
 

Practice Details 
Practice: The Cottons Medical Centre 
Address: Meadow Lane, 

Raunds, 
Northamptonshire, 
NN9 6UA 
 
 
 
 

Contact Name: Julian Crowe (Practice Manager) 
 

Contact Number: 01933 627141 
 

Details of other sites/ partnership working (if applicable) 
 
Site/Partnership: 

N/A 
 
 

 
Site/Partnership: 

N/A 
 
 

Summary 
Scheme Location: The Cottons Medical Centre 

 
Type of Scheme: i.e. Technology, development of estate – See link below for further 

scheme types 
Development of Estate – Extension to existing medical centre 
 
 
 

Brief Summary of 
Scheme: 
 
 
 
 
 
 

The Proposals 
 
A single storey extension of 150m2 to the rear of the existing Cottons 
Medical Centre, which is a purpose built medical centre, constructed 
in 1997. The development includes the demolition of one existing 
consulting room and the formation of six new consulting rooms, plus 
increased waiting area provision. The scheme will also include 
alterations to the existing reception counter to form a DDA compliant 
counter and an additional 11 car parking spaces. 
 
The Cottons Medical Centre is one of two GP Practices in the town of 
Raunds, but the only one considered as suitable for expansion by 
NHS England. The other Practice, Marshalls Road Surgery, is a single 
handed Practice, in an old building, in the town centre. 
 
The Cottons Medical Centre is one of the few Practices in this locality, 
which is physically able to expand its premises and which is currently 
able to recruit GPs and nurses. 
 
Refer to Appendices A and B for existing and proposed plans. 



 

     
Section 106 Contributions 
 
The most important factor concerning the development of this 
scheme is that a number of Section 106 payments have already been 
secured and paid early by the developer. Since July 2018, concerted 
efforts have been made to bring in the payments earlier than the 
occupational triggers dictate, to allow this scheme to happen. A 
summary of the Section 106 payments is shown in the table below. 
 

 Payment Secured 
but not yet Paid 

(£) 
 

Payment Secured 
and Paid (£) 

58 Dwellings; Former 
RPC Site, Grove St, 
Raunds 

 10,717 

240 Dwellings, West End, 
Kiln Brick Rd 

 68,000 

460 Dwellings, Darsdale 
Farm. Raunds 

 157,319 

310 Dwellings, Northdale 
Site, Raunds 

136,338  

 
Total 
 

 
136,338 

 
236,036 

 
These Section 106 agreements dictate that all of the health 
contributions will be used for works at Cottons Medical Centre only 
and also contain a “use it or lose it” provision if the works are not 
completed within relevant time periods. In practice, this means that 
the Developers can reclaim their above payments, at Darsdale Farm 
and West End, unless the new extension is practically complete by 
the end of 2020. The Project Programme (Appendix D), shows the 
extension being completed in July 2020. It is therefore very 
important to the Practice and the patients that this scheme is 
considered as a high priority in this round of ETTF funding, so that 
these significant developer funds are not lost.  
 
Efforts to ensure the Northdale 106 payments are paid early, are 
underway and hopefully this could happen in the next 2-3 months, 
however, as this cannot be guaranteed at this stage, this application 
is based on the 106 monies that have already been secured and paid. 
 
 
 
 
 
 
 
 



 

 
Existing Premises 
 
The current premises are undersized by circa 236m2 for the current 
patient list size of 9,695 patients, based on the NHS Space Guidance 
shown in the table below. This is ratified by Northamptonshire STP 3-
Facet Survey which states “Severe shortage of space throughout. Car 
park is inadequate, reported issues of traffic backing into gates due 
to cramped space. Segregation between reception and seating area 
could be better”:- 
 
 
 

 
The proposed expansion will address this shortfall and the future 
increase in patient list size. 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Number of 
Patients 

6,000 8,000 Pro-Rata 
for 9,695 

10,000 12,000 

NHS GIA 
Allowance 
(m2) 

500 667 808 833 916 

Existing GIA 
(m2) 

  570   



Proposal 
All bids must deliver criteria 1 as a minimum -Improved access to effective care is central to the 
proposal.  
Criteria 1.  How will the funding contribute to providing improved access to effective care for the 
local community? 

The Practice currently provides extended hours face-to-face appointments on a Thursday evening 
and extended hours telephone calls on other days of the week; this arrangement will continue 
until March 2021. The proposed extension will allow the Practice to appoint more clinical staff, 
which will allow more flexibility to participate in extended access out of hours and at weekends at 
the locality Primary Care Home. 

