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1. INTRODUCTION

1.1 The Homes and Communities Agency (HCA) wishes to appoint a multidisciplinary consultant to lead and manage a team, including sub consultants where appropriate, undertake surveys and technical studies to produce a, viability report, masterplan design guide/codes and outline planning application for the redevelopment of the Boseley site, which will be the first site from the Northern Quarter to come forward for development. 
1.2 The site is an important entrance to Cinderford and the future Northern Quarter. 

1.3 The Agency intends to de risk the asset with moderate capital investment, and secure a developer to implement a residential scheme with starter and market homes, subject to viability. This process will involve close cooperation with the HCA and Forest of Dean District Council (FoDDC) ) and seeks to implement adopted planning policy and guidance as set out in the Cinderford Area Action Plan and Cinderford Northern Quarter Masterplan and Design Code policies. 
1.4 A lead consultant from the HCA’s multidisciplinary panel is required to support this process; to coordinate sub-consultants and ensure the whole process is sensitive to the site’s location, character and local aspirations but nevertheless remains delivery focused, with viability issues considered from the outset.

1.5 The initial site investigations and technical studies will help HCA identify some of the key constraints and opportunities that lie ahead. 
1.6 The Design Guide/Codes will need to be set within the context of local planning policy, the Area Action Plan and Northern Quarter Design Guide and ultimately be supported by the Local Planning Authority, in order to provide greater planning certainty to enable developers to bid on the site with confidence. 
1.7 It is expected that the commission will take 20-30 weeks to allow time to secure the outline planning permission, including the conclusion of the s.106 agreement.  

1.8 This Brief is being sent to three firms on HCA’s Multidisciplinary Panel and interested bidders will need to identify a project team with the specific and necessarily specialist skills in property, planning, design, engineering and viability assessment. The successful consultant will be appointed by HCA who will pay the consultant’s fees directly.  For the purpose of this project the Client will be David Warburton, Head of Area at the HCA.

2. BACKGROUND

2.1
The proposed development comprises two properties, known as the Backfields and the Steam Mills. The combined area extends to 1.248 hectares (3.083 acres).
2.2
The site is located to the north eastern fringe of Cinderford in an area known as Steam Mills. It fronts the A4151 which provides access south to Blakeney and onto Chepstow via the A48 and north to Hereford via the A49. The A4151 lead south into the centre of Cinderford, approximately one mile away. 
2.3
The Backfields provide a vehicle storage area with various outbuildings and the remainder of the land is a paddock which has most recently been used for grazing. The site is bound by a mixture of hedgerows and tree lines and incorporates a line of telegraph poles running in a north south direction. The Mill House, which is located to the front of the site adjoining Steam Mills Road, is of traditional stone

construction to three storeys with a pitched roof clad with slate tiles, unlisted but the LPA wish to retain. A location plan and existing site layout are included in Appendices A and B respectively.
2.4
The HCA acquired the site in March 2016. 4 tenants are currently in occupation and are periodic tenancies capable of being determined on 6 months notice. The previous owner has already served notice on all the tenants. Title is currently with solicitors but shows no unusual encumbrance on the site.
2.5
The HCA as the Government’s Regeneration Agency has prepared, with the Local Planning Authority (LPA), an Area Action Plan for the Northern Quarter area, which takes in the Boseley site. The HCA and FoDDC has also prepared an adopted Design Code for the Area and Biodiversity Strategy Technical Guidance. These documents should be taken as a starting point for additional work on this site, although where justified there is scope for some variation within the overall delivery of quality housing development.  
2.6
The above documents suggest that the planning position on this site is that the LPA would support a high quality, courtyard-style residential units. This would include the conversion of the existing mill, together with mainly new build apartments and some three storey town housing. As such, the development would be relatively high density. Subject to securing the necessary approvals, the Agency believes the site has good potential for both starter and market homes. The lead consultant; through further site investigations and due diligence; the production of the masterplan and design code and outline planning application; will be helping the HCA and its stakeholders prepare a development proposal that is both commercially viable and community grounded.
2.7
The HCA intends to work collaboratively with the FoDDC and it is the lead consultant’s role to work closely with the HCA and local stakeholders to review viable land use scenarios and draw up a preferred masterplan and design guide/codes that will be taken forward in the form of an outline planning application. 
3. PURPOSE OF THE BRIEF AND CONTEXT

