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-
Co-working space for growth, 205 Holland Park Avenue


RBKC is looking for proposals from organisations with direct experience of working with and supporting start-up businesses across a wide variety of sectors in a co-working, incubator or accelerator workspace.  Organisations could include but is not limited to: 
 
· Specialists in business investment and incubator spaces
· Managers and developers of affordable and flexible workspaces
· Enterprise agencies who are operating and managing affordable office business space
· Social enterprise operating affordable and co-working space
· Organisations offering peer-to-peer support, mentoring, access to investment and learning as part of their management of an affordable and co-working space.
· Partnerships of organisations who can between them fit-out, manage and operate incubator space, alongside the provision of mentoring services, and provide opportunities to access finance.

1.0 Introduction
1.1 The Royal Borough of Kensington and Chelsea is seeking bids to create and manage a high quality, co-working business space. The co-working space is to be targeted at supporting small businesses and start-ups, in high growth, knowledge and creative industries. The successful bidder (the Operator) will fit-out, market, operate and manage the commercial space on the ground floor of 205 Holland Park Avenue, London W11 4XB, a new mixed use development. See Appendix 1 for property particulars. 
1.2 The high quality workspace is to be provided to users on affordable and flexible terms; offer first class communications infrastructure; and include support services comprising of, but not limited to, access to mentors and investors, peer-to-peer networking, learning and business advice. It is envisaged that the space will be a focal point for business growth activities in the Royal Borough and through a programme of events, workshops and seminars non-tenants of the space will also benefit.
1.3 The space will be let by the Council to the Operator at not more than fifty per cent of the market rate (market rate is estimated at £58.00 psf), plus service charge (£3.75 psf, covering – heating, refuse disposal, external communal cleaning, maintenance of firefighting devices, building insurance, planned maintenance, landscaping, and management fee. Water and electricity being separately metered). The Council proposes a sub-underlease of ten years, with a mutual break option on the fifth anniversary of the commencement date, however alternative lease lengths will be equally considered, up to 19 years.
1.4 The Council is able to consider a rent free period of up to two years and a capital grant of up to £158,000 to support the one-off capital cost of fitting out the workspace, which will be provided to the Operator as shell and core, and as eleven subdivided units ranging from 250 - 600 sq ft.
1.5 The subtenant will pay a rent as detailed in the table below, exclusive of rates, utility charges, service charges, insurance and VAT.

	Description
	Sq Ft
	Sq M
	Rent psf
	Rent Annual

	All that affordable workspace
on the ground and basement floors
	8,500
	790
	Year 1 and 2 - rent free in lieu of fit out
Year 3 – 5% market rent
Year 4 - 10% market rent
Year 5 - 20% market rent
Year 6 to Year 10 – 50% market rent

