

•	 Client Group (focussing on health and community 
based aspects of the scheme)

•	 Construction Group (incorporating a framework 
agreement with key construction partners)

•	 Department of Health Bid Group

A wide range of stakeholders have been involved in 
these groups with key personnel attending all groups 
to ensure continuity.

Value for money
The scheme delivers value for money including:

•	 Capital contributions: other public subsidy of 
£330,000 from the sale of the land by Carlisle City 
Council for nil consideration and commitment 
to fund other infrastructure costs; income from 
mixed tenure sales 

•	 Savings and economies from service re-design: 
on acute bed days and support of older people in 
the community

•	 Economic development : through the creation 
of community businesses, local employment 
initiatives and apprenticeship schemes

•	 In kind support : from the community and 
voluntary sectors and contribution towards 
the regeneration of Raffles Estate, working in 
partnership with Lovells who have also indicated 
support for the development

•	 Sustainable development : use of sustainable 
eco-friendly materials such as solar panels, 
ground source heat pumps, green planted roofs 
and sustainable construction techniques such as 
modular steel and timber frame construction 

•	 Revenue Contributions: from a range of sources 
including Cumbria County Council, Carlisle PCT, 
Supporting People and local community groups

Delivery of outcomes
The scheme will deliver 60 units of Extra Care 
housing with communal facilities providing a hub for 
the wider community which will incorporate services 
and activities to be delivered by Living Well Trust and 
Cumbria PCT. Anticipated outcomes are:

•	 Reducing Hospital Admissions – inreach and 
outreach services provide emergency, planned and 
preventative services

•	 Reducing Admissions to Long Term Care – one 
third of places for people who would otherwise 
be in long term care

•	 Reduction in Falls – through falls clinics and eye 
screening

•	 Better self management of long term conditions 
– through information, advice and education e.g. 
diabetes clinic. Known prevalence of diabetes in 
the area of over 1000 people in Carlisle West and 
estimated 96 new diagnoses per annum

•	 Reduction in medication prescribing for older 
people – health promotion role of the community 
hub

•	 Reduction of isolation and depression – variety of 
social activities in easy access facilities

•	 Improving self worth – facilities for education 
and learning, gardening activity around allotment 
provision

•	 Adding to the regeneration of the community 
– a contemporary, vibrant, sustainable place with 
inviting buildings spaces and environments

Project delivery plan
The land is in the ownership of the City Council. 
Outline planning permission has been granted. The 
project plan indicates a start on site by April 2009. 
Revenue funding is in place. There are no known 
obstacles to achieving the Project Delivery Plan.

Jill Stannard
Corporate Director - Adult Social Care
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1. Location and suitability

The site for the proposed extra care scheme at Low Meadow is in Belle Vue, one of five wards which make 
up Carlisle West. In four of these five wards statistics show that people residing in the area have a greater 
chance of developing a long term illness, have a lower healthy life expectancy and mortality is significantly 
higher than the national average for people under the age of 75. The population of Carlisle of people over the 
age of 65 is set to increase from the current 19% to 21% by 2014.

The site is in a major regeneration area. In the last three years much has been achieved on the regeneration 
of Raffles estate. Well over 100 new homes for sale have already been developed and sold with a further 435 
planned, underlining the popularity of the area and signalling a revival in the community. It is anticipated that 
this scheme will link to the wider regeneration of the area providing sustainability. Details of the regeneration 
can be found in Raffles Vision.

There is a shortage of specialist housing for older people in the area. The only existing sheltered scheme does 
not meet decent homes standards and is being de-commissioned. There is no Extra Care housing in this part 
of the city.

It is proposed to develop a mixed tenure community model of Extra Care housing with communal facilities 
providing a community hub, which will ensure outreach support to vulnerable people living in the community. 

The strength in the community is reinforced by the Living Well Trust, a charitable organisation formed in 
1998 working predominantly in the Carlisle West area and particularly in Raffles and Belle Vue. The Trust 
has developed a family centre on Shady Grove Road a short walking distance from the planned development 
which offers a range of facilities. However, the Trust want to extend these facilities to offer a health centre 
and active aging clinic and it is proposed that these initiatives be developed at Low Meadow as part of 
the Extra Care scheme. Living Well Trust are supportive of the development and have written a proposal 
indicating services that they would like to establish. They also want to support a community catering initiative, 
providing restaurant/café facilities within the scheme. The area of Shady Grove Road is seen as the focus for 
the development of community, commercial and social life in the Raffles Vision.

Outline planning permission has already been granted for this development, which will ensure that Department 
of Health expected timescales can be met. Under pinning this work is the knowledge that a full and detailed 
assessment of issues and risks associated in the delivery of this project has been carried out to ensure delivery 
on time and within budget. The land is in the ownership of the local authority and it is anticipated that work 
could begin onsite by April 2009.

5 May 2008 Low Meadow Extra Care Housing Bid to Department of Health by Cumbria County Council
in partnership with Eden Housing Association.  Contact Officer Peter Woodhouse 07966641372
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2.1	 National strategic fit
The overall aim of government policy regarding Extra Care Housing is still best demonstrated by Stephen 
Ladyman’s speech (the then Minister at the Department of Health who was responsible for social care policy, 
including extra care) given in February 2004. Speaking at a Laing and Buisson Conference on Extra Care 
Housing he said that ”most older people want to stay in their own homes for as long as possible. If they can’t 
stay in their own homes for whatever reason, then they do not want to trade independence for dependence. 
What they want is to have control over their lives.”…“Extra Care Housing offers another choice to the 
individual; a choice based on security, rights and control. A private home with your own front door but all the 
support you might expect in a residential home. But it must be more than a housing solution – it must be a 
community solution, which requires the full commitment of housing, health and social care agencies.” 

Current government policy reflects a growing understanding of the challenges and opportunities of an 
ageing society with a broader focus on sustainable communities that promote inclusion of older people. 
‘Lifetime Homes, Lifetime Neighbourhoods – a National Housing Strategy for an Ageing Society‘ (CLG 
2008) recognises that, “in future, housing, health and care will be increasingly interdependent” – making 
“housing and ageing a cross government priority.” Extra Care Housing is a key element in a broader approach 
that must also include new housing that is built to lifetime homes standards, as well as communities and 
neighbourhoods that are safe and inclusive to ensure that local facilities such as the park, shops, cinema and 
local health centre are all within reach and a pleasure for all.

The Care Services Improvement Partnership toolkit, ‘More Choice, Greater Voice (CSIP 2008) reinforces 
this view, and discusses a range of factors that local authorities should consider as drivers for change when 
developing local strategies. This includes consideration of local home ownership amongst older people, which 
is increasing, and an associated reluctance to transfer to rented accommodation in older age, which then 
leads to an erosion of the value of equity in their homes. The Carlisle Extra Care Housing scheme proposal 
recognises this, and offers a range of tenure options for people to consider.

The CSIP document also recognises that “new models of Extra Care Housing have emerged, offering not only 
the possibility of supporting higher levels of dependency, but also an environment for a lively and active older 
age. The design of the Carlisle scheme is exciting and innovative and close links to the local community will 
ensure that the scheme is a vibrant and inclusive place to live.”