3.1
The commission has four key stages:

I. to undertake site investigations and technical studies to assess site constraints and the viability of different housing mixes and site capacity options;
II. masterplan the site and prepare the Design Guide/Codes. 
III. to submit and support an or outline planning application through to consent. 
IV. marketing and developer procurement
3.2 
The lead consultant will need to carry out consultation in accordance with FoDDC guidelines for a Statement of Community Involvement, before the Council will consider adopting the Design Guide as Supplementary Planning Advice, or consider an outline planning application.
3.3
Developing the vision, design principles and development parameters for Boseley into a Design Guide, endorsed by FoDDC, will enable the HCA to market the site for disposal. It will identify key planning issues and give a guide to acceptable solutions in order to:
-
Create greater certainty and confidence for development partners on the  quantum of future development and associated infrastructure, as well as the design principles to be adopted;
-
Confirm the potential refurbishment or demolition of certain buildings as part of the consideration of options.
-
Identify access points including pedestrian, cycle, green and vehicular links to the adjoining Northern Quarter sites in order to ensure an integrated approach.
3.4
Securing an outline planning permission, including resolution of the s.106 agreement, viability assessments, will include the production of Design and Access, Transport and any other necessary statements required after negotiations with FoDDC and statutory consultees during the application process, and conclusion of the S.106 agreement. 
3.5
The emerging vision is to create a high quality, residential development, access to the Northern Quarter and an improved gateway to Cinderford and the consultant will support the HCA in the procurement of a developer to deliver the scheme. 
3.6
The lead consultant will be required to:

· Undertake their own initial site visits to undertake technical studies, and interpret and record the existing site character and design principles;
· consider all site constraints and opportunities to produce site capacity options and outline scheme; 

· procure further technical studies to inform land use scenarios that are both viable and deliverable in planning terms;

· engage with the Planning Officers and input into all necessary pre-application discussions with FoDDC and other stakeholders as necessary;

· produce a Masterplan and Design Guide/Codes; 
· submit an outline planning application as directed by HCA; and
· Assist the HCA in the preparation of plans and images to be included in the procurement documentation to market the site, soft marketing and procurement.
4. SUPPORTING INFORMATION
Baseline information

4.1. The HCA has commissioned limited survey work in advance of acquisition. There is also further information contained within recent planning applications for the development of the site in the form of consultees replies (eg Coal Authority, County Archaeologist) which may provide some guidance, although the form of the development proposed is unlikely to represent the way in which the site is to be developed. 
4.2. A desk top ground conditions study shows that ‘hotspots’ of relatively low level contaminants are present commensurate with the existing uses (vehicle storage and repair). 

4.3. The site is adjacent to a brook, but flood modelling undertaken by Parsons Brinkerhoff on behalf of HCA show that only the south west corner of the paddock event and an additional corner of the north east part of the site are susceptible and so these areas would not be developed for residential uses but form part of the wildlife corridor/POS.