	TBC by independent valuer



2.0 Policy context
2.1 Royal Borough of Kensington and Chelsea is undoubtedly an area of economic opportunity. The enviable environment, location and levels of affluence make the Royal Borough an unbeatable setting for businesses to trade, and for people to live and work. The nature of the Borough is mature and densely developed, with few opportunities to provide new spaces for a growing London business base. Available space for commercial property is limited and demand for small business spaces of less than 75m² outstrips supply. The problem is at its most acute for the smallest and newest businesses seeking space of less than 25m², where demand is over three times greater than what is available.
2.2 With the highest rates of self-employment in central London, Kensington and Chelsea has a highly entrepreneurial population and should be at the forefront of the national growth in enterprise, however levels of business start-ups are low and business stocks are growing only marginally.
2.3 Despite challenges, Kensington and Chelsea’s overall economic mix is positively positioned to provide growth. The Royal Borough is well represented in sectors expected to grow, especially the creative industries, and less well represented in sectors likely to decline.
2.4 The borough boasts a high quality environment for creative and knowledge-based businesses, with excellent access to both the City and Heathrow, and substantial assets in the form of a highly educated, high earning population and the presence of internationally renowned institutions.
2.5 There are existing clusters and networks, such as the music industry concentration - with the three major labels Sony, Universal and Warner, as well as independents such as Rough Trade and Wall of Sound in the north. The borough is also well represented in fashion, with many labels headquartered here, as well as major brands such as Innocent Drinks and TalkTalk. Publishing and advertising is also well represented. The supply chains of these headquartered businesses include a great number of local small firms in creative and related industries.
2.6 The Council is determined to boost enterprise by drawing on inherent opportunities and providing the conditions that will see more businesses primed for growth. Accordingly, the Council is undertaking a programme of interventions, focussing on workspace, access to finance and business networks.
2.7 We plan to address the shortfall in affordable workspace available in Kensington and Chelsea through a combined approach of supportive planning policies and backing innovative forms of workspace provision, with 205 Holland Park Avenue a key feature to our strategy. 
3.0 Project description
3.1 The Council wants to work with partners to create new affordable workspaces, providing support where we are confident a need can be met and a return on investment will be secured. We have been seeking opportunities to support new flexible, affordable and dynamic Incubator, Accelerator and Co-working (IAC) spaces, suitable for modern business practices. 
3.2 IACs are playing and increasingly important role in the provision of workspace and support for small businesses. They typically offer higher levels of flexibility in relation to cost, which increases affordability, opening opportunities for freelancers, home-workers and other small enterprises. They also tend to offer, as an integral part of membership, business support from mentoring, advice, networking and access to investors. 
3.3 We are seeking an operator to fit-out, market, operate and manage the ground floor site at 205 Holland Park Avenue, as a creatively designed co-working business space. The space will need to be affordable, flexible and fully equipped and aimed at accelerating small and new businesses with exceptional potential for growth. It will provide an impressive environment to attract the right blend of knowledge and creative economy businesses, grow dynamic enterprises, generate new collaborations and provide support:
i. Economic Outcomes
It is critical that any operator address issues of economic benefit to the community that will come from the operation of this affordable business space.  
This project offers generous rental arrangements so that considerable support and guidance can be invested by the operator to new and growing businesses in the borough.  Marks on bidder’s proposals will be significantly weighted in regard to the economic and social value the proposal brings to the Royal Borough.  Proposals will need to clearly demonstrate how the operator will engage with businesses, business forums and other business support agencies in the borough; and demonstrate possible linkages and knowledge of current business support.  
Bidders will need to demonstrate clearly the strength of the benefit you will bring to the borough; economically and socially.  
Please refer to sections 5.1 and 5.2 in regard to Outputs relating to the grant provided for fit-out which need to be provided in Year 1 and 2.  The panel will want to see what benefits your operational model will bring in the following years.
In Table 2 below, ‘Your Proposal’ section, items 3 and 4 is where economic outputs will need to be clearly demonstrated.
ii.  A Truly Great Space
The quality of the space is of paramount importance. This does not mean an expensive fit-out, instead it can be achieved through clever and efficient, affordable design, which offers interest and excitement. Designed correctly, the space can have multiple flexible uses (e.g. workspace in the day, event space in the evening) and can be a key ingredient in sparking creativity. A wonderful environment empowers businesses to achieve greater success. 
iii. Network and Community
This should be provided on many levels.
Internal Network: Within the space, the community is vital. Different businesses in the same space create interactions between people which results in the stimulation and sharing of ideas, and advice.
Industry Networks: Through a combination of events tailored towards users, but also hosting networking events with peers and likeminded professionals from outside the user base, the space should empower and support the early stage business, as it finds its feet and builds its own network and reputation.
iv. Access to Investment
Any business needs funding, so our partner will be selected on their ability to provide direct investment opportunities, either through a fund they operate themselves or on behalf of a network of angels / investors. We would expect the space to act as a honey pot to investors and ensure that the space serves as a location for investors to network, meet and further add benefits to the space. 

4 The Space
4.1 The site at 205 Holland Park Avenue is a residential development, has been developed by Redrow Homes. Planning permission to redevelop the site was granted with the provision that the ground and part of the basement floors is made available to the Council, to be let as affordable workspace.

4.2 The space is 8,500 sq. ft. of B1 space and will be made available as shell and core. A floor plan of the available space and technical information is contained in Appendix 2.
4.3 The terms of the lease between the Council and the operator are flexible in so far as the proposed business plan allows for a sustainable, revenue generating model of delivery. Bidders are asked to propose a business model including the length of the lease required to demonstrate how it will be self-sustaining.
4.4 The Basic Heads of Terms is enclosed in Appendix 3. The Heads of Terms are flexible and subject to the Operator’s proposal.
4.5 The Green Lease Agreement is enclosed in Appendix 4. This document sets out the BREEAM requirements for fit-out, mechanical and electrical issues, which must be met by the Operator.
4.6 Indicative timetable:
	Date
	Activity

	May – June 2018
	Procurement Process

	Already available
	Shell and core of 205 Holland Park Avenue space available

	June – July 2018
	Council decision making process on operator and lease

	August – September 2018
	Successful operator notified of award and lease


4.7 An opportunity to view the space will be scheduled at tenderers request. Those wishing to view will need to register with Antonia Hollingsworth (contact details below). Holland Park Avenue is an unoccupied site and so access is closely controlled. 
5 Outputs and Outcomes
5.1 During the first two years of operation, we expect the co-working space to deliver a minimum number of outputs. The successful operator will be expected to set out how these outputs will be achieved and projections of further achievement of outputs, throughout the lifetime of the proposal:
· 40 businesses accelerated to growth, e.g. those businesses which have had an increase in their GVA against the baseline before the intervention and following it.
· 60 new, permanent, paid, full time equivalent (FTE) jobs created as a direct consequence of the project intervention.
5.2 Bidders may also want to consider expressing additional outcomes within their submissions, e.g.:
· Numbers and types of users engaged by and directly benefiting from the services of the Operator.
· Mentors recruited and mentor relationships begun and sustained for a minimum of six months.
· New businesses created and sustained for at least 12 months, as a direct result of the project intervention.
6 Management of the Contract
6.1 Project management role – Operator
The successful bidder will be expected to appoint a Project Manager, who will be the contact throughout the period of the lease, be responsible for the overall management of the project and the delivery and quality of outputs within the agreed timescale and budget.
6.2 Project management role – Council
The Royal Borough of Kensington and Chelsea will be the contracting authority. An Evaluation Panel will be set up to assess the bids. 

