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LEASE OF PART ROMAN COURT FOR AFFORDABLE HOUSING 
Key Decision 
 
 
1. Executive summary  
 
1.1 The Executive Councillor for Housing has approved a scheme to 

redevelop Roman Court.  Part will be undertaken by the Council and 
part by an external development partner, the Papworth Trust.  Roman 
Court is effectively being split into its two respective blocks, now 
referred to as East Court and West Court. 

 
1.2 The Executive Councillor for Housing asked that Property Services be 

instructed to arrange the transfer of the land forming part of the West 
Court to the Papworth Trust on a long lease.  This report sets out the 
terms of such a lease. 

 
2. Recommendations  
 
The Executive Councillor is recommended to approve: 
 
2.1 The grant of a long lease to the Papworth Trust on the terms as set 
out within paragraph 3.3 of this report.   
 
3. Background  
 
3.1 The Executive Councillor for Housing approved a proposed 

redevelopment scheme at Roman Court at the Community Services 
Scrutiny Committee on 25th March 2010.  A copy of the report is 
attached as appendix A to this report.  The scheme will provide:- 

 
•  7 two bedroom flats for general needs housing for older people 

and one 3 bed family house as part of East Court, managed by the 
Council 
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• 4 one bedroom and 5 two bedroom flats for supported housing for 
young people with physical and learning disabilities within West 
Court, to be managed by Papworth Trust.  

 
3.2 The Papworth Trust is a specialist provider of accessible housing. 
 
3.3 Terms have been provisionally agreed with the Papworth Trust as 

follows:- 
 

3.3.1 The lease will be for a term of 102 years. 
 
3.3.2 No rent will be payable for the duration of the lease term. An    

initial premium of £5 will be payable on completion of the lease. 
 
3.3.3 The lessee will be the Papworth Trust. 
 
3.3.4 The demised property will compromise the ground floor of the 

West Court of Roman Court as shown edged on the attached 
plan. 

 
3.3.5 The lessee will be required to obtain planning consent for the 

proposed scheme. 
 
3.3.6 The lessee will keep and maintain the interior of the demised 

property in good and tenantable repair and decoration.  The 
exterior and structural repair and decoration will be the 
responsibility of the Council. The lessee will be required to 
contribute an appropriate proportion of the cost of these repairs, 
payable 21 days after demand.  

    
3.3.7 The lessee will keep all landscaped and planted areas forming 

part of the demised property in good condition and properly 
tended and keep them clear of litter and refuse. 

 
3.3.8 The lessee will not to use the site for any purpose except for 

supported housing for young people with physical and/or 
learning disabilities or such other affordable housing as may be 
agreed by the Council. 

 
3.3.9 Not use or allow the site to be used in anyway, which may be a 

nuisance, annoyance, and disturbance or inconvenience to the 
landlord, its tenants or to owners and occupiers of neighbouring 
property or for any legal or immoral purpose. 
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4. Implications 
 
Financial 

 
4.1 The key financial position was considered in the project appraisal 

presented to the Community Services Scrutiny Committee. An 
independent valuation of the property to be demised has been 
undertaken and the valuation was £470,000 (as at 2010).  Disposal at 
a nominal premium is required to make the scheme viable. The 
Papworth Trust will be undertaking an extensive refurbishment of the 
property, at significant cost due to the design required to meet the 
specialised nature of the scheme and meet a high environmental 
standard (which may include solar water heating and photo-voltaics). 

 
Staffing 
 
4.2 There are no staffing implications other than officer time to instruct 

and liaise with solicitors to complete the lease. 
 
Equal Opportunities  
 
4.3 An Equalities Impact Assessment has been completed and the link is 

included in the background papers. Provision of affordable housing is 
key to developing sustainable communities and meeting the needs of 
vulnerable groups, including older, homeless people and disabled 
people. This project will support these objectives. 

 
Environmental 
 
4.4 The project includes ‘Greening the Box’ measures based on low 

technology retro-fitting, which may include solar panels, photovoltaics,  
and sun spaces. From the technology we are advised that we may 
achieve: 

 
- a potential 33% saving on water usage per apartment through 
harvested water as well as achieving CSH Level 4 
- a potential 79% reduction in total energy consumption and estimated 
38.2tonnes CO2 reduction annually.  

