	Invitation to participate in a mini competition

	Panel Name:- Multidisciplinary  Panel.  

This mini tender has been sent to three firms on the ITP Technical Multidisciplinary Panel.  


	Project Name:- Hadston Industrial Estate, Northumberland, Technical Due Diligence, Planning,  Marketing and Disposal Advice
Date:- July 2016 
Reference Number:-24823/dr/hadston

	From:- (Redacted),  Area Manager, Gateshead
(Redacted)


	Brief

Introduction

The Agency is looking to appoint a multi-disciplinary consultant from its panel by mini-competition to undertake a range of tasks to support residential development on land at Hadston Industrial Estate, Northumberland. This includes the following tasks:

1. Prepare and submit an Outline Planning Application for residential development.

2. Appoint and manage a demolition contractor to clear the site.
3. Appoint and manage a Contractor to undertake initial site investigations.
4. Ecology work.
5. Utilities work.
6. Provide marketing and viability advice / Soft market testing.
7. Provide valuation and cost support to assess bids and to prepare a franking valuation to support the preferred bid.
The Agency has agreed terms and is currently in the process of acquiring part of Hadston Industrial Estate (BT111/1). The new plot will be combined with the HCA’s existing land holdings at Hadston Industrial Estate to create a single site capable of residential development. The HCA’s existing ownership is shown edged red and the new plot outlined blue on the attached plan.
On completion of the acquisition, the intention is to market the combined site to enable delivery of a 50% Starter Homes, 50% Market Housing Scheme. The Government is committed to building 200,000 Starter Homes by 2020 to be sold at 20% discount, and built exclusively for first time buyers at least 23 years old but under the age of 40. Sale prices are capped at £250,000 net of discount outside London and will have restrictions on their resale and letting at market value for a 5 year period. 
This mini-tender will be appointed on a mixed quality/cost basis, with a split of 40% quality and 60% for the fee quote for identified items.  Please also note that the Agency reserves the right to not appoint any bidder due to conflict of interest, or to select only parts of the proposed commission for completion, pending the outcome of the earlier tasks. 

Background 
BT111/1 Hadston Industrial Estate (shown outlined in blue on the attached plan) will be acquired and combined with the HCA’s current land at this location (shown outlined in red on the attached plan) to create a site capable of residential development.
Hadston is located 3 miles south of Amble near the Northumberland coast. It is approximately 27 miles north of Newcastle upon Tyne. Hadston Industrial Estate is a small industrial development based around a single access road from the B1330 Station Road. 
The surrounding area is principally residential. To the north of the site within the confines of the Industrial estate is a 1,000m² single storey industrial unit, a set of starter workshops and an area of open storage land which is used for waste transfer/recycling. 
BT111/1 comprises a modern detached production unit. The total area of the building is approximately 508m² with a total site area of approximately 0.459ha. Externally the site is rectangular, fenced with a combination of surfaces being concrete, and tarmacadam.  The existing HCA land is 1.683ha in area, undeveloped and grassed over. The combined site therefore extends to 2.142ha.
Previously the HCA’s interest had been considered to be ‘non-strategic’ which led to the site being openly marketed and offered at auction given limited interest from the open market. Despite offers being received the asset failed to reach its reserve price and was retained.  Subsequently the Agency has switched attention to the potential development of the site for residential development and the acquisition of BT111/1 in order to progress this option.
The Agency has had initial discussions with Northumberland County Council as Local Planning Authority (LPA) who have verbally confirmed that in planning terms there is limited demand for commercial space at this location with preferential sites nearby to satisfy the requirements of the local plan. Therefore, discussions have confirmed that the LPA would be unlikely to object to a change of use to residential.
The Agency has already undertaken site due diligence as a part of the acquisition process. Arups have prepared a Starter Homes Due Diligence Report (January 2016), and GVA have undertaken various Development Appraisals based on a number of development scenarios. The results of the Arups Due Diligence report and the further work required is discussed later in this brief.
The Preferred Development Option
The HCA is to acquire BT111/1 and promote the combined site for Starter Home residential use. GVA have on behalf of the Agency prepared a number of Development Appraisals based on differing development scenarios. This included the delivery of a 55 unit scheme potentially comprising 28 (13 two bed and 15 three bed) Starter Homes units and 27 (3 two bed and 24 three bed) Market Sale units which is the HCA preferred option.
To confirm the deliverability of this option, or an alternative option, the appointed Consultant will be required to undertake a soft market testing exercise to determine the likely interest in developing the combined site, both via traditional methods or potentially through direct commissioning. This work stream will need to pay particular attention to the need to deliver a minimum 50% starter homes and to maximise the return on investment to the Agency (the investment recovery rate).