The proposed extension will create an additional 5 consulting rooms, which will provide 
additional clinical capacity for GPs, Nurse Practitioners, Nurses, Health Care Assistants, Registrars 
and other primary care services, to care for the additional needs of the current population (out of 
hospital) and the increase in patient list size of circa 3,000-4,000 over the next few years. 

The Practice already holds monthly multi-disciplinary team meetings to discuss the needs of 
complex patients, e.g. end of life care or children on the risk register and these are attended by 
District Nurses, Palliative Care Nurse, Age UK, School Nurse and Health Visitor. The Practice is 
keen to empower the community to better manage their own health and will be looking to 
incorporate clear care navigation pathways within the operational systems in the improved 
premises. The Surgery is ideally positioned to co-ordinate community services, voluntary agencies 
and carer support agencies to be more accessible to patients and ensure a holistic joined up care 
model. 

MDT’s can provide more holistic / joined up care, and improve efficiency / productivity, both for 
each patient visit and amongst the clinical teams due to co-location of services.  

There is a new quality contract in place for improving mental health awareness. The Practice 
already has a proactive approach for the management of patients with mental health / learning 
disabilities:- 

• Those with mental health issues are offered annual physical health checks
• Liaison with multi-disciplinary teams in the case management of people, including those

with dementia
• Signposting patients to various support groups and third sector organisations, including

MIND
• Systems in place to follow up patients with mental health needs who have recently

attended A&E.

The additional clinical space will enable the Practice to develop these initiatives even more and 
would create opportunity for increased range of services, including hosting of community health 
and social care services (e.g. IAPT, CBT, counselling, etc.) 



 

 
 
 
Please complete the criteria sections below which are relevant to your proposal 
Criteria 2.  Please describe how the funding will be used to provide increased capacity for primary 
care services out of hospital? 
 
The current patient list size is 9,695 and it is estimated that this will increase to between 12,000 
and 13,000 over the next few years due to the local Planning Authority awarding planning 
permission for 4 developments in Raunds, for the creation of 1,068 houses, therefore it is 
important that the Practice expands to enable us to provide increased capacity for primary care 
services.  
 
Expansion of the Practice will increase primary care services out of hospital as it will enable us to 
provide the following: 
 
 

• The additional 5 consulting rooms would free up the existing “treatment rooms” to enable 
the Practice to see and treat more patients who would traditionally have attended A&E. 
There would be more access to the treatment rooms and this would enable the Practice 
to specifically target conditions such as detection of dementia, obesity, and pre-diabetes, 
to allow early intervention before morbidity. The practice would also aim to increase 
opportunistic health advice and self-management by more self-referred NHS health 
checks. 

 
• Allow us to enhance our existing care services for women and children. The Practice 

currently have systems in place to identify and follow up children living in disadvantaged 
circumstances who are at risk, e.g. children and young people who have a high risk of A&E 
attendances. 

 
• Will take pressure off other locality GPs, who are constrained by the physical aspects of 

their current sites – The Practice has attended meetings with NHS England, Nene CCG and 
the Practices that make up the East Northamptonshire Locality, which focussed on 
capacity issues for Practices to register new patients within the Locality, identifying that 
there was a current and future need for additional capacity. The only other surgery within 
Raunds is a single handed GP, whose building is not fit for expansion. 

 
• Interventions and treatment before conditions become chronic and expensive to treat in a 

secondary / acute care environment. 
 

• More long term chronic disease clinics (diabetes, cardiovascular services), hypertension, 
respiratory diseases such as COPD and asthma, chronic disease, flu clinics, leg ulcer clinics, 
dermatology, which would support the Tailored Care and Care Closer to Home initiatives. 
 

• Advanced care planning and follow ups for the avoidance of unplanned admissions, 
enhanced primary care schemes, reducing A&E and GP “Out of Hours” attendances. 

 
 
 
 
 



 

 
 
 
 
 
Criteria 3.  How will the funding provide a wider range of services as set out in local or national 
guidance e.g. The Long Term Plan and the Five Year Framework for GP Contract. 
 
The Practice are committed to breaking down the barriers between family doctors, community 
services and hospitals. Currently, we provide minor surgery, an IAPT clinic, family planning, health 
checks etc., however, the proposed extension to provide additional clinical accommodation would 
allow the co-location of a wider range of services, which will contribute to the prevention agenda, 
wider community wellbeing and reduce unplanned admissions to hospital. 
 
