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ANNEX A
SPECIFICATION OF REQUIREMENTS FOR AN
EVALUATION OF THE HELP TO BUY EQUITY LOAN SCHEME 2017
Department of Communities and Local Government

Introduction 

1. In 2015, the Department of Communities and Local Government (DCLG) undertook a formal evaluation of the Value for Money of the Help to Buy Equity Loan Scheme (the scheme).  
2. The key aim of the evaluation was to determine the ‘additionality’ of the scheme: the number of new homes built in addition to what would have been built in the absence of the policy. The output of the evaluation has been used to inform internal consideration and decision making.  
3. Two years later, the scheme continues to be popular, and is well embedded into the new build market. In light of the significant investment the scheme represents, DCLG want to understand the extent to which the scheme is still supporting the market and how this might have changed over time.  This will be a new review covering the period since the last evaluation, rather than a refresh of the existing evaluation. 
Policy background
4. The Help to Buy Equity Loans policy was introduced in April 2013 with the objective of increasing demand for new homes, making mortgage finance more accessible and affordable and encouraging developers to build new homes. The scheme was launched as a key mechanism to deliver our ambition to increase new build housing supply and stimulate economic growth, whilst supporting people’s aspirations to become home owners.
5. By reducing deposit requirements and short term mortgage costs, Help to Buy enables house purchases by households that would have otherwise been unable to enter the market. It also reduces the risk to the lenders and enables lending to these households. The scheme offers up to 20 per cent of the property sale value as Government assistance on a new build home. The scheme is administered by the Homes and Community Agency, through its network of Help to Buy Agents.
6. In March 2014, the Chancellor agreed to invest an additional £6billion to extend the scheme to March 2020, and in March 2015 the scheme was further extended to March 2021 and the London equity loan limit was raised to 40 per cent. The Department set aside £8.6billion for 5 financial years (2016-17 to 2020-21) to support up to 145,000 households through the Help to Buy equity loan scheme. From the launch of the scheme (April 2013) to December 2016, 112,338 properties have been bought with an equity loan.
7. The department collects management information data on Help to Buy Equity Loans legal completions by individual household, including; the sale location, size and type of property; whether it is leasehold or freehold; house price; builder developer organisation; equity loan amount; mortgage amount; the deposit and household income of the purchases; whether they are a first time buyer and the number of persons expected to live in the property. Aggregated statistics are published on a quarterly basis.  https://www.gov.uk/government/statistical-data-sets/help-to-buy-equity-loan-scheme-quarterly-statistics. 
Evaluation aims and objectives for this contract

8. The primary aim of this evaluation is to provide a comprehensive evidence base to make a robust assessment of the ‘additionality’ of the scheme - the number of new homes built as a result of the policy, over and above what would have been built in the absence of the policy. This will inform the Department’s internal Value for Money assessment of the scheme and decisions about future scheme design and management.  
9. To achieve this, the detailed evaluation objectives are to:
· re-estimate supply and demand additionality of the scheme, updating the previous estimates using more up to date data and incorporating more information on buyer and supplier behaviour;
· provide demand additionality estimates for housing markets with high and low demand pressures, and assess how additionality has changed, and is expected to change, over time;
· provide supply additionality estimates based on developer behaviour such as land purchases, business plans /models, changes to new build output, etc;  

· assess the extent to which new lending in the new build sector is underpinned by the scheme, i.e. What percentage of new lending in new build is currently supported by Help to Buy?; and
· explore the price impact of the scheme - Looking at prices of similar homes outside the scheme, prices in markets where there is a significant number of new build homes, and how the incentives offered by developers for Help to Buy compares to others (offers to pay for stamp duty for example).
10. The Contractor will set out how they will undertake the work to meet these objectives. DCLG requires the evaluation to include the following as a minimum:
· interviewing buyers, including a London-specific sample; 

· exploring how the additionality may vary over time, as was done in the previous evaluation. DCLG would also like to understand what factors or buyer characteristics contribute to additionality;
· providing the value of lending in the new build market over time (providing a source DCLG could update);  

· looking at price data in different markets across England and examining the effect Help to Buy has had, if any, on prices in local markets. That analysis should be carried out a level which is most meaningful, for example Local Authority level, or HCA operating area level; and
· considering if supply additionality or builder behaviours differ between SME’s and larger builders.
11. In interviewing and analysis, the Contractor is asked to enhance the robustness of the previous evaluation’s framework by also considering:
· the extent to which the scheme is generating additional homeowners and house sales or whether it is bringing sales forward in time;
· additionality estimates for high and low demand housing markets; 

· the extent to which developers are increasing the provision of homes now at the expense of future provision beyond 2021; and
· whether developers are responding to Help to Buy by building bigger, more expensive homes, rather than more homes, and to what extent the price cap of £600k is influencing developer behaviour.

