Brixton Sports and Social Club
Feasibility Study Brief
Consultant’s Brief 

Executive Summary 

The purpose of this project is to consider and assess options for the future development of the Brixton Sports and Social Club.  The project will need to consider the needs of the local community and how optimum use can be made of the building to provide activities for the local community as well as generating income.  
The project has a long history in the Brixton area and the building is a prominent local landmark with good access to public transport.  Lambeth Council is looking for an imaginative and rigorous approach to the options for the future development of this important local asset. 

In addition to the main building which is Grade II listed there is a large garden which has the potential for development. 

The building is located within the Loughborough Park Conservation area. 

The issues to be considered in relation to the site include: 
· Renovation of the existing building 

· Opportunities to generate income from any increase in space and the costs associated with maintenance, staffing and utilities (e.g. business rates).

· The potential market for community use in the area. 

· Issues with DDA compliance and access to the whole building to enable increased  community use.

· Planning permission given the listed status of the building.

· Estimated capital costs for redevelopment.

· Development opportunities at the rear of the property which has frontage onto Moorland Road
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The planning and regeneration context
Brixton which includes Coldharbour Ward has developed a reputation as a diverse cultural and creative centre and is famous for its entertainment venues and market.  Brixton's characteristic indoor arcades are called Brixton Village (formerly known as Granville Arcade), Market Row and Reliance Arcade. Popular cafes and a growing number of restaurants mix with exotic produce stalls throughout these truly unique locations

Brixton Market has been operating since 1870. Electric Avenue is at the heart of the street markets in Brixton and was one of the first electrically lit streets in London. 

Other popular tourist and visitor locations in Brixton include; Brixton Academy and the Ritzy cinema, built in 1911, was one of England's earliest purpose built cinemas. 

In March 2012 the Council agreed a series of principles for the future of Brixton, which were includes with the Brixton Supplementary Planning Document (SPD) adopted in June 2013. The principles include: Delivering improved community, leisure and cultural facilities

Opportunities will be explored to improve leisure and community facilities, which are beacons for culture and sport and where all ages can come together and access a range of opportunities. Increasing local school capacity is also important in meeting the infrastructure needs of a growing population.

The Future Brixton programme is the Councils strategy to achieve corporate and regenerative priorities through better resourcing of its own assets. The Brixton Supplementary Planning Document (SPD), outlining regeneration proposals was adopted in June 2013 following a period of consultation with community stakeholders including schools, local businesses and residents. 
In line with Lambeth Council’s cooperative approach focused on engaging local people in the decision making process, the SPD will be used a basis for partnership working between agencies to achieve borough outcomes outlined in the Lambeth Community Plan 2013 – 16. 
There are no specific planning policy designations relating to 297-299 Coldharbour Lane within the Supplementary Planning documents. 

2. Community Buildings 
In July 2012 Lambeth Council set out the vision for the development of a network of community hubs across the borough. 

Community hubs are intended to provide safe spaces for residents, community groups, social enterprises and small and medium sized enterprises from which they can operate and deliver services.  They are also intended to be a home where community growth, community action, volunteering and enterprise will flourish. 

It is envisaged that once asset transfer proposals have been developed and approved, community hubs would be managed and in some cases owned by independent charitable trusts and enterprises. 

As part of the Culture2020 consultation which took place between January and April 2015, the council will continue to stimulate and support a thriving network of community buildings that provide safe and interesting spaces, as well as housing cultural enterprises.   The Brixton Sports and Social Club was identified as one of the priority projects in the Culture 2020 report agreed by Cabinet on the 12 October that would be supported by the council in the next phase of the programme. 
3. The Building 
The Brixton Sports and Social Club, is situated at 297 – 299 Coldharbour Lane, London SW9 8RP and forms part of the Loughborough Park Conservation Area.  
297-299 Coldharbour Lane are a semi-detached two storey stock brick ‘Gothic’ houses with stuccoed fronts and slated roofs containing attics.  The Grade 2 listed buildings (listed 27 March 1981), built in 1844 by Charles Wyatt of Walcot Place, Kennington Road,  have shallow gabled projections, small bay windows and a central chimney stack corbelled out from the wall face.