Further support for a crosscutting approach to the provision of accommodation, health and care is given in 
‘Putting People First’ (DH 2008), which sets out a vision for the transformation of Adult Social Care. This 
vision recognises that “people want, and have a right to expect, services with dignity and respect at their 
heart. Older people, disabled people and people with mental health problems demand equality of citizenship 
in every aspect of their lives, from housing to employment to leisure. The vast majority of people want to live 
in their own homes for as long as possible.” 

The scheme proposed for Carlisle will make a significant contribution to the delivery of quality supported 
housing in the area, alongside services that can support people with a wide range of health and care needs. 
Extra Care Housing schemes in Cumbria already support people with dementia and a range of physical 
disabilities, sensory impairments or mental health problems as part of a mixed community within each 
scheme. Our experience in delivering services in this way will ensure an inclusive approach that provides 
equality of citizenship to all those who live at the scheme proposed for Carlisle.

5 May 2008 Low Meadow Extra Care Housing Bid to Department of Health by Cumbria County Council
in partnership with Eden Housing Association.  Contact Officer Peter Woodhouse 07966641372
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Cumbria’s approach to the development of Extra Care Housing has developed over several years. Cumbria’s 
Extra Care Housing Strategy takes a thorough approach, which also includes consideration of previous 
national guidance such as:

•	 Quality and Choice for Older People’s Housing: A Strategic Framework (DH 2001)
•	 Extra Care Housing for Older People: An Introduction for Commissioners (DH 2003)
•	 Achieving Success – in the Development of Extra Care Schemes for Older People (DH 2004)
•	 Developing and Implementing Local Extra Care Housing Strategies (DH 2004)

2.2	 Local Strategic Fit 
Cumbria is the second largest county in England covering almost half of the whole landmass of the North 
West region. With a population of 495,000 it is one of the most sparsely populated counties, however 
Carlisle, the regional capital has a population of more than 100,000.

A formal partnership agreement has been developed between the county council’s Adult Social Care 
Directorate, Carlisle City Council’s Housing Department, and Cumbria PCT in order to take forward the 
development of an Extra Care Housing Scheme on land owned by the city council in West Carlisle with 
selected preferred partner Eden Housing Association.

The aim of the partnership is to progress the development of a flagship Extra Care Housing Scheme that will 
help to meet an identified local need and meet strategic objectives. The scheme has local strategic relevance 
and is a priority with established needs within the Adult Social Care Extra Care Housing Strategy (2005-10) 
and the Adult Social Care Older People’s Strategy - A Shared Vision for Cumbria (2006) where the continued 
development of Extra Care Housing is a key activity to enable people to live in their own home, and in the 
Cumbria Adult Social Care Directorate’s Commissioning Strategy for Older People and Their Carers (2007-16) a 
key aim of which is that older people will have increased opportunity to be supported in Extra Care Housing 
that they either rent or buy.

The development of Extra Care Housing fits alongside Cumbria’s approach to the future structure and 
capacity of provision where the overall aims are to:

•	 Keep residential care provision static
•	 Increase the provision of 24/7 generic domiciliary care services to support an additional 700 people with 

complex care needs in their own home’s by 2016
•	 Increase the county’s capacity of Extra Care Housing by over 600 units by 2016

The development of Extra Care Housing is just one element of the commissioning strategy’s approach to 
the modernisation of service provision for older people. The key outcomes of the strategy are shown below 
along with some of the key development activities:

•	 Older people should be healthy and well, able to make a positive contribution, and able to access everyday 
services
-	 Much of the activity in this area is based on partnership working agreed within Cumbria’s Local Area 

Agreement, which focuses on; health promotion, access and transport, community safety, and active 
involvement in service development

5 May 2008 Low Meadow Extra Care Housing Bid to Department of Health by Cumbria County Council
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•	 Older people should be as independent as possible for as long as possible
-	 A range of advice, assistance and brokerage services are available and expanding (under contract 

arrangements with a variety of voluntary sector organisations). These services are primarily aimed at 
people who do not meet Fair Access to Care criteria

•	 Older people should have choice and control over services tailored to meet their individualised needs
-	 Cumbria is a national implementation site for In Control Total

•	 Older people should be able to access social care services of the right quality in the right place at the right 
time
-	 Modernisation of rapid response services, home care provision and day care opportunities
-	 A county wide Telecare service is available and expanding
-	 A range of services available to support carers
-	 Older people will have increased opportunity to be supported in Extra Care Housing that they either 

rent or buy
•	 Older people should be able to access both health and social care support in a seamless manner

-	 Single assessment and aligned health and social care teams
-	 Development of improved intermediate care services and generic domiciliary care

Carlisle City Council has identified a significant increase in demand for supported housing for older people 
as stated in The Housing Strategy for Carlisle (2005-10) The strategy identified a need for 144 units of Extra 
Care Housing for older people by 2010, of which only 28 have been achieved so far, and a further 120 units 
required by 2014. However following agreement between Carlisle City Council and Cumbria County Council 
these figures have now been superseded by an estimated requirement of 80 additional extra care places for 
Carlisle identified in Adult Social Care’s Commissioning Strategy for Older People and Their Carers (2007-16).

The Cumbria Supporting People 5-Year Strategy clearly identifies the increased provision of Extra Care Housing 
as a key priority. In terms of the Demographic Challenge, the strategy highlights the proportion of over 65s in 
Carlisle (17.9%) as significantly higher than the average for England and Wales (15.9%).

A theme of the Cumbria Housing Strategy (2006-2011) is ‘Improving services to people living independently 
with support only’. The ‘Older People’ section of this theme, recognises that the increase in the number and 
proportion of older people in Cumbria presents several challenges to partners from health, housing and adult 
social care as they seek to meet increasing demand alongside the need to modernise services to meet the 
changing aspirations of older people who want to live independent and fulfilling lives.

The proposed development is clearly an important project which, following a successful capital bid, will enable 
the development of much needed, well designed, modern, purpose built facilities – helping to meet the 
needs of older people with care needs and younger people with physical disabilities well into the future in the 
Carlisle area.

5 May 2008 Low Meadow Extra Care Housing Bid to Department of Health by Cumbria County Council
in partnership with Eden Housing Association.  Contact Officer Peter Woodhouse 07966641372
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2.3	 Need and demand
In Cumbria a significant growth is anticipated in the 60 plus age group. In 2003, approximately 25% of the 
Cumbrian population was aged over 60, and this is anticipated to reach 37.5% by 2028. Thus over a third of 
the population will be over the age of 60. Such a group makes an enormous contribution to the economy and 
cultural life in the county. We need to ensure that we have policies that promote healthy living, well-being and 
community participation. In the same period the 74-85 age groups is predicted to increase by 66% and the 
85 plus age group by 117%. This will represent increasing demands on health and social care services and we 
need to have services in place that can both meet such demands and peoples aspirations for good quality care 
when they need it.