12. To address these questions, the Contractor can incorporate questions in buyer interviews of whether they would have been able to purchase a home in the future without the scheme’s assistance and what options other than Help to Buy they had considered. A specific London random sample will need to be gathered for the buyer interviews to understand the impact of the scheme in London. DCLG want to understand the impact that the London Help to Buy scheme, and its maximum 40% equity loan, has had on additionality in that specific market.
13. DCLG also want to see this previous data exercise triangulated with alternative techniques to ensure robustness, such as exploiting data from the Scottish Help to Buy experience where changes to the scheme have been made, or consideration of the difference between outer London regions, eligible for a 40% equity loan, compared to neighbouring regions that remain at max 20% equity loan.

14. The evaluation will commence in June 2017 and with final reporting taking place in October 2017. Detailed milestones are described in the Programme Plan/Delivery of Work section below.

Approach/research methods

15. The Contractor will set out their proposed methodological approach to address the aims and objectives of the research highlighted above, including a full justification of the proposed methods.  
16. In order to ascertain the ‘additionality’ of the scheme, it is expected that there will be primary data collection, employing both quantitative and qualitative methods, from a representative range of parties around the scheme (buyers, house builders, Help to Buy agents, mortgage lenders), along with supplementary analysis of existing datasets.  
17. Where primary data collection is proposed, the Contractor is required to fully outline the approach; necessary sample sizes; sample identification, selection and recruitment strategy; expected response rates (and how these will be maximised); and plans for analysis. Furthermore, the Contractor is required to provide specific examples of questions that will be put to beneficiaries to get at the necessary information.   

18. Essential components are expected to include primary data collection from a representative sample of house buyers and builders, complemented with research from agents and mortgage lenders to enable a rounded and robust assessment:
· A telephone survey of a representative sample of householders (a minimum of 500) that have taken up the scheme.  
DCLG expect the questions will cover how they first heard about the scheme, what attracted them to the scheme, what alternative options were considered/ open to buyers at the time (given their circumstances), along with their views/ experiences on taking up the scheme. The questions will need to be carefully constructed to get at the detail of the situation at the time of purchase. DCLG have access to (up to date) contact address details of all buyers (legal completions).  The Contractor is expected to draw the selected (representative) sample and contact buyers to seek their consent to participate in this further follow-up research.    

· Interviews with a representative sample of key house builders.

DCLG expect interviews with a representative sample of house builders will ascertain how many additional homes they have built/ are building because of the policy.
· Interviews with all 8 Help to Buy agents; to gather data on the implementation and reach of the scheme, primarily to identify how the scheme has fared in reaching target groups, including comparison with predecessor schemes in terms of process and take-up.

· Interviews with a representative sample of key mortgage lenders; to ascertain how the introduction of Help to Buy has affected their lending behaviours along with data on the numbers of mortgage applications/ approvals at different percentage rates. 

19. Desirable components (to be delivered within the total cost proposed for this work) are expected to include:

· Supplementary analysis of other available datasets; to establish changes in new build housing market conditions pre- and post- implementation and throughout the duration of the scheme e.g. Glenigan planning application dataset, new build reservations, mortgage lending statistics, and land registry property transactions database to cross reference against Help to Buy new build properties.  Here you will be expected to triangulate the analysis with the primary data collected above, along with evidence of wider economic conditions. 

20. DCLG are open to methodological suggestions and innovative proposals from the Contractor as to how they would proceed with the evaluation to undertake a robust and rounded assessment and deliver against the objectives.  

Deliverables/ Outputs

21. The Contractor will be required to deliver the following outputs:
a. Samples of research instruments to be used in the study, drafts of which will be approved by DCLG, and where relevant the evaluation Steering Group, prior to use in the field;
b. Delivery of interim results (early August 2017)

c. Delivery of an interim report providing advice and indicative assessment of additionality (late August 2017);
d. Delivery of a final report (October 2017). 
e. The research findings of this project will be published in the final report. In addition, the data generated from the survey should be provided for internal analysis and to be made available on request to DCLG.

22. The interim report will provide advice and an indicative assessment of additionality including the key evidence providing the foundations for this assessment, in line with the key objectives given at paragraph 9.
23. The final report will synthesise and present the comprehensive evidence base gathered on additionality across key parties, along with supplementary analysis of existing datasets, and will triangulate the evidence to provide a robust assessment of the additionality of the scheme in line with the detailed objectives in paragraph 9. The final report should also include a concise and free-standing summary of the key findings and outcomes of the evaluation.

24. All written outputs should be in plain English, be quality assured and proof read by the Contractor before submission to DCLG and adhere to DCLG’s style guide/publication template (attached as Appendix A).

25. Presentations to the evaluation Steering Group will be expected at key stages throughout the evaluation period.

26. The Contractor has demonstrated that they have the necessary experience and expertise to triangulate and synthesise data from numerous sources to produce robust, credible outputs, along with the expertise to make a robust assessment of additionality. 
Project plan/ programme of work

27. The Contractor will provide a clear project plan in support of their programme of work and including the following:
a. A timeline of activities;

b. Proposed research methods and the type of data that will be collected;

c. Details of necessary sample sizes, sample selection and recruitment strategy, expected response rates (and how these will be maximised), and plans for analysis. 

d. Specific examples of questions that will be put to beneficiaries to get at the necessary information.   

e. Details of how the research will be project managed and quality assured, (including who will be accountable for reviewing outputs before they are submitted to DCLG).

f. A risk register.