4.4. Continuous grazing in the paddock area and the relatively intense current occupation means that protected species are unlikely in the development area. It would, however, be prudent to make an allowance for bat mitigation measures in the outbuildings at the site as Steam Mills is a known bat roost.
         Design and Environmental Standards
4.5
A masterplan, Design Guide/Codes and outline planning permission will need to take forward and respond to technical studies and local planning policy requirements.
4.6
Consideration will be given to the principles outlined within best practice and guidance, which will include the following as appropriate:

- 
The Urban Design Compendium 
-
Manual for Streets 2
-
HCA Starter Homes Design Guide

-
Locally determined Design and Quality requirements as defined in FoDDC Local Planning Policies the Area Action Plan and Design Code and Biodiversity Strategy Technical Guidance for the Northern Quarter. 
5. KEY ISSUES TO BE ADDRESSED
Stage 1 considerations 
1.9 There are a number of particular considerations and potential constraints that this commission will need to address:
· Local and national planning policy;

· Appropriate mix of starter and market homes, apartments and houses;
· Retention and restoration of the remaining building of architectural and heritage value on the site;
· Engagement with stakeholders and representative groups;
· Development viability and project deliverability;
· Scale, massing and layout of development;
· Scheme layouts to optimise the entrance to Cinderford, and mitigate visual impact on the surrounding countryside;

· Provision of infrastructure necessary to deliver the site capacity options;
· Improved connectivity with reference to patterns of movement across public transport links and local traffic management including parking provision; 
· Effective access and integration with the wider Northern Quarter including identification of pedestrian/cycle/green corridor and possibly vehicular links;
· Ground conditions, contamination and site clearance, including asbestos surveys of existing buildings; 
· Safety and Security issues; and
· Consideration of high quality design and environmental standards; from sustainable design solutions to wildlife and ecological interests
1.10 For the purposes of this tender bidders should allow for commissioning the following reports as baseline information all of which are to be assignable to the incoming developer. Therefore please itemise the cost of procuring each report in your tender submission:

· Landscape and visual impact assessment;
· Architectural and heritage assessments; 
· Ground investigation survey;
· Ecological Surveys and Mitigation Strategy;

· Site clearance and remediation plan;

· Sustainability Statement and Energy Strategy;

· Flood risk assessment;

· Transport Assessment;
· Utilities report;
· Tree Surveys and tree surgery schedule;
· Aboriculture impact assessment and method statement;
· Masterplan and Design Guide/Codes;
5.3
A clear plan for site clearance is required prior to achieving vacant possession on 1 September 2016. The clearance will be procured through a separate contract.
Stage 2 considerations Masterplan and Design Guide/Codes 
1.11 Drawing from the Cinderford Northern Quarter AAP Masterplan and Design Codes, develop the vision, design principles and development parameters for Boseley.  Create a deliverable Masterplan and Design Guide/Codes, endorsed by FoDDC, to enable the HCA to market the site for disposal. It will identify key planning issues and give a guide to acceptable solutions in order to:

-
Create greater certainty and confidence for development partners on the  quantum of future development and associated infrastructure, as well as the design principles to be adopted;

-
Confirm the  refurbishment or demolition of buildings as part of the consideration of options.

-
Identify access points including links to the wider Northern Quarter
Stage 3 considerations Outline Planning Consent
1.12 The submission of an outline planning application will cover the planning application process, from further consultations with FoDDC Officers and statutory consultees to the production of all necessary information to support the outline application. The lead consultant will also be supporting HCA in negotiations during the application process and in concluding planning conditions and heads of terms for the s.106 agreement, leading to the issue of a planning consent. 
1.13 A detailed viability appraisal incorporating specialist cost advice is to be produced in parallel to include the following outputs; 

- preparation and gathering of key information for appraisal inputs;

- creation of a detailed baseline appraisal, further variant appraisals as may be necessary; and

- a brief report summarising the assumptions, methodology and results of the appraisals.
Stage 4 considerations Marketing and Procurement

5.6
Support for the procurement of a development partner and site disposal including preparation of plans and images. Marketing to include soft marketing at viability stage prior to marketing in parallel to the application for outline planning consent.
6. SKILLS AND OUTPUTS REQUIRED
1.14 The lead consultant is also expected to appoint and manage other required sub-consultants to undertake all necessary site surveys and investigations to address the key issues outlined above and secure outline planning consent for a housing development that is grounded in the development economics of the local market. The lead consultant will be expected to report regularly to HCA (as Client), and liaise with FoDDC.