This demographic change arises from a number of factors: the baby boom post war generation now reaching 
retirement age, inward migration to parts of Cumbria and the fact that people are living longer. Whilst people 
are enjoying longer lives in good health there is also evidence that the length of time that people will be 
coping with a long term health condition is also increasing. This is particularly evident in Carlisle West.
National estimates suggest that depression is present in around 15% of older people and dementia affects 
5% of people over 65 years and 20% over 80 years. Mental health problems particularly depression and 
dementia, are more common and have a worse outcome in the 60% of older people with long standing 
illnesses. 

The local picture for Carlisle shows that:

•	 The older population of Carlisle is growing. The percentage of people over the age of 65 in Carlisle in 2008 
is 18.54% (compared with 16% for England as a whole), and is projected to increase to 21.23% by 2015 and 
27% by 2029 (compared to 18% and 22% respectively for the rest of England). This means that Carlisle will 
have a considerably higher proportion of older residents than the average for the rest of the country

•	 Statistics shows that 20% of people who live in the Belle Vue ward live with a long term limiting illness 
and that over 11% of people do not have good health (further details on health of the local population is 
provided in section 4 below)

•	 There is a significant and sustainable demand for housing for older people both from older renters and 
from older owner-occupiers for rented and leasehold accommodation

•	 The community consultation has demonstrated a strong interest in the Extra Care model of provision 
•	 Current demand for Extra Care Housing in Carlisle is high, and the only existing scheme has a waiting list 

of over 60 people
 
The county council has worked with its partner agencies to develop a capacity plan that ‘signals‘ the future 
shape of older adult social care services across Cumbria for the next 10 years. The key elements of the 
capacity plan are set out in Cumbria Adult Social Care Directorates Commissioning Strategy for Older People and 
Their Carers (2007-16).

The capacity plan requires substantial growth in the number of Extra Care Housing units by 2016, 276 more 
units by 2011 and a further 350 units by 2016. This is a total of 626 additional units of Extra Care Housing 
type accommodation across Cumbria by 2016. For Carlisle the capacity plan identifies the need for a further 
80 multi tenure units in addition to the 28 rented units that already exist.

5 May 2008 Low Meadow Extra Care Housing Bid to Department of Health by Cumbria County Council
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2.4	 Supply
There are currently seven operational extra care schemes across the county all for rent only, providing a 
maximum of 111 Extra Care Housing tenancies. However there is only one scheme in Carlisle, Burnside 
Court in the north of the city, which has a long waiting list of over 60 registered applicants.

The largest provider of sheltered housing in the Carlisle district is Carlisle Housing Association (CHA), with 4 
schemes in the urban area: Arnside Court, York Court, Freshfield Court and Morton Court. Morton Court 
is the only CHA provision in Carlisle West and is currently being decommissioned. All of these schemes 
offer a mix of either 1 bedroom flats or bed sits and have shared facilities including bathrooms. All of these 
properties are now showing signs of stress in respect of voids, turnover and demand, and consequently 
are subject of option appraisal to determine the long term viability and sustainability. CHA have identified 
that they have a high percentage of existing tenants aged over 60, and there is a growing older population 
generally. The main reason identified for this decline in demand for this scheme is that the bedsits/shared 
facilities no longer meet contemporary aspirations of older people, as well as the increasing need for Extra 
Care Housing.

The next biggest provider of sheltered accommodation is Anchor Trust, with 5 schemes in the Carlisle area, 
one of which is traditional sheltered accommodation and one the only Extra Care provision in Carlisle itself. 
The others are small category one schemes, two outside of Carlisle itself. Burnside Court in the north of 
the city, is currently Carlisle’s only Extra Care scheme. Hanover Housing Association manages the 30 unit 
Hanover Court - apart from Morton Court (which has been taken out of management) - is the only other 
sheltered scheme in Carlisle West, located about a mile from our Extra Care site.
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3. Scheme description and delivery

This section sets out information about the scheme, who it will house, and the service and community model.

3.1	 Scheme and tenure mix 
The project at Low Meadow, Carlisle will accommodate a total of 60 households in the ‘Extra Care Village’.
The core building will provide the following mix and choice of tenure types: 

•	 20 no 2 bed 3 person flats for social rent (68m²)
•	 18 no 2 bed 3 person flats for shared ownership for the elderly (68m²)
•	 2 no 2 bed 3 flats for market sale (68m²)

The cluster accommodation will provide the following mix and choice of tenure types:

•	 10 no 2 bedroom 3 person bungalows for market sale (68m²)
•	 4 no 2 bedroom 3 person bungalows for market sale with carports (68m²)
•	 2 no 3 bedroom 5 person bungalows for market sale (86m²)
•	 2 no 3 bed houses with a disabled suite for market sale for older adults with disabilities and long term 

conditions (80m²)
•	 2 no 3 bed houses with a disabled suite for social rent for older adults with disabilities and long term 

conditions (80m²)

3.2	 Site, design standards and delivery

•	 Location
The scheme will be situated on an open space greenfield site at the rear of Brookside, Raffles, Carlisle. The 
site extends to 2.23 hectares and is owned by Carlisle City Council.

•	 Design approach and standards
The scheme offers a ‘progressive privacy’ philosophy in the design to ensure private space for residents. The 
core building offers a number of flexible ‘public’ areas to allow for a shop/restaurant/cafe/ internet room and 
other community activities and services.

The scheme is designed to reflect contemporary good practice and to meet a range of health and care needs. 
The build will be of flexible design with the aim of creating space for independence, social activity and access 
in a secure and safe environment. Flexibility will be provided for in bedroom space by removable partitioning, 
allowing for greater space standards if required.

It is designed to support and enable people with dementia to live as independently as possible and 
incorporates assistive technology in the design.

The internal planning of the scheme is designed to aid residents with disabilities. The design, layout and colour 
coding of the principle areas of the scheme will enable those with levels of dementia to navigate around the 
building. This will be initiated throughout the building with differing door colours, contrasting wall and floor 
colours and personalised flat entrance doors.
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Each individual flat will be tailored to the needs of the resident using wireless telecare facilities which may 
include at a basic level fire alarm controls and personal fall alarms. This could then be extended to included 
automated curtains or lighting which are controlled by a central wireless hub. The use of this technology 
allows for flexibility and long term future proofing of the facility without expensive and disruptive re-modelling 
of the flats. Cumbria County Council have successfully implemented Telecare Services County Wide with a take 
up of 285 households and the learning from this will be incorporated into the Low Meadow development. 

The scheme is designed by Day Cummins Architects, who are experienced in the field of Extra Care, and 
are currently working with several providers on the development of different models of Extra Care. The 
design of the build aspires to high standards of architectural and landscape detail introducing sustainable 
construction techniques, green roofs, renewable energy sources and low energy consumption. The scheme 
Design and Access Statement is provided in the supporting documentation. The scheme will comply with the 
latest edition of the Housing Corporation Scheme Design Standards and the design will achieve Code of 
Sustainable Homes Level 3 with a project specific rating with good passive solar, thermal and acoustic design 
and specifications.

•	 Delivery
The project delivery plan indicates that a full assessment of risks and issues associated with the proposed 
development has been carried out and that Department of Health timescales can be met on time and within 
budget. Outline planning permission has been obtained from Carlisle City Council dated 2 April 2008 and a 
full planning application will be submitted to prepare for a project start date of April 2009. We do not see any 
obstacles to achieving a start on site before the end of April 2009.