28. This project plan should be accompanied by a breakdown of the resources in person days allocated to each task, identifying the contribution of key team members (resource profile). 
29. The table below sets out the key dates involved in the overall project timetable. Dates are subject to slight alteration but the Contractor has proposed how they will fulfil the detailed programme of work. 
	Milestone
	Description
	Timeframe

	1
	Contract Awarded
	Jun 2017

	2
	Inception meeting
	Jun 2017

	3
	Interim results
	Early Aug 2017

	4
	Final findings 
	Late Aug 2017

	5
	Final report
	To be agreed before end Oct 2017


30. There are sensitivities due to the upcoming general election on June 8th 2017. This research project is requested by the Department of Communities and Local Government to assess the performance of one of our current programmes, and it is important that in dealing with the public there is no misunderstanding in the period up to the election. The Contractor is asked to take this into consideration, particularly when planning and conducting interviews with individuals.
Contract management arrangements
31. The Contractor is required to have a named designated project manager who will be personally responsible and accountable for the overall project as well as the project officer who will have day to day responsibility.
32. The Contractor should make arrangements with appropriate 
sub-contractors or partners if their own team does not include staff with the full range of skills, experience and knowledge required to undertake the study. Full details of any proposed partners or sub-contractors should be provided to the DCLG Contract Manager.
33. Day to day liaison with the Contractor will be managed by a contract manager in the Help to Buy Policy Team with specialist analysis support from the Housing and Planning Analysis Division.  The DCLG contract manager will expect regular and accessible contact and consultation with the project officer. 
34. The evaluation will be overseen by the existing Help to Buy Project Board. The Contract should expect to present to the project board up to three times during the course of the evaluation, as agreed during the planning stage. 
Data security and storage 
35. The Contractor will ensure that personal data of buyers will be transferred and stored securely, noting the requirements set out in Appendix B. 
Standards and Ethics

36. The responsibility for the ethical conduct of the research lies solely with the Contractor.  The Contractor will set out any potential ethical issues presented by this evaluation and what appropriate arrangements for ethical scrutiny will be in place to ensure the day-to-day management of these risks.  This includes putting in place adequate data protection procedures in relation to data security, transfer and sharing and confidentiality procedures.
37. The commissioning and management of the research should be carried out in accordance with the Government Social Research ethics. The checklist can be found at: http://www.civilservice.gov.uk/wp-content/uploads/2011/09/gsr_ethics_checklist_tcm6-7326.pdf
 Appendix A - DCLG Publication Template/Style Guide

Text layout
Chapter 1 (Arial 28pt) (Chapter number)
2 spaces
(Chapter title)
Introduction (Arial 24pt bold)
2 spaces
The policy context (Arial 18pt)
(level 1 header)
1 space
1.1
Local authorities’ obligation to prevent as well as respond to homelessness is longstanding, both in law and in good practice. Ever since the Housing (Homeless Persons) Act 1977, authorities have been legally required to assist people threatened with homelessness (and classed as ‘in priority need’) by taking reasonable steps to prevent them from losing: (Arial 12pt – this must be the minimum font size used for all body text)
•
existing accommodation

•
existing accommodation

•
existing accommodation

(level 2 header)
The effectiveness of homelessness prevention (13pt bld)
1 space
1.1
Local authorities’ obligation to prevent as well as respond to homelessness is longstanding, both in law and in good practice. Ever since the Housing (Homeless Persons) Act 1977, authorities have been legally required to assist people threatened with homelessness (and classed as ‘in priority need’) by taking reasonable steps to prevent them from losing:

HOMELESSNESS (11pt bld)
(level 3 header) Local authorities’ obligation to prevent as well as respond to homelessness is longstanding, both in law and in good practice. Ever since the Housing (Homeless Persons) Act 1977, authorities have been legally required to assist people threatened with homelessness (and classed as ‘in priority need’) by taking reasonable steps to prevent them from losing:
Homeless (12pt italic)
(level 4 header)
Appendix B – Personal data security requirements 
The evaluation will require the acquisition, transfer and analysis of personal data on buyers. This data must be kept in accordance with the Data Protection Act and tenderers should provide evidence that the have the appropriate processes in place to ensure compliance with the Act. Tenders should include the necessary assurances that all such data can and will be securely processed and stored and include a clear technical explanation of how your organisation’s systems meet the necessary security standards.

Tenders should state whether they have ISO2701 certification, or plan to achieve it, and if so provide evidence or the date by which certification will be achieved.

Tenders should also state whether they have Cyber Essentials certification, or plan to achieve it, and if so provide evidence or the date by which certification will be achieved. For further information on Cyber Essentials certification, please see: https://www.gov.uk/government/publications/cyber-essentials-scheme-overview
The data required for the evaluation are classified as OFFICIAL but will contain sensitive personal data. Please refer to the Cabinet Office Security Policy Framework for more information on the classification: https://www.gov.uk/government/uploads/system/uploads/attachment_data/file/251480/Government-Security-Classifications-April-2014.pdf
All costs must include the processing and storage of data to the required security level.
Page 1 of 11

[image: image1.jpg]