1.15 The lead consultant team will need to include strong planning and design expertise, and experience of stakeholder engagement. The Consultant’s Team will need to have a demonstrable track record in securing planning consent in similar situations, and delivering high quality schemes with marginal viability. The consultant team will also need to have demonstrable experience of implementing schemes which incorporate the design principles set out in The Urban Design Compendium and Manual for Streets 2.
1.16 The Consultant will also need to demonstrate a detailed knowledge of development viability and property markets, to ensure the scheme attracts sufficient developer market interest in bidding to deliver a residential led scheme over the site.

Outputs 

1.17 The consultant should assume that it will have to produce all submission material in relation to all the necessary reports outlined in section 5, and any further reports that may be requested by FoDDC Officers.
1.18 The consultant, in addition to monthly project meetings, will be expected to attend the following key meetings/events:

· An inception meeting with the HCA to confirm the process and approach required, and key issues to be addressed with Consultant to present their initial site analysis and ideas;
· Initial pre-application meeting with FoDDC Officers; to present initial site capacity options;
· Subsequent workshops with FoDDC Officers to present and negotiate outcomes and solutions (including planning conditions and heads of terms for the s.106 if an outline planning permission is sought) 
1.19 The consultant will be expected to submit the following reports:


· Fast-track review of technical reports and preparation of site capacity options in respect of the development and refurbishment options, including associated infrastructure required. The review must also clarify the scope for enabling works (e.g. demolition and clearance, utility report etc) required to deliver viable residential led schemes with an assessment of visual impacts to view corridors;
· Iterations of site capacity options and scheme designs/spatial framework for comment;
· Masterplan and Design Guide/Codes 
· Production of all necessary information and reports to support the outline planning application including viability assessments; and
· Plans and images and procurement documentation to market the site in the context of the wider Northern Quarter offer.
1.20 All reports should be in a format that can easily be uploaded to a website if this is required. The copyright for the final masterplan and design guide/codes will be held by HCA.
7. PROJECT MANAGEMENT
7.1
The consultant must identify a Project Lead who will be responsible for managing the commission, and provide a single point of contact for the HCA. 
7.2
The Project Lead will report directly to (Redacted), Area Manager, SSW HCA, and the fee proposal to be submitted should allow for periodic project review meetings with Peter Wynn, with minutes given to clarify actions and progress with agreeing design principles and potential development obligations when discussed with FoDDC Officers.

8. PROGRAMME  

Stages 1 and 2
· Issue consultant’s brief for mini competition: 17 June 2016
· Deadline for submission of consultant’s proposal: Noon 08 July 2016
· Interview W/C 18 July 2016
· Appointment of consultant: 25 July 2016
· Inception meeting and surveys commissioned: W/C 25 July 2016 

· Presentation of key issues (constraints and opportunities): W/C 22 August 2016
· Masterplan and viability HCA/FoDDC stakeholder workshop: W/C 29 August 2016
· Draft Masterplan and Design Guide/Codes presentation to FoDDC members: W/C 19 September 2016
· Local stakeholder presentation as required: W/C 26 September 2016
Stage 3 –  Outline Planning Application 
· Pre application discussions and negotiations with FoDDC and statutory consultees, where required under the application process: W/C 10 October 2016
· Receipt and review of first draft planning documents (design and access statement, transport assessment etc): W/C 24 October 2016 
· Masterplan and supporting planning documents presented at FoDDC Planning Officer workshop: W/C 31 October 2016
· Final outline application submitted for approval with all supporting documents, surveys and technical studies: W/C 21 November 2016
· Agree heads of terms for s.106 agreement and conclude detailed negotiations with FoDDC, working with HCA legal advisor (tbc), leading to the issue of planning consent: 09 January  2017
· Marketing of the site would occur in parallel with soft marketing at viability stage. Formal marketing: W/C 21 November 2016
9. FEES
9.1
Your fee should also incorporate any specific breakdown in fees or provisional sums requested in this brief. This will then be used as the basis for an agreed time charge for these stages.
9.2
Please quote a fixed fee for completing submission, exluding VAT, to include a breakdown of each of the three stages of this commission (including a separate fee for each of the reports in para 5.3).  
9.3
If a document is not subsequently required, then the total commission cost should be reduced accordingly. The HCA is likely to commission demolition and remediation strategies separately but any additional surveys required following the appointment of the consultants can be agreed with HCA where at least 3 tender quotes are provided.
9.4
Your fee should cover the cost of producing the specific outputs required, as described in this brief. The HCA will require 4 hard copies Design Brief/Codes and one hard copy of the outline application (and any associated masterplan documents), along with an electronic copy of all material produced as part of the commission.