Entrance to the building is via the single storey extension to the right of no. 299. 

The property has a bar to the ground floor extension with function rooms to the ground floor and WC’s to the left hand side of the ground floor extension.  An additional large size room and kitchen is provided on the first floor with the third floor accommodation in the roof and further WC’s and an office. Two staircases serve the upper floors. 

The property has a large rear garden and to the front is a tarmac car park with perimeter walls. 

The area where the building is located has good transport links and a mixture of residential, business, retail buildings, bars and restaurants. The junction of Coldharbour Lane and Denmark Hill and Camberwell SE5 marks part of the boundary between Lambeth and Southwark boroughs. The other end of Coldharbour Lane meets Acre Lane in central Brixton to form the A2217. 
4. Current condition of the building 

The buildings, which are owned by the council were converted and modernised in 1985 to house the Brixton Sports and Social Club.  Since then, there has been no significant investment in the site and as a result the buildings are in a relatively poor state of repair.  

The Brixton Sports and Social Club have a full repairing lease for the site.

A detailed condition survey of the building was undertaken by the Council in April 2016, which looked at the backlog of repairs.  The condition survey did not include costs for any improvements to the building. 
The property has a poor heating system – with heated electric storage heaters of varying ages located throughout the property.  The lighting and small power is generally dated with a variety of ceiling hung and ceiling mounted light fittings.   

The site is not Disability Discrimination Act (DDA) compliant and there is no wheelchair access to the building. 

5. Current use of the building
Brixton Sports and Social Club was established in February 1975 under the umbrella of the Brixton Neighbourhood Community Association and delivered activities from Leeson Road, SE24. The organisation was established to provide its members with opportunities to come together to enjoy social and recreational activities and access mutual help.  In addition it provided opportunities for members to meet and complete in dominoes competitions.  

Amongst West Indian communities dominoes has always been a very popular game and communities have sought to continue that tradition in England. 

The Brixton Sports and Social Club has been on its present site since July 1985.  
The main income for the organisation is derived from bar receipts and a small amount of revenue from letting out space within the building for activities and functions.  This income stream has reduced over the years as the condition of the building and the standard of the facilities have declined. 

The Brixton Soup Kitchen was established in January 2013 by Solomon Smith and aims to provide food and companionship in a warm and friendly environment for homeless people and those in desperate need.  The Soup Kitchen receives food donations from organisations such as Pret A Manager and Greggs and has received media support from ATU Radio.  In April 2013, they were awarded to ‘Our Hero’s Award’ from the South London Press.  Other acknowledgements include being featured in the Independent on Sunday Happy 100 list, alongside appearing in the Evening Standard top 1000 influential list 2015.  

The Brixton Soup Kitchen which originally delivered activities from the community hall on the Moorlands Estate relocated to the Brixton Sports and Social Club in 2014 and representatives from Brixton Soup Kitchen joined the management board for the Brixton Sports and Social Club in June 2014.   

The work delivered by Brixton Soup Kitchen has been recognised by national organisations that have provided support through donations to the group.  In recognition of the work done by Solomon Smith, the kitchen at the Brixton Sports and Social Club was refurbished by the ‘Surprise Surprise’ programme in 2014.  This was completed at zero cost to both organisations. 
The Brixton Soup Kitchen is working towards becoming a recognised support centre for the community as a whole. Improved facilities would enable the development of activities on the site including a youth club and reintroducing a Saturday school to foster a sense of community and help develop local children. 
The Brixton Dominoes currently occupy the property under a lease which is holding over. The regularisation of their occupation by means of a new lease which will allow the Council to develop its vision is pre-condition to any investment works being undertaken. 
6. Vision for the site and future use 
The Brixton Domino and Social Club needs to update and modernise its overall look and feel to provide an attractive and welcoming space for its members.  In addition it needs to maximise the opportunities for income generation from renting space to voluntary and community organisations and the local community for activities and events.   Any proposals for the redevelopment of the site oo
The vision for the organisation is to refurbish 297-299 Coldharbour Lane to: 
· Provide a fully accessible community site in Brixton with a broad community remit and multi purpose function that will include high quality spaces that can be hired for events

· Provide a wide range of social and recreational facilities for the local community in a relaxed, comfortable and informal atmosphere. 