The project group and client group have established a delivery vehicle to achieve a start on site in April 2009 
having worked on the concept, design, scheme mix and health and community aspects of the scheme with a 
proactive and partnering approach in line with the current principles of procurement partnering. The project 
has been run as a team approach to ensure the best project outcomes are achieved across the whole team 
on time and within budget.

3.3	 Who the scheme will house
Cumbria County Council has adopted the Department of Health recommended ‘mixed community model’ 
for the provision of Extra Care housing to ensure schemes are vibrant and active.

In order to ensure a balanced community is maintained, the eligibility criteria will be applied in line with the 
other Extra Care schemes in Cumbria. It is anticipated the scheme at Low Meadow will support households 
as follows:

•	 One third high care needs (10 hours of care per week or more)
•	 One third medium care needs (between 5-10 hours of care per week)
•	 One third low care needs (less than 5 hours care per week)

An individual’s care needs will be assessed using Cumbria’s Fair Access to Care criteria. For a two person 
household, only one person needs to meet the eligibility criteria. In the event of the qualifying person ceasing 
to occupy the property, the remaining tenant may continue the tenancy. 
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Residents of Low Meadow will generally be over the age of 55, and have both accommodation and care 
needs. Further, the development will seek to reflect the local community in terms of age and ethnic profile.

•	 Meeting specialist needs
Low Meadow will not have a specialist dementia unit, but in line with demographic projections and the county 
council’s extra care philosophy, it is anticipated that around 25% of people housed will have mild to moderate 
dementia. 

In addition, Low Meadow will look to house around 5 residents with Cerebral Palsy from accommodation 
elsewhere in Carlisle planned for closure in the next two years.

•	 Allocations
Cumbria County Council have adopted a system of having an allocations panel working to a joint working 
protocol which involves the local housing authority and the extra care provider. This will be the case for Low 
Meadow. Mental health screening will be used to identify people with dementia. Panel meetings are held as 
part of the allocation and care co-ordination process to ensure appropriate use of resources are maintained.

•	 Mixed tenure sales
In the case of the new development at Low Meadow there will be a range of mixed tenure options and the 
allocations procedure will be adopted to embrace nominations for rented units as well as oversee applications 
to purchase outright or shared ownership sales.

Initial enquiries for the sale units will be handled by an estate agent who will be the first point of contact and 
ensure that prospective purchasers meet the eligibility criteria of age and/or disability and support need. 
Applications will be invited on a time limited basis and extensively advertised. Initial assessments will be made 
on ability to purchase, any S106 criteria and then need. The sale contract will contain covenants as to whom 
the properties can be sold to, for both initial and future sales ensuring that purchasers qualify on either age or 
disability. 

Eden Housing Association feeding into the joint allocation meetings will regularly review the overall need 
requirements being met within the scheme and take account of this when re-letting rented units.

3.3	 The service model

•	 The experience of Eden Housing Association
Eden Housing Association is an experienced Registered Social Landlord in both delivering and managing extra 
care. Eden Housing Association’s existing Extra Care scheme at Rampkin House, Appleby was developed in 
2002. This scheme was a re-model of an existing sheltered housing scheme and the involvement of residents 
in developing the proposals was a key critical success factor.

The Association in 2006, also delivered a self-funded, mixed tenure development at York Street in Penrith 
and has successfully sold market sale and shared ownership units and financially cross-subsidised within the 
scheme to minimise the grant input required. It has developed strong partnerships with local estate agents 
and private market house builders from whom market advice has been sought on the proposed scheme.
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Since 2003, the association has been managing a Leasehold Scheme for the Elderly in Workington on behalf 
of Mitre Housing Association and the older person’s service has received the nationally recognised Centre for 
Sheltered Housing Services Accreditation.

The association leads and manages its existing support services to achieve the following outcomes:

•	 Supporting independence
•	 Supporting choice
•	 Supporting health and well-being
•	 Supporting community involvement

and embraces the following values and principles for its services:

1.	 Resident centred
2.	 Accountable
3.	 Preventative
4.	 Value for money
5.	 Continually improving
6.	Community focussed
7.	 Fair 
8.	 Regulatory compliant
9.	 Sustainable

This philosophy fits with the output from the development workshop held in January 2008 where the key 
stakeholders involved in this project, i.e. Cumbria County Council, Carlisle City Council, Cumbria PCT, Eden 
Housing Association and members of the local community, met to agree the philosophy and service model 
for Low Meadow.

•	 Housing management, care and support partnerships
Eden Housing Association will provide building management, housing management and housing related 
support at Low Meadow. 

The care will be provided through a partnership arrangement between Eden Housing Association and a 
domiciliary care provider selected via a formal procurement process led by Cumbria County Council. 
The Cumbria ‘ joint working protocol’ outlining the roles and responsibilities of each of the partners, will form 
the basis of the agreement. 

The on-site care team will provide care services to all households in the Extra Care Scheme, with other 
skilled specialists, for example community nurses, visiting to deliver services as required.

Care services will be commissioned by the county council, using a cost and volume contract. This will 
provide the opportunity for individual care and support arrangements for each individual resident, built 
around individual budgets and promoting individual choice for residents. Residents will be able to choose an 
alternative care provider if they do not wish to use the care provider which has the core care contract for 
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the scheme. A cost and volume contract also has the benefit of allowing the overall level of care services 
delivered in the scheme to flex to take account of the overall dependency mix of the resident group at any 
particular point in time. 

Flexible Telecare will be integral to the scheme. This key strand of the Supported Housing Strategy, will 
see the initiation of a 3 tier housing support model, advocated by Cumbria Supporting People Strategy and is 
fundamental to providing greater empowerment and choice to residents.

Eden Housing Association will employ a range of solutions involving assistive and preventative technology and 
residents will be able to purchase the package of telecare and housing support to suit their individual needs.
The partnership with the appointed care provider will also provide opportunity to respond to local 
community support emergencies triggered by Assistive Technology. 

•	 Overall scheme management, service co-ordination and resident involvement
All residents at Low Meadow will enjoy the maximum appropriate security of tenure whether they own 
outright, part-own or rent.

All residents will be eligible to join ECHO, the association’s resident involvement offering. This will provide the 
opportunity for residents to be involved as they wish from a menu of resident involvement options.

Information within the association’s website, residents handbooks, newsletters and personal communications 
will be tailored to provide information relevant to the tenure whilst also achieving consistency and fairness of 
access.

Residents will also be able to make full use of the associations’ residents’ resource centre. This is a fully 
equipped office based in the associations headquarters in Penrith which is available for all residents to use. 
They will be able to access information or produce leaflets and documents for residents associations or social 
activities within the scheme. Access to IT equipment and the internet is provided along with stationery and 
help and advice from staff.

Eden Housing Association will employ the overall scheme manager who will ensure overall co-ordination 
of the different elements of service delivery. Supported housing staff including an activity co-ordinator and 
cleaning staff will also be employed by Eden Housing Association and this team will work alongside the care 
team ensuring a joined up service is provided to residents and other people receiving out-reach services or 
using the community facilities of the scheme. 