The Practice recognise that there is a much higher rate of over 65’s in residential care and higher 
rates of hip fractures in this locality than the national average. It is intended to provide podiatry, 
osteopath and physiotherapy services. Additional clinical space could also allow us to appoint an 
additional Health Care Assistant to increase the number of health checks available to the 
population and expand our Wellbeing clinic. We are often approached by various community / 
acute services, requesting space within our medical centre, but unfortunately we have to turn 
them down due to lack of clinical space available. 
 
This scheme will allow the Practice to work together with our health and social care partners in an 
integrated way, to provide:- 

• Better patient experience of services. 
• Easier access through community based services. 
• Better specialist services that can attract and retain the right calibre of GPs and 

specialists. 
 

All of this will ensure we can provide exceptional health and care outcomes for our patients and 
that services remain sustainable for the future. 
 
The improved premises will be better suited to accommodate multi-disciplinary teams, including 
community nursing, etc., to undertake specific care planning work. The Practice currently carry 
out home visits to 8 care homes. Two Nurse Practitioners visit local care homes daily to determine 
if there are any issues or concerns and we provide rapid access to appointments for those with 
enhanced needs, including home visits. A larger facility, with increased nursing levels will allow us 
to expand this service further. 
 
The Practice can expand our current joint working relationships with Midwives, Health Visitors, 
School Nurses and Palliative Care Nurses and continue our associations with organisations such as 
Diabetes UK and MIND. 
 
MDT’s can provide more holistic / joined up care, and improve efficiency / productivity, both for 
each patient visit and amongst the clinical teams due to co-location of services.  
 
Providing care closer to home – increased range of services in a community based setting would 
be more easily deliverable from improved premises, with a greater range of services. 
 



 

All of the above would enable care to be more proactive than reactive, and allow primary care to 
lead the process via joined up care pathways rather than a number of disparate and disjointed 
pathways (inefficient). 
 
 
 
 
 
 
 
 
 
 
Criteria 4.  Please describe how the funding will provide increased training capacity? 
 
The Cottons Medical Centre is a Training Practice and we currently have year 4, 5 and 6 medical 
students, however, with the current space restrictions, we cannot take on any more training 
capacity and may be under pressure to reduce our current commitment if clinical space is 
required to accommodate the increasing population. The approval of this application means that 
the Practice can invest in the infrastructure that will support the expansion of training. 
 
Dr Peat is our Medical Student Trainer and Dr Shah is our Registrar trainer. If this application is 
successful, the plan is to increase our capacity from one to two Registrars and to host additional 
student nurses to aid recruitment in the area.  It will also allow us to increase our medical student 
intake. 
 
The Practice currently have a high success rate for the appointment of GPs and Nurses, however, 
we feel that the increasing population and pressures on clinical space could have a detrimental 
effect on this trend. 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



 

Please provide information on delivery timescale, including start and completion dates 
 
Submit application to CCG – before 15 March 2019 
 
CCG Decision – 29 March 2019 
 
Planning Approval  - 23 August 2019 
 
Tender Report - 29 November 2019 
 
Start on site – 28 January 2020 
 
Completion – 13th July 2020 
 
Refer to Appendix D – Project Programme 
 
 
 
 
 
 
 
 
 
 
 
 
Any public/patient engagement previously undertaken or proposed to support the development 
of the proposal 
 
The Practice have consulted with the following organisations with regards to this proposal and 
received letters of support from all of them: 
 

• The GPs of The Cottons Medical Centre  
• Patient Participation Group  
• The Landlord, SST Medical Properties Limited. 

 
The Practice have also attended a meeting with NHS England, Nene CCG and the Practices that 
make up the East Northamptonshire Locality. The focus of this meeting was to discuss capacity 
issues for Practices to register new patients within the Locality, identifying that there was a 
current and future need for additional capacity. 
 
 
 
 
 
 
 
 
 
 



 

Summary of whole project cost projections 
 
Refer to Appendix C – Cost Plan 
 

 (£) 
Construction Costs 380,000 
Construction related fees (Consultants, Planning, Building Regs, Surveys etc) 57,000 
Other Fees (Legal etc.) 5,000 

Sub Total 442,000 
VAT (20% none reclaimable) 88,000 

Total Estimated Overall Cost 530,000 
  

Less Section 106 Payment Received (236,036) 
  

 Total Estimated Overall Cost Less 106 Payments 293,964 
  

 
It is anticipated that ETTF funding for this project, if successful, would be 66% NHS and 34% by the 
landlord (SST Medical Properties Limited 
 

ETTF Funding (66%) 194,016 
Landlord Funding (34%) 99,948 

 Total Estimated Overall Cost Less 106 Payments 293,964 
 
 
 
The payments in years 19/20 and 20/21 will be assessed in the due diligence period when it will 
be clearer if the 3 funding pots (NHS / landlord / 106) will be paid pro – rata during the period, or 
whether some pots will be paid first. 
 