· Become financially sustainable 

To enable them to do this the following design principles will need to apply: 

· Layout: bright, attractive and welcoming to accommodate a range of users and activities

· Flexible space: which will support a range of uses and improved income generation 

Opportunities 

Over the last two years Lambeth Council, has developed the ‘Active Lambeth’ plan, which sets out the borough’s approach to improving access and participation to physical activity and sport across the borough and achieving the vision: ‘All people in Lambeth are physically active in their daily lives’.  The plan was approved as part of the Culture 2020 report presented to Cabinet on the 12 October. 
Nationally there is growing policy support for the need to increase levels of physical activity to improve health and meet wider outcomes, particularly for those who are classed as physically inactive.

In the UK physical inactivity is responsible for 1 in every 6 deaths (17%), and it is the fourth largest cause of disease and disability; over one in four women and one in five men do less than 30 minutes of physical activity a week, which classifies them as ‘inactive’ (Public Health England Everybody Active, Every Day).

Some of the major long term conditions impacting on the health of the population include: coronary heart disease, hypertension, diabetes mellitus, chronic obstructive pulmonary disease, and cancer. 

From the 2011 Lambeth residents survey 27% of residents self reported that they have bad health. From this group, Black Caribbean (34%) and Mixed/Asian other (30%) were slightly more likely to report poor health. Users of services for disabled people, social services for adults and those in receipt of housing benefit were also more likely to rate their health as bad.

People from black and minority ethnic backgrounds are up to five times more likely to develop diabetes than the general population. Improved physical activity levels in this area locally will support better management of such conditions. 

Nationally, Black and Minority Ethnic groups have slightly higher participation rates in physical activity and sports than White British people in England. In London and Lambeth the opposite is true. In Lambeth there is a significant difference in participation levels in Lambeth between white British and other ethnic groups.  

Although one of the most ethnically diverse wards in the borough, Coldharbour has the highest proportions of black African (21%, average = 11.6%), black Caribbean (16.8%, average = 9.5%) and black other (7.7%, average= 4.8%) residents in the borough.  

The Brixton Sports and Social Club has a long history in the borough within the Caribbean community and the refurbishment of the site provides a real opportunity for the development and delivery of a range of local accessible activities to support communities at risk of long term health and who are also physically inactive.   

7. Design considerations
There are a number of issues that need to be considered in developing options for the site, which include: 

· The Grade II listed status of the building and its location within the Loughborough Park Conservation area. 

· Reconfiguration of the ground floor to present a more welcoming and accessible entrance to the building
· Improved rear access to the building from Moorland Road

· The current configuration of the building which results in poor circulation routes and poor access to some areas of the building
· The installation of a lift and how access to and around the building can be made Disability Discrimination Act (DDA) compliant. 
· Opportunities for development in the rear garden which has frontage onto Moorland Road. 
8. Scope and project brief

The council in partnership with the Brixton Sports and Social Club is seeking a specialist in design, space and business planning to appraise options for the development of the Brixton Sports and Social Club site to create a mixed use development on the site and opportunities to generate income.  

Ideally the consultant will have some experience of historic buildings and of developing proposals to maximise use of such buildings.  

In exploring the options, the study will need to address the following issues: 
· Community needs and priorities: to what extent do the options under consideration address community needs and aspirations? 

· Assessment of need and demand and what general opportunities exist for the site

· Identify who the main beneficiaries of any proposals are, and the benefits that the local community may accrue from the redevelopment of the site

· What are the opportunities and possibilities for income generation?

· What are the capital costs for the options identified?  Is there the potential for external funding to support the proposed capital requirement?  Projected costs should be inclusive of all costs including fees. 
· What are the likely operating costs including staffing, increased premises costs, utilities and rates etc. Can the income generated be increased to support the costs of any additional activity? 