           
         We consider that the measures will have a high positive impact. 
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Consultations 
 
4.5 Local residents, Ward Members and the Exec Cllr for Housing have 

been consulted regarding the redevelopment and will continue to be 
consulted at different stages of the development process 

 
 
Community Safety 
 
4.6 The project involves the refurbishment of an existing building.  For the 

duration of the works, the site will be secured and local people will be 
given contact details in order that they can report any issues.  The 
neighbourhood police will also be advised. 

  
The completed project will consist of self contained homes for older 
people in one court and a supported housing project for young people 
in the other court.  The security of these more vulnerable people will 
be taken into account in the design process.    

 
VAT 
  
4.7 Advice has been obtained from Elysian (the Council’s VAT and tax 

advisors) and there are not considered to be significant adverse VAT 
implications to this proposed grant of long lease as structured. Elysian 
will be asked to advise on the final form of lease to ensure this 
remains the case.       

 
 Procurement 
 
4.8 The procurement implications are dealt with in the report to the 

Executive Councillor for Housing. 
                 
 
 
6. Background papers  
 
These background papers were used in the preparation of this report: 
 

1. Agenda, Project Appraisal and Scrutiny Committee Report and 
Minutes for the Community Services Scrutiny Committee – 25 March 
2010. 

2. Equalities Impact Assessment 
http://www.cambridge.gov.uk/ccm/content/council-and-democracy/how-the-council-                            
works/council-policies-and-plans/equality-and-diversity/equality-impact-assessments.en 
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7. Appendices 

 
 
Appendix A  Plan 
 
Appendix B Project Appraisal and Scrutiny Committee Report - 

Community Services Scrutiny Committee – 25th March 
2010 

 
8. Inspection of papers  
 
To inspect the background papers or if you have a query on the report 
please contact: 
 
Author’s Name: Philip Doggett, Chief Estates Surveyor 
Author’s Phone Number:  01223 - 457437 
Author’s Email:  Philip.Doggett@cambridge.gov.uk 
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Appendix A  Plan 
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Appendix B Project Appraisal and Scrutiny Committee Report - 

Community Services Scrutiny Committee – 25th March 
2010 

 
Project Appraisal and Scrutiny Committee Recommendation 
 

Project Name 
ADDITIONS TO THE NEW 
PROGRAMME FOR AFFORDABLE 
HOUSING :   
ROMAN COURT REFURBISHMENT 

Committee Community Services 
Portfolio  Housing 
Committee Date 25 March 2010 
Executive Councillor Councillor Catherine Smart 
Report by Liz Bisset, Director of Community 

Services 
Key Decision  
 
1.0 Executive SummaryThe project aims to remodel and refurbish the 
ground floor premises at Roman Court that currently stand empty since de-
commissioning as a sheltered housing scheme as part of the Sheltered 
Housing Review in November 2005. 
 
Options have been investigated, but only one option is considered to be 
financially viable. The recommended proposal involves the Council working 
in partnership with the Papworth Trust (a specialist provider of accessible 
housing) and the works include separating the two wings of Roman Court  
(now referred to as east court and west court).  The east court would remain 
in Council ownership and the refurbishment works costs met within the 
Council capital resource of £1,863,000 allocated for the refurbishment of 
Roman Court. The refurbished court would provide self contained older 
persons accommodation. 
 
The west court would transfer to Papworth Trust on a 125 year lease for a 
peppercorn rent.  Papworth Trust would remodel the west court through a 
combination of Homes and Communities Agency grant (to be bid for) and 
their own funding and provide supported housing for young people with 
physical and learning disabilities. 
 
Approval for a waiver is being sought to enable the direct appointment of 
Papworth Trust as the Council’s development partner for this project without 
making that appointment subject to any form of competition. It is proposed 
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that the building works for both courts is carried out by a single contractor 
with Papworth Trust  as Cambridge City Council’s project manager for the 
works to the east court. 
  