It is anticipated that the resultant increase in notional rent for the increased floor area of the 
Practice will be abated to account for the ETTF contribution. It is expected that the District Valuer 
will be appointed by the NHS to carry out these calculations, during the due diligence process. 
 
It is also anticipated that the CCG will cover any increase in Business rates as these are reimbursed 
by the CCG. 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



 

Has the proposal the necessary consents (e.g. landlord consent) 
 
The Landlord, SST Medical Properties Limited, have provided their full backing for this proposal 
and have been instrumental in securing the 106 payments and being paid in full before the 
occupational trigger periods. 
 
The premises have the security of tenure as the current lease commenced on 21 December 2015 
for a term of 15 years 
 
 
 
 
 

 

Link to further information - https://www.england.nhs.uk/gp/gpfv/infrastructure/estates-
technology/ 

 

https://www.england.nhs.uk/gp/gpfv/infrastructure/estates-technology/
https://www.england.nhs.uk/gp/gpfv/infrastructure/estates-technology/


 
 
 
 
 
 
 
 
 

Appendix A 
Existing Plans 







 
 
 
 
 
 
 
 
 

Appendix B 
Proposed Plans 



DESK ALTERED TO

FORM DISABLED

SECTION

EXISTING

BOUNDARY LINE

PROPOSED EXTENSION

J A M E S  T O T T Y  P A R T N E R S H I P

C H A R T E R E D  A R C H I T E C T S

3 8  W I L K I N S O N  S T R E E T

S H E F F I E L D            S 1 0    2 G B

T e l e p h o n e  :  ( 0 1 1 4 )  2 7 0 0 2 0 8

E m a i l  :  m a i l @ j t p - a r c h i t e c t s . c o . u k

W e b  :  w w w . j t p - a r c h i t e c t s . c o . u k

THE COTTONS MEDICAL CENTRE

TCMC

PROPOSED PLAN

1:100
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EXTENSION

ADDITIONAL 12
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E m a i l  :  m a i l @ j t p - a r c h i t e c t s . c o . u k

W e b  :  w w w . j t p - a r c h i t e c t s . c o . u k

THE COTTONS MEDICAL CENTRE

TCMC

PROPOSED SITE PLAN

1:200



 
 
 
 
 
 
 
 
 

Appendix C 
Cost Plan 



OVERALL CAPITAL COST SUMMARY No. TWO

PROJECT:   EXTENSION TO THE COTTONS MEDICAL CENTRE

GROSS FLOOR AREA (m2)
Ground Floor GMS 150                       

150 04-Mar-19

Cost (£)

380,000               

15% 57,000                 

5,000                    

-                        

N/A

4% N/A

Sub-Total £ 442,000               

88,000                 

TOTAL ESTIMATED OVERALL COST £ 530,000          

Excluded:

New Computers and the like
New telephones
Furniture and Equipment
DV to be appointed by NHS

Construction Costs (see attached)

Other fees (Legal, Accountants, VAT Consultants)

Construction related fees (Consultants, Planning, Building Regulations, Surveys)

VAT (20% - none reclaimable) circa

Land Purchase

SDLT

Furniture and Equipment (not allowable under Cost Directions)



OVERALL CAPITAL COST SUMMARY No. TWO

PROJECT:   EXTENSION TO THE COTTONS MEDICAL CENTRE

FLOOR AREA (m2)
Ground Floor Extension 150

150 04-Mar-19

Element Element Cost   Cost/m² % of Cost

0 Demolition and Alterations 7,102 47.35 1.87
1 Substructure 29,729 198.20 7.82
2.1 Frame 0 0.00 0.00
2.2 Upper Floors 0 0.00 0.00
2.3 Roof 32,207 214.71 8.48
2.4 Stairs & Ramps 0 0.00 0.00
2.5 External Walls 23,010 153.40 6.06
2.6 Windows & External Doors 9,943 66.29 2.62
2.7 Internal Walls and Partitions 13,636 90.91 3.59
2.8 Internal Doors 8,522 56.82 2.24
3.1 Wall Finishes 8,143 54.28 2.14
3.2 Floor Finishes 14,204 94.69 3.74
3.3 Ceiling Finishes 5,665 37.77 1.49
4.0 Fittings, Furnishings & Equipment 16,335 108.90 4.30
5.0 Services - Mechanical & Electrical 79,278 528.52 20.86
5.1 Sanitary Appliances Incl Incl Incl
5.3 Disposal Installations Incl Incl Incl
5.10 Lift & Conveyor Installations 0 0.00 0.00
5.14 Builders Work 4,261 28.41 1.12