If this option displays a negative land value, the fall-back position is to deliver a 100% market sale scheme.
The appointed consultant will be retained under this scenario in order to  advise on the revised process.
Existing Due Diligence undertaken

Arup have prepared for the Agency an initial due diligence report on the site which was prepared to support the acquisition. The report which comprised an initial assessment of the sites planning status, ground conditions, highways, ecology and utilities is appended to this tender brief.
In summary the Arup report recommended the following:

· That the HCA secures outline planning permission for the site.

· The site should be subject to a Phase 1 Habitat Survey.

· Development specific ground investigations should be undertaken to provide additional information on ground related risks and to inform any future planning applications and development options for the site. 
· Responses to the pre-development enquiries from each statutory undertaker should be reviewed to determine available capacities for all utilities. These should be compared against the proposed masterplan for the development.
In addition and as mentioned above, GVA have prepared a number of Development Appraisals to confirm the potential  viability of a range of residential variations and  how these affect the potential investment recovery rate. 

The preferred option is the delivery of a 55 unit scheme potentially comprising 28 (13 two bed and 15 three bed) Starter Homes units and 27 (3 two bed and 24 three bed) Market Sale units. 
At this stage it is intended that the HCA will market the opportunity via the DPP2 Agency Developer Panel. The disposal will be in accordance with the HCA Disposal Policy with the site disposed of via an Agreement for Lease / Building Lease with Freeholds on a plot by plot basis thus ensuring delivery of the Starter Homes. The Agreement for Lease / Building Lease will be conditioned to ensure that the planning conditions are complied with and that the developer sells at 20% below market value.

-----ooooo------

Objectives 
The objective of the commission is to employ a multi-disciplinary firm to advise the Agency on all technical due diligence, market, valuation, and planning matters.  However, in order to deliver a starter home scheme, starter homes must comprise at least 50% of the scheme and the potential recovery rate against HCA investment of the preferred development option must be maximised.
Scope /Tasks
At this stage, there are 7 specific tasks that need to be undertaken.  
1. Marketing Advice / Soft Market Testing
The appointed consultant shall provide guidance on the marketability (informed by a Soft Market Testing of the site) of a 50% Starter Homes / 50% Market Sale scheme. This is assumed to be a 55 unit scheme potentially comprising 28 (13 two bed and 15 three bed) Starter Homes units and 27 (3 two bed and 24 three bed) Market Sale units, however, the Consultant will advise further on site capacity, and the proposed mix which is not fixed; therefore, the consultant may wish to suggest alternative scenarios based on the scheme Masterplan which will be developed as part of task 2 below. However, the Consultant if they recommend changes must bear in mind that a minimum 50% starter homes must be achieved on site, and that the investment recovery rate must be maximised.
It is intended that the site will be disposed of via traditional methods in line with the HCA Land Disposal Policy and HCA draft Starter Homes Guidance, however, the Consultant is asked to consider the HCA’s Direct Commissioning Model as a delivery option and provide recommendations accordingly. The delivery model decision will sit with the HCA, however if Direct Commissioning is recommended and agreed, the appointed consultant will be retained to act in this capacity.
2. Outline Planning Application
The appointed consultant will secure an outline planning permission for the site based on the above market advice and any starter homes requirements, to provide certainty regarding the acceptability of accommodating residential (starter homes) development on the site. This will involve undertaking discussions with the Council to fully scope out the issues that will need to be addressed in the outline planning application. This work will include: submitting with the OPA an indicative masterplan and supporting information and relevant technical studies and; continuing engagement through the Northumberland Local Plan process, including supporting the site’s de-allocation. The Consultant will also negotiate any potential S106 contribution with particular emphasis on viability of the Starter Homes scheme envisaged and ensuring that the starter homes element is the affordable housing element of the scheme. 
3. Ecology
The appointed Consultant will undertake a Phase 1 Habitat Survey in support of the sites development.
4. Site Investigations

The appointed Consultant will build on the Arup work and recommendations and appoint a suitably qualified Company to undertake development specific ground investigations to provide additional information on ground related risks and to inform the planning application and development options for the site.  

Arups recommended that the investigation should include:

· Boreholes to confirm the depth to bedrock and whether there are any shallow seams present beneath the site and whether there is any evidence that these have been worked.

· Trial pits to investigate the near surface ground conditions, and to confirm the presence and thickness of any made ground present on site.
· A programme of in situ and laboratory testing to provide information on soil parameters and contamination levels at the site.

· A programme of in situ soil gas and groundwater monitoring.
· Any recommended mitigation measures will be identified with an estimate of abnormal development costs expected.