The scheme will be managed to ensure appropriate cover is maintained but without over reliance on too 
many different staff ‘faces’, this being as a result of constructive feedback Eden Housing Association has 
received from residents in the past. 

Eden Housing Association will transfer learning and good practice from their existing older persons and extra 
care schemes particularly around community and inter-generational work as appropriate to Low Meadow.
Maintenance / handy person services can be offered at subsidised rates from Eden Works, the Association’s 
own maintenance team, to owner occupiers living at Low Meadow and potentially in the local community.
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3.4	 People supported in the wider community
The communal facilities on site will be split to ensure progressive security for the benefit of residents. This 
means that there will be lounge areas for residents only. The communal areas in the community hub will be 
for joint use of the residents and the local community. They will include:

•	 Shop / cafe
•	 Kitchen 
•	 Dining and meeting area
•	 Informal seating areas
•	 Buggie store adjacent to the main entrance
•	 Internal bin area
•	 Plant and meters rooms
•	 Assisted wc / shower room
•	 Staff overnight room
•	 Guest overnight room
•	 Therapy / activity room multi use – Nurse surgery, holistic health, falls assessment and prevention, 

hairdressing, library, crafts
•	 Communal gardens with sensory planting
•	 Care support and managers offices 

There are a number of inreach services already being discussed with partners and local residents with the aim 
of identifying the services likely to achieve the greatest positive impact and health benefits. These include:

•	 IT suite 
•	 Health screening clinics
•	 Social clubs
•	 Community groups

The association will be in a position to reach out from the scheme and provide housing support into the 
community, potentially offering private cleaning, shopping and other services. Further information about the 
outreach model is provided in section 4 on the health dimension of the scheme.

The partnership with the appointed care provider will also provide opportunity to respond to local 
community support emergencies triggered by Assistive Technology. 

Working closely with the local community and groups, Low Meadow will become a ‘hub’ for a range of 
services. It is intended to make the best use of the communal space by using the facilities flexibly for the 
benefit and support of the community. The intended catering kitchen facility, coffee shop and hairdressing 
facility can provide benefits for the wider community and grow awareness of the outreach services on offer.

Living Well Trust have indicated an intention to work in partnership, establishing both community support 
and social activities at Low Meadow. Currently around 120 people over the age of 50 attend their centre for 
various activities from crafts and fitness sessions to healthy eating courses. It is anticipated that some of these 
activities will transfer to Low Meadow.
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4. Health impact

4.1 Health of the older population
Carlisle City Council is in the lowest one fifth of local authorities in England for four of five given health and 
deprivation indicators. Local authorities identified as such are designated Spearhead Local Authorities, linked 
to the appropriate Primary Care Trust and have targets to see faster progress compared to the average 
towards reducing inequalities in the health of the local population.

A number of public health statistics relating to the five wards surrounding the proposed Extra Care housing 
development in Carlisle, known as Carlisle West have been summarised here and clearly demonstrate 
significant indicators of disadvantage with above average rates of early mortality. The data also indicates that 
people living within these wards have an increased likelihood of developing a number of long term conditions 
and are spending a considerable proportion of their lives in poor health.

•	 Life expectancy
Life expectancy is a measure of the average age a person can be expected to live if current mortality trends 
were to continue for the rest of that person’s life. It is based on the death rates current at the time of 
birth and has traditionally been used as an indicator to measure health inequality. During 2001 – 2005 life 
expectancy in Cumbria was 78.6 years. Total life expectancy for men living in Carlisle is 75.5 years and 79.5 
years for women. This compares with the average life expectancy for men in England which is 76 years, and 
for women which is 80.7 years. 

In the five wards that make up Carlisle West, four wards fall below the average life expectancy for Cumbria, 
and in Belle Vue this is 3.5 years less than the average Cumbrian resident.

•	 Healthy life expectancy
Total life expectancy does not reflect differences in health status while people are still living. Healthy life 
expectancy represents the number of years that an individual can expect to live in good health and provides a 
useful means of reflecting morbidity within a given population. Healthy life expectancy is 68.6 years for men in 
Carlisle, meaning that on average, men are living for seven years, or nine per cent of their lives in poor health. 
For women in Carlisle, healthy life expectancy is 71.5 years, meaning that on average women are living for 
eight years, or ten per cent of their lives in poor health.

Statistics show that in Belle Vue residents are expected to have a healthy life expectancy five years shorter 
than the rest of England and Wales.

•	 Long term limiting illness
Statistics show that over 20% of people living in Belle Vue are living with a long term limiting illness and that 
over 11% of people describe their health as not good.

•	 Mortality
Disease rates and to a lesser extent many risk factors vary with age and sex, therefore a comparison of death 
rates between populations should only be made after adjusting for age and sex. Standardised Mortality Ratios 
(SMRs) compare the number of deaths occurring in a population with the number expected by means of a 
ratio. A ratio greater than 100 means there are more deaths than expected and a ratio less than 100 means 
fewer deaths than expected.
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In four of our five wards all cause mortality for people under the age of 75 is significantly higher than the 
national average. In the Belle Vue ward women have an all cause SMR 52% higher than the national average, 
while both men and women in the ward have a significantly higher SMR for circulatory diseases.

4.2 Health aims and intentions in relation to Low Meadow
A recent consultation on local health strategy, Closer to Home shows that the Primary Care Trust (PCT), and 
provider organisations are committed to implementing patient care in an integrated way and closer to where 
patients live.

Health data for the area shows there are significant levels of disadvantage and more people than average for 
the locality living with long term limiting illness. The planned functionality of the communal areas will adapt to 
use by visiting health professionals. The site also provides the opportunity for health promotion and health 
services for the local community as well as the residents.

•	 Health inreach to the scheme
Cumbria PCT will through the PCT’s provider of community nursing and allied services, deliver treatment 
focused domiciliary care to the residents of the new development. Cumbria PCT Carlisle Locality have 
written indicating their support.

To support people living with long term health conditions Cumbria PCT will also provide the following 
services both for residents and the wider community at the extra care development. These will focus on 
nurse led clinics in the community hub for: 

•	 Eye screening for retinopathy
•	 Diabetes education for existing and newly diagnosed patients
•	 Smoking cessation groups
•	 Falls prevention services
•	 Memory screening

Further opportunities for health provision will be developed in the scheme with local GPs and health 
practitioners, with an early emphasis on preventative and rehabilitation services linked to management of long 
term illness.

It is anticipated that these initiatives alone will support many people in the community. It is know that 3.6% 
of the population of Carlisle West have diagnosed diabetes and estimates are that approximately a further 
96 diagnoses occur each year. All new diagnoses require regular screening and retinopathy checks as well as 
ongoing screening for existing patients.