· How long would it take to deliver each option?
· To what extent does the option under consideration address community needs and aspirations? 

Any proposals will need to be sensitive to the historic character and Grade 2 listed status of the building
9. Work Specification 

· An assessment of the options in relation to their ability to support delivery of a sustainable and economically viable community building 

· A needs analysis to ascertain the level of demand and potential usage of space.

· Market testing where appropriate in relation to the proposed options.

· Liaising with Lambeth Planning and review planning/policy sources to assess the feasibility of the identified options.  This is important given the listed status of the building and its location with the Loughborough Park Conservation Area. 

· Consultation is critical to the project and should inform the development of the proposals and be used to identify preferred options. 

· Initial business planning and financial modelling once preferred option/s is identified to assess the financial sustainability of the proposal and mechanisms for implementing this proposal.  

· As a basis for the business plan, the consultant should provide outline cost estimates covering the capital programme and the first three years of occupation, including revenue projections and management costs. This should also take into account the on-going maintenance and repair requirements for the building.  

· Identification of any risks associated with the delivery of the project. 

Given the scope of the brief it is likely that this work is outside the scope of one person and will need input from an architect and business planner. 

10. Proposals
To be considered to deliver the Brixton Sports and Social Club Feasibility Study, please provide the following:
1. Detailed breakdown of predicted expenditure for the project including expenses and printing costs, this information should be disaggregated to show the fees of the individual professional disciplines (including approximate number and rate per day)
2. The names and contact details of at least two relevant referees. 
3. Proposal document to include the following;

·  An introductory statement outlining your understanding of the brief

· Outline methodology and details of how you will approach this work, including approach to stakeholder engagement 

· Details of your experience and qualifications for delivering a project of this type

· Details of the professional team to be dedicated to the project, or if you are a lone consultant details of the expertise you intend to call on (including CVs) - clearly identifying specific roles, the team leader and main contact.

11. Evaluation of proposals
The proposal document should be no more than 10 A4 pages. 

Proposal documents will be considered against the criteria listed in the evaluation score sheet below 

Interviews may be used for clarification purposes. Scores will be revisited based on clarification issues being addressed at interview

The balance of scoring will be 60% quality: 40% price.  

Quality: 

For quality, the evaluation will use a standard scoring range of 0 to 5; 0 being poor and 5 being excellent, using the following matrix: 
	Score
	Description

	0
	No answer provided.

	1
	Very weak answer and unable to demonstrate and understanding of the proposed Contract Requirements and little or no evidence of how the consultant/team proposes to meet them.

	2
	Weak answer with limited demonstration of understanding of the proposed Contract Requirements and very limited evidence of how the consultant/team proposes to meet them.

	3
	Satisfactory answer demonstrating some understanding of the proposed Contract Requirements and some understanding of how the consultant/team proposes to meet them.

	4
	Good answer demonstrating a good understanding of the proposed Contract Requirements and good evidence of how the consultant/team proposes to meet them.

	5
	Excellent answer demonstrating a deep understanding of the proposed Contract Requirements and excellent evidence of how the consultant/team proposes to exceed them.


The following evaluation score sheet, including weightings, is proposed: 
	Criteria
	Weight
	Score
	Maximum Score Available 

	Understanding of the brief: 

· Demonstrates a clear understanding of the objectives of this options appraisal

· Demonstrates an understanding of the borough and financial context 


	2
	0-5
	10

	Methodology: 

· Good understanding of the services required

· Clearly sets out a methodical approach to the scope of works in the brief

· Clearly identifies approach to working with and consulting local stakeholders


	4
	0-5
	20

	Programme:

· Clearly defined delivery programme with well defined outputs, deliverables and timescales

· Clearly defines how the timescales set by the council will be met 

· Clearly demonstrates how the programme will be monitored to track progress and how slippages would be tackled 


	2
	0-5
	10

	Relevant experience: 

· Demonstrates up to date knowledge of historic building issues 

· Demonstrates experience of working with community projects 

· Demonstrates experience of delivering similar projects


	2
	0-5
	10

	Staff and resources:

· Size of the team is appropriate to the requirements of the service

· Skill selection of the team is clearly aligned with the services required for the project

· Clear evidence of the team members skills are provided eg CV’not merely described. 