The Consultant will provide their own recommendations as to the extent of above SI’s required in order to reduce the risk to a Developer and therefore the risk to the Agency of price reduction further down the line.
Please note, the tender bid will include costs for appointing and managing the SI contractor only. The Consultant should also provide a separate budget estimate as to the potential cost of the actual Boreholes, trial pits etc.; however, this will not form part of the Price Scoring.
5. Utilities
The responses to the pre-development enquiries from each statutory undertaker will be reviewed to determine available capacities for all utilities. These should be compared against the proposed masterplan for the development.

6. Demolition

The appointed Consultant  will appoint and manage a Demolition Contractor to demolish the property to floor level subject to receipt of planning permission for residential purposes. 

Once the package of work / information is completed and planning permission achieved, the HCA will market the site. Subject to the receipt of bids for the site, task 7 will then be required.

7. Valuation / Agency Support
The appointed Consultant will provide support to the HCA in scoring the bids to deliver the site. This will involve the interrogation of submitted Development Appraisals in terms of approach, delivery, and costs / values and any assumptions made in order that the HCA can objectively agree a preferred developer. Please price on the assumption of 2 bids being received. The Consultant will also advise during the preferred Developer’s due diligence process especially in the event of price chipping / cost increases. 
Finally, the Consultant will provide a Franking Valuation to support the disposal of the site at the agreed price.
Other Work
The various reports, interpretation etc. will be co-ordinated into a single package to be included within the tender opportunity presented to the DPP2 Panel.

Where appropriate the information, findings, work undertaken will be warranted and the benefit will pass to the appointed developer.
There is likely to be other areas of work that will come forward.  For example, should opportunities to extend the site arise or if serious objections to housing are received. 

Bidders will be required to commit – so far as is possible- to make a named contact available to take forward additional commissions in the future.  The bid will need to explain how continuity of service for the Agency will be guaranteed.   
Tenderers are also welcome to suggest any additional points of good practice that they would recommend to be taken forward as part of this proposal – such items will not be assessed as part of the financial bid for works, but will be included in the quality assessment of the bid.  

Project management and structure of commission

Client for this commission will be HCA.  Key point of contact will be (Redacted), Area Manager in the Gateshead Office.  

The Consultant should budget for a monthly progress meeting during the course of the commission, to be held at the Consultants Office.  

Programme
it is expected that the initial tasks will be commenced as soon as appointment formalities and an inception meeting is held.  It is expected that this initial process will last for approx. 4 - 5 months and that the HCA will be in a position to commence marketing of the site with a full suite of supporting documentation and an outline planning permission before the end of financial year 2016/17.  
The later tasks will be undertaken after marketing of the site, during the second half of 2017.   
In addition, there is a requirement for an inception meeting to be held on the afternoon of Friday 09/09/16.  As part of the submission, bidders are requested to confirm their availability or otherwise for a meeting that afternoon.   

Thus the selected tenderer will be expected to drop onto this commission with immediate effect.  Assurance will be required that the Bidder has adequate capacity to drop onto this project immediately, and meet the initial challenging deadline.  
Budget

This project has a budget allocation for the initial stage of works highlighted.  
The Services

As part of the bid submission, you will be expected to provide a methodology of how you will approach the work areas.  
------oooooo-------
Evaluation Criteria

The mini-tender will be scored the basis of 40% quality of response, 60% financial fee bid.  
The Scope section above lists seven elements of work, upon which your financial tender should be based and a fee quote provided for these items.  
Details of your proposed hourly rates is also required for the assessment of the further work both identified and yet to be confirmed/identified under this commission.  


	Date response required by:-
A response to this tender is required by email by 12 noon on Friday 2nd September 2016.  


	Please respond to this tender by emailing:- (Redacted)  – email (Redacted)

	If you have any queries please contact:- 
(Redacted)

Any queries during the period 6th – 21st August should be directed to (Redacted) 


	Response to invitation to participate in a mini competition



	Panel Name:- Multidisciplinary Panel


	Project Name:- Hadston Industrial Estate,  Northumberland, Technical Due Diligence, Planning, and Marketing / Disposal               
Date: July 2016
Reference Number:- 24823/dr/hadston

	To:-  HCA, (Redacted), Gateshead  


	From:-     Name of Consultant 

               Address of Consultant 

	Proposal

Statement to explain how the commission will be undertaken 
Schedules of services to be delivered
Statement on quality

Statement to address planning aspects
Information on other consultant input that may be required

Identification of other information that may be required.

Other commentary on the brief.



	Proposed staff. 

Who will undertake the commission?  

Identify members of staff.

How much time will they devote to it?



	Management arrangements

How will the commission be managed?  

Who will be responsible for reporting to the client?

Who will manage the team?  



	Timescale.

When will the commission be complete?

When will key milestones be complete?

What is the programme for the works?



	Fee Proposal.

Fee proposal