Wider health promotion initiatives will also be developed, including:

•	 Access to health information and advice and to wider information and advice e.g. money
•	 Telehealth for residents and monitoring for people with long term conditions in the community
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•	 Outreach from the scheme to address health needs in the community
Carlisle already has an integrated team approach working across health and social care. The development 
of Low Meadow will provide an opportunity to use the scheme as a base from which to deliver outreach 
services into the community, with a particular focus on supporting older people with long term conditions to 
remain living in their local community. This will include: 

•	 A cross tenure housing support service provided by Eden Housing Association; including providing 
housing support for people with LTC in the community. This service would be linked into the work of the 
integrated team

•	 The offer of complementary services such as private cleaning and shopping
•	 Assistive technology response service to people in the community, either by Rapid Response nurses (team 

soon to be established); or by Extra Care Scheme based staff. Who provides the initial response would 
depend on the presenting issue

4.3	 Health outcomes
A summary of potential health gains is provided in the table below:

Health indicator Contributory measure

Reducing hospital admissions Inreach and outreach services provide 
emergency, planned and preventative services

Reducing admissions to long term care One third of places for people who would 
otherwise be in residential care

Reduction in falls Through falls clinics and eye screening

Better self management of long term 
conditions

Through information and advice and education 
e.g. diabetes clinic

Reduction in medication prescribing for older 
people

Broader health promotion role of the 
community hub

Reduction in isolation and depression Easy access to social activities, regenerating 
community spirit
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5.1	 Introduction
A structured approach to partnership working has been adopted. Developing effective partnerships from 
the outset of any project makes working relationships much easier. The core partnership consists of Cumbria 
County Council, Carlisle City Council, Cumbria PCT and Eden Housing Association. On this development 
proposal, 3 formal partnership groups have been established:

•	 Construction partnership
•	 Client group (focussing primarily on the health and community based aspects of the scheme)
•	 Department of Health bid group

Representatives from the core partnership have attended all of these groups to ensure continuity, and in 
addition also fed in information from meetings and joined-up working with a variety of other partner agencies. 

5.2	 Core partnership
Carlisle City Council and Cumbria County Council have been working together for some time to identify a 
suitable site to develop a new build Extra Care Scheme in Carlisle. Both councils have committed a significant 
level of resources to the project. Carlisle City Council has agreed to transfer a significant piece of land in 
its ownership, of around 3 acres in size, and has been valued at £330,000 for a nominal fee, and Cumbria 
County Council has made a commitment to fund the care up to £400,000 per year. Letters of support have 
been received from both authorities, Cumbria County Council and Carlisle City Council. 

The councils were pleased to select Eden Housing Association as the chosen housing partner to develop the 
scheme in September 2007, following a major tendering process. Eden Housing Association clearly shared the 
vision for the Extra Care project, as demonstrated at Eden’s existing Extra Care Scheme, Rampkin House at 
Appleby. Eden Housing Association has a philosophy of a ‘person centred approach’, community development 
initiatives, and active resident involvement in older persons’ schemes, borne out by the inclusion of a tenant 
representative on their interview panel. From a scheme design perspective, Eden’s ‘care village’ concept 
represented the most innovative design, and made the best use of the site.

The Cumbria County Council, Carlisle City Council and Eden Housing Association have signed up to a 
tripartite partnership agreement which will ensure meeting the Department of Health timescales.

The Cumbria Primary Care Trust - Carlisle Locality (Cumbria PCT) is also a core partner. Cumbria PCT fully 
support the principle of providing health services from the Extra Care Scheme, and have made a commitment 
to develop several initiatives for both residents and the wider community to be delivered from the proposed 
development.

The Cumbria PCT were also extremely helpful in providing demographic data which demonstrates and 
supports the need for this type of facility in Carlisle West which has been used and quoted throughout the 
document.
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5.3	 Building the wider partnership

•	 CHSPG (Carlisle Housing Strategy Partnership Group)
Eden and Cumbria County Council are key partners in the CHSPG, which is chaired by Carlisle City Council. 
Other partners include ward councillors, representatives from local RSLs, supported housing providers, 
health professionals, Shelter, and the voluntary and third sectors – notably Age Concern and the Salvation 
Army. Age Concern have written in support of this bid. The main group is supported by 3 theme groups 
covering each of the key priorities of Carlisle’s Housing Strategy (2005-10):

•	 Supporting homeless & other vulnerable people
•	 Decent homes including empty properties
•	 Affordability and balancing the housing market

Representatives from Eden and both councils provided a joint presentation to the whole group in November 
2007.

Engagement continues with a range of key partners, and more and more agencies have come on board as the 
Extra Care Scheme proposal has developed. Letters of support have been provided from a wide spectrum of 
our partner organisations.

Extensive work has been carried out with a range of partners. This included running a development 
workshop in January 2008. As well as partners from local RSLs, health services, the county and city councils 
and the private sector (including local developers), representatives from the Brampton Over 50s Society, 
existing Extra Care residents from Burnside Court, Cumbria Cerebral Palsy Society, and Age Concern were 
in attendance. The purpose of the day was to agree across all the key stakeholders the overall philosophy and 
concept for the scheme. Consideration was given to:

•	 Housing choice - diverting people away from residential care and promoting the quality of life
•	 Dependency mix of the new scheme
•	 Partnering model
•	 Service model
•	 Community model
•	 Design concept
•	 Strategic fit

By the end of the day a clear vision was in place with an action plan aimed at identifying the role and 
contribution of a range of partners. Examples are provided below:

•	 Cumbria Cerebral Palsy Society
Follow-up meetings between Cumbria County Council and Carlisle City Council and Cumbria Cerebral Palsy 
Society have taken place. The society who are fully supportive of this bid is currently looking to develop a 
new Housing Corporation funded scheme in partnership with Impact Housing Association at Lister Court, 
which adjoins the proposed development site. The new development would be seen as a replacement for 
Scalesceugh Hall, which no longer meets modern standards. Not all residents of Scalesceugh Hall could 
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be accommodated at Lister Court and consequently an agreement has been reached to consider for re-
housing up to five residents aged 55+ at the proposed extra care development subject to them meeting the 
allocation criteria.

•	 Anchor Trust
Anchor manages the only existing Extra Care Scheme in Carlisle. Both the scheme manager, and a tenant 
representative have been active members of our client group, particularly in respect of recommendations to 
our architect on scheme design issues.

•	 Carlisle Housing Association
Carlisle City Council transferred its housing stock of around 7200 properties to form Carlisle Housing 
Association (CHA) through a LSVT (large scale voluntary transfer in December 2002). CHA is the largest 
landlord in the Raffles area, and they are supportive of the proposed development as it represents a major 
contribution to the regeneration of the area following a significant level of demolition a few years ago.

•	 Local Community
There has been a policy of open engagement with residents from the outset of the proposed development, 
consequently there has been little or no objection to the proposals.

A number of community-based activities have been carried out, keeping local residents informed and on 
board as the project develops. This reflects the deeply held belief that the needs and interests of local people 
are at the centre of all successful housing partnerships, and can contribute to the delivery of thriving and 
sustainable communities.