For day-to-day project management of the contract, the principle contact and contract manager within the Royal Borough of Kensington and Chelsea will be: 

Antonia Hollingsworth
Business Initiatives Officer
Economic Development
Royal Borough of Kensington and Chelsea
1st Floor
Hornton Street
London
W8 7NX
Tel: 020 7361 3355
Email: Antonia.Hollingsworth@rbkc.go.uk

7 Reporting Requirements
7.1 The Operator shall keep appropriate written records to show how the Operator is complying with their proposal and will be expected to provide:

· a fully completed monitoring form on a quarterly basis within seven days of the last day of each period;
· any further information which is required to enable the Council to satisfy the conditions of the agreement; and
· the annual report, and the audited or independently examined accounts of the of the Operator.
8 Evaluation Criteria
8.1 A Qualification Envelope will be used to assess the financial and economic viability of the bidding organisation. Bids passing the qualifying criteria will be assessed by the Evaluation Panel, in accordance with the evaluation methodology set out below.
8.2 The different criteria and sub-criteria for award together with the detailed scoring mechanism are set out below. Each bid will be scored against these criteria and a weighting attributed to each evaluation heading that reflects its relative priority. Scores will be aggregated to give an overall score for the quotation.
8.3 The responses to the questions relating to the Award Criteria will be scored using the scoring mechanism below (Table 1), and then weighted in accordance with the weightings listed (Table 2).
Table 1
	Score
	Rating
	Criteria For Awarding Score

	0
	Unacceptable (fail)
	The information is omitted/no details provided, or irrelevant answer provided

	1
	Poor (fail)
	The Authority has serious reservations that the supplier understands the requirement in the question. The proposal provides very limited evidence and assurance that the relevant aspect of the service would be delivered to the expected standard and there are serious doubts about aspects of the response.

	2
	Fair
	The submission is superficial and generic in its scope. The Authority has some reservations that the supplier understands the requirement in the question. The proposal provides some limited evidence and assurance that the relevant aspect of the service or requirement would be delivered to a satisfactory standard.

	3
	Satisfactory
	The Authority is reasonably confident that the supplier understands the requirement in the question and the proposal provides some satisfactory evidence and assurance that the relevant aspect of the service or requirement would be delivered to a satisfactory standard.

	4
	Good
	The submission is robust and well documented. The Authority is confident that the supplier understands the requirement in the question and the proposal provides good evidence and assurance that the relevant aspect of the service or requirement would be delivered to a good standard.

	5
	Excellent
	The proposal is innovative and adds value. The Authority is completely confident that the supplier understands the requirement in the question and the proposal provides very good evidence and assurance that the relevant aspects of the service or requirement would be delivered to an excellent standard.



Table 2
	Section
Section questions
	Value of question to section
	Value of section to overall score

	Experience

1. Please list the workspaces that are or have been managed by your organisation.
2. Details of your experience of facilitating business growth through a workspace environment.
3. Details of the project delivery team.

	

40%

40%

20%
	





15%

	Your proposal

1. Provide evidence that you understand the brief
2. The vision for 205 Holland Park Avenue
3. The operational model you intend to adopt to deliver a co-working space at 205 Holland Park Avenue
4. Achievement of social value and economic outcomes
	

10%
20%
35%


35%
	






35%

	Viability

1. Project management (25%)
2. Operational plan (25%)
3. Project finances (40%)
4. Risk assessment (10%)

	

25%
25%
40%
10%
	




50%



Interviews
8.4 A shortlist of the three highest scoring bids will be invited to interview with the selection panel. Remaining bidders will be eliminated from the process and informed of this decision. Interviews will focus on gaining a better understanding of the written submissions, which may then lead to a moderation of scores.
9.0 Implementation Timetable
9.1 The timetable for the bidding process is detailed below:
	Date
	Activity

	Friday 18th May 2018
	Opportunity advertised

	Friday 18th May 2018
 Friday 1st June 2018
	Period for clarification and questions.  Site visits.

	Thursday 14th June 2018
	Closing date for receipt of bid submissions

	Completed by early July 2018
	Evaluation, interviews and selection

	July 2018
	Final award announcement.



10.0 Summary of Attachments
i. Appendix 1 – 205 HPA property particulars
ii. Appendix 2 – 205 HPA floor plan
iii. Appendix 3 – 205 HPA heads of terms for sublease
iv. Appendix 4 – 205 HPA green lease clauses
v. Appendix 5 – Business growth and enterprise activities
11.0 Queries and Further Information
11.1 Any questions about this procurement should be submitted in writing via the capitalEsourcing portal, via the 'Messages' tab. Suppliers must clearly indicate, when submitting a question, which (if any) part of their question they view as confidential and applicable only to the supplier submitting the question. If the Authority does not agree that the question is confidential and applicable only to the supplier, the supplier will be given the right to withdraw the question without it being answered.
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