2.0  Recommendation/s 
The Executive Councillor is asked to approve: 
 
a) commencement of this capital project, which is already included in the 

Council’s Capital Plan. The total capital cost of the project in respect of 
redevelopment of the east court by Cambridge City Council is 
£1,375,364, and it is proposed that this is funded from the existing 
earmarked capital resource for the redevelopment of Roman Court of 
£1,863,000.  The revenue implications arising from the project are a net 
revenue benefit to the Council of £9,650 per annum, assuming the 
scheme exists outside of the HRA subsidy system.  

 
b) The re-phasing of £1,375,364 of capital resources currently approved to 

be spent 2011/12 and 2012/13, to £500,000 in 2010/11,  £815,364 in 
2011/12, and £60,000 2012/13. 

 
c)   The instruction of  Property Services to arrange the transfer of the  

land that forms the west court to Papworth Trust under a 125 year 
lease at a peppercorn rent with the requirement that they provide 
supported housing for young people with disabilities.  The Council will 
have 100% nomination rights. 
 

d)  The waiver allowing the direct appointment of the Papworth Trust as 
Development Partner for this project  and appoint- ment of Papworth 
Trust as project manager for works to the east wing, without making the 
appointment subject to any form of competition. 

 
e) Supporting an application by Papworth Trust to the Homes and 

Communities Agency for grant funding for the redevelop- ment of the 
west court of Roman Court.  

 
f) The implementation and completion of the procurement of Roman Court 

refurbishment works to the east court by the Council, including tender 
and award of contract.    

3.0   Background 
 
3.1  This report relates to the refurbishment of the former sheltered housing 
scheme at Roman Court.  The former sheltered housing scheme is situated 
on the ground floor and consists of two wings as shown on Appendix 1 Site 
Plan.  Above the sheltered housing scheme are 19 self contained units, 9 
leasehold and 10 tenanted.  These units are not included in the 
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recommended refurbishment proposal.  The ten tenanted units comply with 
Decent Homes Standards.  
 
3.2   As a result of the Strategy for the Long Term Modernisation of 
Sheltered Accommodation (Housing Management Board 7 November 2005) 
Roman Court was decommissioned as a sheltered housing scheme.  This 
Category 2 scheme, consisting primarily of bedsit accommodation with 
shared facilities, was increasingly difficult to let as the lack of self contained 
accommodation no longer met the aspirations of potential tenants. Initially 
empty units at the scheme were to be used as decant accommodation when 
other sheltered schemes were modernised, however this was not popular 
and all the units have since remained empty. 
  
3.3 The Council approved investment of £2,500,000 for refurbishment works 
to Roman Court as part of the 10-Year Housing Capital Investment 
Programme (Community Services Scrutiny Committee November 2008). 
This was subsequently reduced to £1,863,000 following a decision to switch 
£637,000 funding to the Brandon Court refurbishment project  
 
3.4  Officers have investigated three redevelopment options for Roman 
Court.  Two of these options are not considered financially viable, costing 
significantly more than the current capital allocation and therefore requiring 
an element of prudential borrowing – 
 
1.  Both courts to be remodelled by the Council as accommodation for older 
people, providing 16 two bedroom flats and 1 three bedroom family house 
(the former warden’s house). The Council would need to fund the 
remodelling and would manage the new units.  The total scheme cost is 
estimated at  £2,750,730 which means an additional investment of £887,730 
would be required, which is assumed would be financed by prudential 
borrowing. Financial modelling of this option suggests, based upon current 
assumptions, that on a stand alone basis this scheme would not break even 
until year 17, and payback would not be achieved until after 50 years.   
 
2.  Purchasing the nine leasehold properties on the first floor, decanting the 
ten CCC tenants from the first floor, demolishing the whole site and building 
20 new family homes to Code Level 4. The Council would need to fund the 
remodelling and would manage the new units. This scheme would require a 
significant change in the built form and securing planning approval would be 
a risk.   The total scheme cost is estimated at £4,854,714 (the cost of 
purchasing the leasehold units and decanting the tenants contributing 
£1,585,850 to the total cost), requiring additional investment of 
£2,991,714,which is assumed would be financed by prudential borrowing.  
Financial modelling for this option suggests, based upon current 
assumptions, that on a stand alone basis this scheme would not break even 
until year 26, and payback would not be achieved until well after year 50. 
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A further option that is not considered viable is to do nothing, retaining and 
renting the accommodation in its current bedsit form.  The sheltered scheme 
was decommissioned because the bedsit accommodation was not popular 
and letting units was increasingly difficult, causing concerns for health and 
safety and security.  This was resulting in a decline in revenue and the 
assumption is that this problem would still remain.  This would impact on the 
units above the scheme which do deliver a reliable rental stream.  The 
impact may include anti social behaviour attracted by empty units as well as 
the health and safety issues, resulting in a detrimental effect on the 
community as a whole. 
 