· Number of days allocated to each project team member is appropriate to the requirements of the service

· Team structure provided with management details, demonstrating how the team will work together
	2
	0-5
	10

	Total
	
	
	60


Price:

For price, each submission will be assessed on the total cost of delivering the programme, using the following equation: 
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Where A represents the Upper Price Limit, B the Lower Price Limit or the cheapest that anyone could deliver this project for and C represents the submitted price quote.

Please Note: For this project the Upper Price Limit is £30,000 and the Lower Price Limit is £25,000. 

12. Timetable 

The timeline for the Procurement, from notice on Contracts Finder is set out below. It should be noted that the dates are indicative and may be subject to change.

	Milestones
	

	Notice published on Contracts Finder
	22/06/16

	Clarification deadline
	12 noon Tuesday 5 July 2016

	Deadline for receipt of bidders response
	12 noon on Thursday 7 July 2016

	Tender Evaluation
	w/c 11/07/16

	Contract Award winning bidder
	18/07/16

	Contract start date
	25/07/16

	Contract end date
	31/10/16


All consultants have the option to visit the site to help inform respective submissions.  Attendance will be accommodated for a period not exceeding 1 hour Monday – Thursday 10am – 4pm during the tender process. Please contact dwiggins@lambeth.gov.uk to arrange should you wish to arrange a visit.  

This options appraisal will need to be completed by mid October 2016. 

The consultant will be expected to provide an outline project plan and timeline for completion of the work at the start of the assignment.  

13. Fees

The schedule of payments for the development of the options appraisal will be confirmed following appointment of the consultant. It is anticipated that payment will be provided in 3 stages, as follows: 

	Activity  
	Payment schedule

	Project inception
	Payment 1

	Interim report
	Payment 2

	Completion of report
	Payment 3


14. Submitting proposals and interview date

Proposals and quotations should be submitted by 12 noon on Thursday 30 June 2016 via email or file transfer to:

Donna Wiggins 

Lead Commissioner 

Email: dwiggins@lambeth.gov.uk

Tel: 020 7926 2681

Interviews may be held for clarification purposes.
Appendix

Coldharbour Ward stats

Population

· Second most populated ward in Lambeth with 16,784 residents. This is a 16.8% increase in the population since 2001 when there were 14,376 residents in the ward.

· One of the most ethnically diverse wards in the borough.

· Large proportion of Black residents. It has the highest proportions of black African (21%, average = 11.6%), black Caribbean (16.8%, average = 9.5%) and black other (7.7%, average= 4.8%) residents in the borough
· High proportion of lone parents not in employment
· Young age profile, with a high proportion of children aged 0-15
· Lowest cars per household of any ward in Lambeth

Employment

· Poorest ward in the borough, with the lowest employment rate - 8.7% (1103) of residents are unemployed, compared to the Lambeth average of 6%
· Of these, 495 are classified as long term unemployed which is 3.9% of residents, again the highest proportion in the borough (Lambeth average = 2.4%)
· 1.9% of residents have never worked, the highest proportion in the borough (Lambeth average = 1.1%). 

· There is a high rate of benefit claimants, the highest proportion of dependent children in out-of-work households and the highest proportion of households with no adults in employment with dependent children
Housing

· Highest proportion of social rented households (60%, compared to 22% private rented and 16% owner occupation). 

· High percentage of dwellings in council tax bands A or B. Only the southern part near Brockwell Park has household income above the Lambeth average
Health

· Second highest proportion of residents who are economically inactive for reasons of illness or disability in the borough (5.1%, Lambeth average = 3.8)

· 4.2% of residents report that they are in bad health (joint second highest proportion in the borough) and 1.6% in very bad health (joint highest proportion) which is probably reflective of the high proportion of residents who identify that they have a long term illness or disability
· Many children in reception year are obese and there are many ambulance call outs for alcohol related illness
Crime

· The crime rate is high, with the highest rates of robbery, criminal damage and drugs offences (2012- 13)
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