Neighbourhood activities carried out to date are summarised as follows:

•	 ‘Drop-in’ event held at the Living Well Trust family centre in May 2007, following a mail shot to the 200 or 
so households in closest proximity to the site. This gave local residents the opportunity to discover more 
about the type of scheme that is proposed, the exact location, and the proposed client groups

•	 Joint presentation by both councils and Eden Housing Association to the Raffles & Belle Vue 
Neighbourhood Forum in December 2007

•	 Coffee morning held in March 2008. As well as representatives from the core partners, architect Day 
Cummins sent a representative to advise people regarding practical or technical elements of the proposed 
scheme. It is felt that it is extremely important that people should have the opportunity to meet and 
interact with other key players. Local residents were invited to complete a brief questionnaire relating to 
the health and community benefits of the scheme. 49 questionnaires were returned all but 2 considering 
the proposed site well located

•	 Almost all of those in favour of the scheme said they would use facilities on the scheme, such as a shop/ 
convenience store, or bistro/café/restaurant and any health initiatives developed such as active ageing 
centre, stroke clinic etc

•	 Other suggestions included a food co-operative selling local produce and plans have been included in the 
proposal to develop an allotment adjacent to the site
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•	 Living Well Trust
The Trust has been an active and influential community group in the Raffles area for a number of years 
and runs the Family Centre and Community Church on the estate. The Living Well Trust have been active 
participants both in attending the Client Group, and also in helping to facilitate community awareness events 
for local residents, and are extremely keen to help integrate residents of the Extra Care Scheme into the 
local community.

Living Well Trust are committed to many of the shared ideals of the core partnership, in relation to improving 
health care for local residents and are fully supportive of this bid. One particular area is in relation to the 
provision of health clinics for elderly residents, and the Trust have indicated that the Extra Care Scheme 
would be the ideal location for this service, and they would like to work in partnership to develop such an 
initiative and have produced a proposal of suggested services and activities.

The trust are also keen to work on a healthy living initiative, as there is some land adjoining the proposed 
scheme, currently owned by St Barnabas Church, which they would be interested in developing for an 
allotment project for young people, with fresh produce then made available from the shop in the Extra Care 
Scheme. 

•	 Raffles and Belle Vue Neighbourhood Forum
The forum is run by Cumbria County Council and attended by ward members from both the county and city 
councils. Ward members attend the client group, and will be providing an update to the forum as detailed 
above.

•	 Private sector
The most important private sector partner is Lovell Construction. Lovell is the city council’s key regeneration 
partner on the Raffles estate, and is currently building stage 3 of a 6-phase process to develop 435 new 
homes to replace the demolished properties on the estate. To date 166 properties have been delivered 
through phases 1 and 2. The city council and Lovell work closely in partnership with Carlisle Housing 
Association in this area, towards delivering Raffles Vision. Key issues of Raffles Vision include:

•	 Facilities for the elderly
•	 Health facility including keep fit

The vision recommended a Healthy Living Centre for Raffles, which to date has not been delivered. The 
proposed extra care scheme would be the ideal location to deliver these services to the local community and 
the Living Well Trust are committed to this aim.

5.4	 Construction partnering framework
Eden already have a framework agreement with key construction partners which has a proven track 
record in terms of delivery. This partnering framework went live in April 2006 and includes two housing 
associations; Eden Housing Association and Impact Housing Association. Both associations are also members of a 
Development Partnership which was known as the NEET group, and now known as the ISOS group. Partners 
were selected by an OJEU compliant tendering process. Both associations are fully supportive of this bid. 
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Under this process the following were selected:
 
•	 Thomas Armstrong (Main contractor)
•	 Day Cummins (Architect and health and safety)
•	 Donleys (Quantity surveyor & employers agent)

The Framework Partnership is set up to deliver economies of scale in undertaking the NAHP development 
work of both housing associations. In 2006 an independent consultant evaluated the overall savings to be in 
the region of 3% compared with the previous arrangements. The recognised efficiencies/benefits are: cost 
savings, client and customer satisfaction, reduced risk, time and cost predictability and reduced defects, all of 
which are measured through Key Performance Indicators.

In respect of the proposed Carlisle Extra Care project, this arrangement means that the construction and 
design team are working with the Client Partnership right from the start enabling them to continuously 
evaluate the design against client requirements and advise on cost and build-ability. In this instance the team 
have already enlisted expertise to the partnership by appointing mechanical & electrical consultants, as this is 
an integral part of the project and will have cost, design and build implications. This all equates to a significant 
amount of upfront work, that will enable us to move swiftly to the next phase of the project, once funding 
is secured. The project can start far more quickly than would be the case under a traditional procurement 
process.

The benefits of the Partnering Framework for Carlisle Extra Care are that both the main contractor and 
the architect have had previous experience of Extra Care Schemes and all relevant parties have had a major 
input into the scheme at bid stage. This means that the scheme design and costing is more predictable even 
at bid stage. A planned start on site is already programmed for April 2009. This will ensure we can spend our 
allocated funding within time constraints. 

Being part of the same partnership as Impact is useful from a practical point of view, as the joint construction 
framework agreement means key construction partners would be working on the proposed Extra Care 
Scheme and the proposed adjoining Cerebral Palsy Scheme to be developed by Impact Housing Association. 
In the case of the architect (Day Cummins) this would be particularly beneficial, as they are going to 
incorporate access between the two schemes to facilitate joined-up working, and make facilities planned for 
our scheme, such as a shop and full catering kitchen, more viable by opening them up to more people to suit 
their individual needs.
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6. Value for money

6.1	 Capital funding
The scheme delivers excellent value for money including: 

•	 Capital contributions: other public subsidy of £330,000 from the sale of the land by Carlisle City Council 
for nil consideration and commitment to fund other infrastructure costs; income from mixed tenure sales 

•	 Savings and economies from service re-design: on acute bed days and support of older people in the 
community

•	 Economic development : through the creation of community businesses, local employment initiatives and 
apprenticeship schemes

•	 In kind support : from the community and voluntary sectors, contribution towards the regeneration of 
Raffles Estate, Carlisle working in partnership with Lovells

•	 Sustainable development : use of sustainable eco-friendly materials such as solar panels, ground source 
heat pumps, green planted roofs and sustainable construction techniques such as modular steel and timber 
frame construction 

•	 Eden Housing Association: have confirmed that capital funding is in place for the project and can be 
drawn down as soon as grant funding is achieved

6.2	 Revenue funding
The ongoing revenue funding will come from the following sources:

•	 Supporting people
Discussions have taken place with the Supporting People Authority, Cumbria County Council who have 
confirmed their commitment to the bid and have identified supporting people funding of £50,000 per annum.

•	 Social care
Cumbria Adult Social Care have committed £400,000 per annum to fund individual care packages to residents 
of the scheme.

•	 Service charges
Eden Housing Association have modelled the service charge for the development taking into account current 
costs of their existing Extra Care Scheme and projected costs for the new development. This is quoted in the 
bid document spreadsheet.

•	 Health
Cumbria PCT have confirmed their commitment to developing both inreach and outreach services from the 
scheme, these will be delivered from flexible spaces within the development such as clinics, advice classes and 
active ageing activities. This will generate revenue income for the use of the building.