4.0  The recommended option for refurbishment of Roman Court involves 
the Council working in partnership with the Papworth Trust ( a specialist 
provider of accessible housing), separating the two wings of Roman Court. 
 
4.1  The Council retains ownership and management of the east court 
(including the former warden’s house).  The new accommodation will 
provide 7 two bedroom flats as general needs housing for older people 
(freeing up larger homes in the north of the city) and a three bedroom 
general needs family house. The Council will fund the refurbishment to the 
east court which has an estimated total scheme cost of £1,375,364. The 
cost to the Council for refurbishment of the east court falls well within the 
committed capital allocation.  Detail on the capital and revenue position is 
set out below. 
 
4.2  The Council transfers the west court to Papworth Trust via a 125 year 
lease for a nominal sum of £1.  Papworth Trust will manage the west court 
which will provide a supported housing project for young people with 
physical and learning disabilities.  The accommodation will be in the form of 
4 one bedroom and 5 two bedroom flats with associated communal 
facilities.  Papworth Trust will offer 100% nominations to the Council. 
 
4.3  A need for supported housing for young people with physical and 
learning disabilities has been increasing, and Papworth Trust have been 
working with the SCOPE organisation to find a suitable location within the 
City.  Roman Court is seen as a good location for such a project, being 
compact in size and within an established community close to public 
transport and educational facilities.  The Council, Papworth and SCOPE 
have been in discussions with the Head of the County Learning Disabilities 
Team who has also identified a need for this type of accommodation.  A 
position confirmed by the Council’s Homelink team. 
  
4.4  Papworth Trust would be required to secure funding for the west court 
refurbishment through a combination of Homes and Communities Agency 
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grant via a bid, Papworth Trust fund raising and Papworth Trust 
development funds. 
 
4.5  The total scheme costs for refurbishment of both Courts is estimated at 
£3,100,792.  This includes significant environmental improvements to both 
courts which will contribute towards efficiency of the buildings and will result 
in lower energy bills for the residents.  
 
4.6  The proposal is that the refurbishment to both courts is carried out at 
the same time with Papworth Trust as the Council’s development partner, 
also appointed to project manage the refurbishment of the east  court on the 
Council’s behalf. The value of this project requires the appointment of a 
development partner through a formal tender process following 
advertisement.  A waiver has been raised to enable the direct appointment 
of the Papworth Trust as Development Partner and Project Manager for this 
project, without making that appointment subject to any form of competition.   
 
4.7  In order to secure best value, to meet proposed timescales for the 
whole refurbishment project and reduce disruption to the occupants of the 
upper floor, the recommendation is to appoint a single contractor to 
undertake works to both parts of the project.  The building works for the east 
court will be subject to a tender process.  Legal advice is currently being 
sought on how this will be organised. 
 
Capital Project Appraisal & Procurement Report 
 
1 Summary 
The project    Roman Court refurbishment 
 

 
 
 

Total Capital Cost £ 1,375,364 
 

Target  start date      April 2010 
Target start on site date January 2011 
Target  practical completion date October 2011 
End of defects period October 2012 
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Revenue Cost / (Benefit) 
Year 1 £ 0 
Ongoing (£9,650)  
 
The revenue benefit of the proposed project assumes that the scheme in its 
current state is of no financial cost or benefit to the Council in revenue terms 
as it is void, and that the proposed scheme is delivered with units managed 
outside of the HRA Subsidy system. This requires the approval of the 
Secretary of State via the HCA. 
 
If the properties were managed within the HRA subsidy system, there would 
be an estimated ongoing annual cost of £3,620, represented by the above 
benefit being more than offset by payment of negative subsidy. 
 
2.  Procurement Report 
The proposal is to carry out  refurbishment works to both east and west 
Courts at Roman Court at the same time, with Papworth Trust as our  
development partner, and also appointed to project manage the 
development of the east court on the Council’s behalf. 
 