9.5
Travel costs and other expenses should also be included within your fixed fee proposal and will not be chargeable separately.

9.6
In relation to the commission, the consultant’s fees will be paid at 4 intervals during the project:
· On completion of the initial scoping and site investigations

· On the first draft Masterplan and Design Guide/Codes; 

· On submission of outline planning application;
· On securing planning consent or 3 months after submission whichever is soonest.
10. PROJECT MANAGEMENT
Governance

1.21 The client for this project is HCA South and South West Operating Area.

1.22 The consultants will report to the HCA Area Manager (Redacted), on a day-to-day basis. (Redacted), HCA’s Head of Area, will be the Client for this Commission. Structured meetings will be held fortnightly with the Project Manager based upon a brief progress report. The agenda and papers etc for these team meetings are to be agreed with the Project Manager in advance. Allowance for attending these meetings and for reasonable attendance at other ad-hoc meetings must be made in the tender proposal.
11. SUBMISSION REQUIREMENTS

Format for submission

1.23 One hard copy proposal in a letter format and one electronic copy (via email or CD-ROM) should be submitted to arrive no later than noon on Friday 08 July 2016.
Area Manager

The Homes and Communities Agency

2 Rivergate

Temple Quay

Bristol

BS1 6EH

(Redacted)

Tel (Redacted)
Mobile (Redacted)

Please mark the submission with the reference “Tender for Consultant Services –Boseley Site, Cinderford” and include the following information within your submission:

· Confirmation of overall Project Manager and Project Lead;

· Project team structure including details of any sub-consultants that may be required;

· Pen portraits and a description of each key member’s role within the project;

· Methodology for undertaking the commission (including approach to project management);

· Details of experience related to the work required under this commission;
· Anticipated programme for delivering the commission, including key milestones and the specific outputs detailed within this brief;

· Resource Plan, providing daily fee rates for each team member, allocation of the time of each team member across the work programme and total fee (see below), including all expenses and travel costs; and

· A statement detailing why your organisation is best placed to deliver this project.
12.
EVALUATION CRITERIA

1.24 The selection of consultants will be made on the following basis:

· 50% quality

· 50% value for money

1.25 The ‘quality’ elements of the tender submissions will be marked against the following criteria:

· Technical merit of proposal  20%
· Staff and other resources  15%
· Management and communication  10%

· Programme compliance  5%


1.26 The ‘value for money’ element of the submission will be evaluated against the quality and quantity of the staff resources that are proposed and the extent of material that consultants are committing to deliver.
1.27 It acknowledges that bidders are likely to engage sub-consultants to fulfil the HCA requirements set out in this brief. Bidders should clearly set out in their submission the responsibilities of the lead consultant and their sub-consultants including time charging and fees. The HCA has the right to decline nominated sub-consultants and where appropriate seek clarification of alternative arrangements from bidders.

1.28 An example copy of the Assessment Matrix that will be used to assess the submissions against these criteria can be found in Appendix B.

Selection procedures and timescales

1.29 Following the assessment and scoring of bids received, the successful consultant will be informed by 5pm on Friday 22 July 2016.
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