•	 Delivery of outcomes
There is a demonstrable need for Extra Care housing in Carlisle, it is also recognised that Extra Care housing 
should be an integral part of the community. This integration and reinforcement of community ethos and 
social links are key objectives of the proposed development. The development also aims to meet significant 
needs in the area by instigating a comprehensive re-modelling of a neglected site by quality design of buildings, 
streets and space which fosters a sense of community.
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The scheme will deliver 60 units of Extra Care housing with communal facilities providing a hub for the wider 
community which will incorporate services and activities to be delivered by Living Well Trust and Cumbria PCT. 
Anticipated outcomes are:

•	 Reducing hospital admissions – inreach and outreach services provide emergency, planned and preventative 
services

•	 Reducing admissions to long term care – one third of places for people who would otherwise be in long 
term care

•	 Reduction in falls – through falls clinics and eye screening
•	 Better self management of long term conditions – through information, advice and education e.g. diabetes 

clinic. Known prevalence of diabetes in the area of over 1000 people in Carlisle West and estimated 96 new 
diagnoses per annum

•	 Reduction in medication prescribing for older people – health promotion role of the community hub
•	 Reduction of isolation and depression – variety of social activities in easy access facilities
•	 Provision of floating housing support – delivery to older people living in the area surrounding the scheme, 

particularly supporting people with long term conditions
•	 Provision of befriending service – to older, vulnerable and isolated people living in the area surrounding the 

scheme
•	 Improving self worth – facilities for education and learning, gardening activity around allotment provision both 

inreach and outreach
•	 Providing an information and advice centre – enabling people to be in control of their independence
•	 Provision of café / restaurant – focal point for the whole community 
•	 Adding to the regeneration of the community – a contemporary, vibrant, sustainable place with inviting 

buildings spaces and environments

Confirmation of start on site
It is anticipated that this development at Low Meadow will start on site by April 2009 but in any event no later 
than 30 September 2009.
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Bid summary
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Proposed scheme: 	 A new build mixed tenure Extra Care Housing Scheme

Total units:	 60 units

Location:	 Low Meadow, Carlisle

Communal facilities:	 A community hub will provide flexible areas for restaurant/café  
	 social club and medical clinics

Services:	 Providing 24/7 support for residents and  floating housing support 
	 for older people in the community. Medical clinics such as diabetes,  
	 retinopathy and falls prevention.

Partnership:	 Cumbria County Council
	 Eden Housing Association
	 Carlisle City Council
	 Cumbria PCT – Carlisle Locality

Tenure options:	 Tenancy, outright sale, shared ownership

Contribution sought from
Extra Care Housing Fund: 	 £4,740,050 (£79,001 per unit)

Key Contacts:	 Peter Woodhouse
	 Cumbria County Council
	 County Offices
	 Busher Walk
	 Kendal  LA9 4RQ
	 Tel 01539 773158  Mobile 07966 641372

	 Paul Davies
	 Chief Executive Officer
	 Eden Housing Association
	 Blain House, Penrith
	 CA11  8QU
	 Tel 01768 861411

	 Jeremy Hewitson
	 Housing Enabling Officer
	 Housing Services
	 7th Floor, Civic Centre
	 Rickergate
	 Carlisle  CA3 8QG
	 Tel 01228 817000

	 Ailsa Dinning
	 Locality Commissioning Manager – Carlisle
	 Cumbria PCT
	 4 Wavell Drive
	 Rosehill
	 Carlisle  CA1 2SE
	 Tel 01228 602780
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Adult Social Care 
Commissioning Strategy for Older People and Their Carers 
(2007-16)
cumbria.gov.uk/eLibrary/Content/Internet/327/946/39505113242.pdf

Adult Social Care Directorates Commissioning Strategy for 
Older People and Their Carers (2007-16)
cumbria.gov.uk/eLibrary/Content/Internet/327/946/39505113242.pdf

Adult Social Care 
Extra Care Housing Strategy (2005-10)
cumbria.gov.uk/eLibrary/Content/Internet/327/880/386369377.pdf

Cumbria Adult Social Care 
Older People’s Strategy - A Shared Vision for Cumbria (2006) 
cumbria.gov.uk/eLibrary/Content/Internet/327/880/387901290.pdf

Age Concern - letter of support
cumbria.gov.uk/eLibrary/ContentInternet/327/880/3956984054.pdf

Carlisle City Council - letter of support
cumbria.gov.uk/eLibrary/Content/Internet/327/880/395699550.pdf

Carlisle Housing Association (CHA) - letter of support
cumbria.gov.uk/eLibrary/Content/Internet/327/880/3957011451.pdf

Carlisle’s Housing Strategy (2005-10)
carlisle.gov.uk/PDF/HOUSING_Carlisle_District_Housing_Strategy.pdf

Carlisle Locality - Cumbria PCT letter of support
cumbria.gov.uk/eLibrary/Content/Internet/327/880/39569122218.pdf

Carlisle Partnership - letter of support
cumbria.gov.uk/eLibrary/Content/Internet/327/880/3956985231.pdf

Closer to Home
closertohome.org.uk

Cumbria Adult Social Care - letter of support
cumbria.gov.uk/eLibrary/Content/Internet/327/880/3956984559.pdf

Cumbria Cerebral Palsy Society - letter of support
cumbria.gov.uk/eLibrary/Content/Internet/327/880/3956985635.pdf

Cumbria Housing Strategy (2006-2011)
impacthousing.org.uk/Adobe%20docs/CSRHG%20Strategy/Housing%20 
Market%20Main%20FINAL.pdf

Cumbria Supporting People 5-Year Strategy
cumbria.gov.uk/eLibrary/Content/Internet/327/3172/38835135328.pdf

Cumbria Police - letter of support
cumbria.gov.uk/eLibrary/Content/Internet/327/880/3957011366.pdf

Design and Access Statement
cumbria.gov.uk/eLibrary/Content/Internet/327/880/3957484047.pdf

Eden Housing Association - letter of support
cumbria.gov.uk/eLibrary/Content/Internet/327/880/3956993059.pdf

Impact Housing Association - letter of support
cumbria.gov.uk/eLibrary/Content/Internet/327/880/3956993938.pdf

Public health data
cumbria.gov.uk/eLibrary/Content/Internet/327/880/39569125720.pdf

Cumbria Extra Care Housing Joint Working Protocol 
cumbria.gov.uk/eLibrary/Content/Internet/327/946/3956010929.pdf

Living Well Trust - development proposal
cumbria.gov.uk/eLibrary/Content/Internet/327/880/3956995142.pdf

Lovell Construction - letter of support
cumbria.gov.uk/eLibrary/Content/Internet/327/880/3956995728.pdf

Outline planning permission
cumbria.gov.uk/eLibrary/Content/Internet/327/880/39569122920.pdf

Raffles Vision
cumbria.gov.uk/eLibrary/Content/Internet/327/946/395601148.pdf

Supporting People Authority - letter of support
cumbria.gov.uk/eLibrary/Content/Internet/327/880/39569123337.pdf

Telecare Services County Wide - Cumbria Telecare Service
cumbria.gov.uk/adultsocialcare/services/telecare.asp

The Housing Strategy for Carlisle (2005-10)
carlisle.gov.uk/PDF/HOUSING_Carlisle_District_Housing_Strategy.pdf

The Living Well Trust - letter of support
cumbria.gov.uk/eLibrary/Content/Internet/327/880/3957485223.pdf