The value of this project requires that the appointment of a development 
partner is subject to a formal invitation to tender following advertisement.  A 
waiver has been raised to enable the direct appointment of the Papworth 
Trust as Development Partner and project manager for this project without 
making that appointment subject to any form of competition. 
 
The estimated end value of the refurbished West wing to the Papworth Trust 
is substantially less than the EU threshold for works. 

Capital Cost Funded from: 
Funding: Amount: Details: 
Reserves £ 0  
Repairs & Renewals £ 0  
Section 106 £ 0   

Other £ 1,375,364 

Existing Housing Capital 
Plan approval earmarking 
£1,863,000 for Roman Court 
redevelopment (£1,363,000 
in 2011/12 and £500,000 in 
2012/13). 
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The Council will need to enter into a Development Agreement with 
Papworth Trust  which will include -   
 
• Contractual arrangements for Papworth Trust’s role as Project 

Manager for the east court;  
• The Lease transferring the west Court land and setting out the 

Council’s requirements for its development; 
• The Nominations Agreement requiring the Council receives 100% 

nominations to all units. 
 

In order to secure best value, to meet the proposed timescales for this 
project and to reduce disruption to the occupants of the upper floors of 
Roman Court we would like to appoint a single contractor to undertake both 
parts of the project.   
 
The building works for the east Wing will be subject to a tender process.  
Legal advice is currently being sought as to how this will be arranged – 
options may be   
 

a)  CCC alone contracts with the builder 
b)  CCC and Papworth Trust as partners, contract with the builder 
c) Papworth contracts on the Council’s behalf.   

 
Works Detail 
 
Roman Court consists of two buildings, each wrapped around its own 
garden area. The ground floor of the two buildings are joined by a 
communal entrance which enabled the whole of the ground floor to be used 
as a single sheltered housing scheme.  At first floor level are nineteen 
general needs flats (9 leasehold and 10 tenanted) with external staircase 
access.  These flats do not form part of the proposed project. 
 
The proposal is to separate the two buildings at ground floor level by 
removing the joint entrance.  Each building currently consists of small bedsit 
accommodation with communal areas, bathrooms, laundry and offices.    
The density of new accommodation that can be created is restricted by the 
position of five external staircases that lead to the first floor.   
 
The east court accommodation will be built as wheelchair accessible 
housing and the West to full wheelchair standard.  The works to the 3 
bedroom house will aim to achieve Lifetime Homes standard.    
 
Environmental measures 
 
Both courts will benefit from significant environmental improvements based 
on the Greening-the-Box principles in respect of retrofitting existing 
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properties and will contribute towards the efficiency of the buildings and will 
result in lower energy bills of the residents. 
3.  What are the aims & objectives of the project? 
 
This project directly contributes to the Council’s Medium Term Objectives. 
 
Promote Cambridge as a sustainable city –  
 
The costing allows for both courts to benefit from significant environmental 
improvements, for example Sun spaces, solar water heating and 
photovoltaic electricity generation as these will all contribute towards the 
efficiency of the buildings and lower the energy bills of the residents. 
 
Maintain a healthy, safe and enjoyable city for all, with thriving and viable 
neighbourhoods, including affordable housing, close to a good range of 
facilities, and supported by transport networks so that people can opt not to 
use the car -   
 
Roman Court will be brought back into use and meet the standards of 
accommodation required today.  The older person housing will release 
family housing within the north of the city.   
 
Parking is a significant issue in this area.  Increasing the level of parking will 
be looked at within the scheme design, and the proposed client groups are 
likely to have a reduced parking need, which is aided by the good range of 
facilities and transport networks in the area.    
 
Maintain a healthy, safe and enjoyable city for all, with thriving and viable 
neighbourhoods 
 
The proposed scheme will deliver new homes for disabled people for which 
there is a need.  
 
Bringing Roman Court back into use will reduce the possibility of anti social 
behaviour and health and safety issues that may occur if the building is to 
remain empty.   
 
Ensure that residents and other service users have an entirely positive 
experience of dealing with the Council. 
 
Consultation with neighbours and ward members has started and will be 
ongoing for the duration of the project.  
 