Sub-Total 252,035 1,680.23 66.32

8.1-5 Site Works 42,347 282.31 11.14
8.6 Drainage 21,306 142.04 5.61
8.7 External Services 0 0.00 0.00
8.8 Minor Buildings 0 0.00 0.00

Sub-Total 315,688 2,104.59 83.08

10.0 Preliminaries (15%) 47,393 315.95 12.47

Sub-Total 363,081 2,420.54 95.55

13.3 Fees 0 0.00 0.00
14.0 Contingencies & Design Risk@ circa 5% 16,919 112.80 4.45

TOTAL CURRENT ESTIMATED
BUILDING COST £ 380,000 2,533.34 100.00

Estimated contract period (weeks) : 24 Weeks (1 phase)
Basis of Contract : Traditional



 
 
 
 
 
 
 
 
 

Appendix D 
Programme 



ID Task Name Duration Start Finish

1 The Cottons Medical Centre 362 days Mon 04/03/19 Tue 21/07/20
2 CCG Stage 1 10 days Mon 04/03/19 Fri 15/03/19
3 Produce ETTF Application 4 days Mon 04/03/19 Thu 07/03/19

4 Submit Bid to CCG 6 days Fri 08/03/19 Fri 15/03/19

5 CCG Stage 2 10 days Mon 18/03/19 Fri 29/03/19
6 CCG Review 10 days Mon 18/03/19 Fri 29/03/19

7 CCG Decision on Application 0 days Fri 29/03/19 Fri 29/03/19

8 CCG Stage 3 - Due Diligence 342 days Mon 01/04/19 Tue 21/07/20
9 RIBA Stage 3 105 days Mon 01/04/19 Fri 23/08/19

10 Appoint other Consultants 2 wks Mon 01/04/19 Fri 12/04/19

11 Developed Design (Stage 3) 6 wks Mon 15/04/19 Fri 24/05/19

12 Planning Period 13 wks Mon 27/05/19 Fri 23/08/19

13 Planning Approval 0 days Fri 23/08/19 Fri 23/08/19

14 RIBA Stage 4 96 days Mon 26/08/19 Mon 06/01/20
15 Technical Design for Tender Pack 6 wks Mon 26/08/19 Fri 04/10/19

16 Prepare Tender Documentation 3 wks Mon 30/09/19 Fri 18/10/19

17 Tender Period 4 wks Mon 21/10/19 Fri 15/11/19

18 Evaluate Tenders / Report 2 wks Mon 18/11/19 Fri 29/11/19

19 Detailed Approval by CCG & NHSE 2 wks Mon 02/12/19 Fri 13/12/19

20 Prepare Building Contract Documents 1 wk Mon 16/12/19 Fri 20/12/19

21 Christmas Shutdown 11 days Mon 23/12/19 Mon 06/01/20

22 RIBA Stage 5 (Construction) 141 days Mon 06/01/20 Tue 21/07/20
23 Contractor Appointment 0 days Mon 06/01/20 Mon 06/01/20

24 Mobilisation 3 wks Tue 07/01/20 Mon 27/01/20

25 Construction 24 wks Tue 28/01/20 Mon 13/07/20

26 Handover 0 days Mon 13/07/20 Mon 13/07/20

27 Decant 1 wk Tue 14/07/20 Mon 20/07/20

28 Occupation 1 day Tue 21/07/20 Tue 21/07/20

29/03

23/08

06/01

13/07

Feb Mar Apr May Jun Jul Aug Sep Oct Nov Dec Jan Feb Mar Apr May Jun Jul Aug Sep
, 2019 Qtr 2, 2019 Qtr 3, 2019 Qtr 4, 2019 Qtr 1, 2020 Qtr 2, 2020 Qtr 3, 2020

Task

Split

Progress

Milestone

Summary

Project Summary

External Tasks

External Milestone

Deadline

Page 1

Project: The Cottons - Project Program
Date: Mon 04/03/19
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