4.  Summarise the major issues for stakeholders & other departments?   
Consultation with immediate neighbours and Ward Members, led by City 
Homes North, has been ongoing since the decision to decommission the 
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sheltered housing scheme.  Recent consultation took place regarding the 
options investigated.  The outcome of this consultation showed that the 
option involving demolition and new build of family homes was the least 
popular – we have been notified that some leaseholders would not be willing 
to sell their flats, also there is concern that this option would exacerbate 
parking issues in the area.  The most supported option is the option that is 
being recommended.  Concerns to arise out of consultation relate to the 
property remaining empty, parking (also highlighted by Planning), the affect 
of the construction process on neighbours (in particular those living on the 
first floor) and future management issues.  These are key issues that will be 
dealt with in more detail as the project progresses.  There will need to be 
detailed, ongoing consultation as the scheme progresses. 
 
 
5.  Summarise key risks associated with the project  
The property has been empty for some time. If this continues there are 
significant risks for the Council, the leaseholders and tenants living above 
the property, and for the wider community.  Loss of rental income, 
maintenance costs, anti social behavior, the affect on property values, and 
the negative impact on the area may all have an affect. 
 
The project is reliant on securing a significant level of external funding –  
 
Homes and Communities Agency (HCA) grant.  The Registered Social 
Landlord will need to bid for grant, and whilst there are no guarantees that 
this will be successful, the Council and RSL are having discussions with the 
HCA regarding the project.  

 
Papworth Trust has assumed £250k of fund raising is required for this 
project.   Papworth Trust has access to funds from a variety of 
organizations.  Any shortfall in funding can be replaced by additional 
borrowing.  
 
Securing planning approval is a key milestone.  Pre-application discussions 
with Planning will feed into the design and continuing consultation with 
neighbours will help ensure success.  
 
Failure of the building contractor.  As part of the tender process the 
contractors’ financial profile, experience, and capacity to deliver will be 
checked. 
 
6.  Financial implications 

a. Appraisal prepared on the following price base: 2010/11 
Other comments - Insurance costs/implications   to be confirmed 
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7.  Capital & Revenue costs 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
  

 
 
 
 
 
 
 
 
 
 

 

8.   VAT implications  
Advice upon any adverse VAT implications is currently being sought.  
 
  9.  Other implications  
Procurement advice will be sought from the Council’s procure- ment Team.    

Insurance implications are being investigated. 
 

The project outcome is expected to deliver a positive impact in respect of 
community safety, equal opportunities and environmental considerations. 

 
10.  Estimate of staffing resource required to deliver the project 
 
Project Management, Architect, QS and other professional services will 
be provided externally 
 
Internal resources will be required from Legal , Procurement, Finance, 
Property Services,  Enabling and Development, and City Homes 

Proposed Timescale Skills required – 
Internal or  external  

Estimated no. 
of hours Start Finish 

Enabling & Development TBC April 2010 April 2012 

(a) Capital £ Comments 
Building contractor / works  1,175,525  
Purchase of vehicles, plant & 
equipment 0  
Professional / Consultants 
fees 199,839  
IT Hardware/Software 0  
Other capital expenditure 0  
Total Capital Cost 1,375,364  

(b) Revenue £ Comments 
Management 5,510  
Repairs and Maintenance 6,250  
Major Repairs / Depreciation 8,800  
Rental Income (30,210)  
   
Total Revenue Cost / (Benefit) (9,650)  
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Legal TBC April 2010 TBC 
Finance TBC March 2010 TBC 
Property Services TBC March 2010 TBC 
Procurement TBC March 2010 TBC 
City Homes TBC March 2010 TBC 
Project Manager External April 2010 April 2012 
Architect External April 2010 April 2012 
QS External April 2010 April 2012 
 
 
11. Identify any dependencies upon other work or projects 
This project is not dependent upon other work or projects. 
 
Impact of project works on maintenance/major repairs/decent homes works 
on flats above project site to be investigated. 
 
12.  Background Papers 
Strategy for the Long Term Modernisation of Sheltered Accommodation 
(Housing Mangement Board 7 November 2005) 
 
10-Year Housing Capital Investment Programme (Community Services 
Scrutiny Committee November 2008) 
 
13.  Inspection of papers 
Author’s Name Sue Dellar 
Author’s phone No. 01223 457938 
Author’s e-mail: sue.dellar@cambridge.gov.uk 
Date prepared: 15 February 2010 
 
  
  
 


