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1 
Invitation to Submit Sealed Offers
1.1
Introduction 

1.1.1
Sandwell Metropolitan Borough Council are offering a significant opportunity for a developer to participate in the regeneration of the Harvills Hawthorn residential estate within West Bromwich, forming part of an existing regeneration strategy through a Housing PFI initiative known as Hawthorn Fields.

The redevelopment of those sites outlined within this brief will substantially complete the regeneration of Hawthorn Fields through the provision of additional quality residential development and will contribute towards the provision of an attractive, safe and accessible living environment, make a positive contribution to the visual amenity of the area, raise local living aspirations, integrate with the surroundings and will be sufficiently flexible to respond to future changes in lifestyle and demography.

Bidders should read this Invitation to Submit Sealed Offers (and its annexures) and all documents attached or scheduled to it carefully, and ensure that their offer complies,  with the Instructions at Annex 1. 

1.1.2
The Wider Project Overview 
The Hawthorn Fields project is a 25-year Private Finance Initiative (PFI) partnership between The Metropolitan Borough Council of Sandwell and Riverside Housing, which will see over £200 million spent to revitalise two residential estates in Sandwell – Harvills Hawthorn and Millfields.

The main focus of the project over the first five years commencing from April 2006 is the modernisation of Sandwell Council homes across the area by Riverside Housing, through building contractors Mansell Construction, to improve the quality of life for tenants.  This is being achieved through a mixture of ‘traditional’ refurbishment work to over 900 existing homes, and the demolition of over 130 properties which are to be rebuilt or replaced with brand new Council homes.

Over 60 million will be spent over the first five years.  An important feature of the regeneration programme is that most tenants whose homes are being rebuilt or refurbished are able to move back to the same address after completion of the works.

The Project is also broadening the housing choice within the communities to improve the long-term sustainability of the area.  

Lovells Construction are currently concluding the construction of Private Housing on Meyrick Road, and have provided circa. 100 homes for sale within their scheme which has been branded as Lovell Grange.  Additional residential development sites are identified within the area which are likely to come forward within the next 2-3 years, however for various reasons, they cannot form part of this current marketing package.
Sandwell MBC share a belief that the Hawthorn Fields Project should do more than just improve the quality of housing and management of the estates.  Councillor Mahboob Hussain strongly believes and has stated “We know that all people aspire to living not just in decent homes but in decent communities, bound together by shared values, supported by sense of neighbourhood, inspired by high quality design. This vision is an exciting vision. It is our shared vision. And one that together we must deliver”.

1.1.3 The Development Opportunity 
The sites comprise a number of separate parcels of land, extending to a total of circa. 6.32 hectares (15.61 acres), with individual site sizes ranging between 0.03 hectares (0.08 acres) and 0.97 hectares (2.40 acres).  All sites are situated within the Harvills Hawthorn estate and loosely arranged into a number of clusters.  The sites are all identified shown outlined in red  and shaded either green or yellow on Drawing No. CPD/14780/31 contained in Annex 6.

The vast majority of the sites will have been formed through the clearance of former defective (Smiths) Council Housing stock.


There is however a site that will be transferred with buildings in situ, this being the site of the former Hill Top Resource Centre on the corner of New Street and Peters Street (site ref: M).
A schedule of the sites is contained in Annex 6.
It is anticipated that the sites have a total capacity of circa 254 residential units.

Some of the sites already have the benefit of detailed planning consent, DC04/43218 and DC04/43259 refer.  A copy of these Applications and consents are included in Annex 7.  A Planning Statement has also been prepared which relates to all those development sites included within this sealed offer exercise, a copy of which is also included within Annex 5. 

The successful developer will not be contractually obliged to deliver the scheme in accordance with planning consents already obtained but any proposed scheme should be in compliance with the Planning Statement 

1.1.4 Summary of key development requirements 
a. Affordable Housing Units

In order to meet the PFI Projects decant and re-housing programme which will release sites for development, the developer must complete and transfer to a Registered Social Landlord, a total of 17 dwelling units for social rented purposes prior to the end of March 2010.  The Council will have first nomination rights in respect of these social rental units.  Compliance with this obligation will satisfy the Council’s Affordable Housing Policy in respect of all of the sites included within this development package.

It should be noted that whilst the above is the minimum requirement for the provision of affordable housing, there is no maximum level of affordable housing set.

It is noted that the provision of 17 social rented units out of a total site capacity of circa. 254 units comprises a 6.7% affordable housing requirement.  Sandwell MBC policy generally requires 25% affordable housing within any scheme in excess of 15 units or for sites exceeding 1 hectare.

b. Financial Requirements

The Council has an obligation to make additional financial contributions into the PFI Hawthorn Fields PFI project.  The developer will therefore be required to provide the following minimum financial sums as part of the Offer:-

· £1.1 million prior to 31st March 2009

· £4.1 million prior to 31st March 2010
The Council considers that the sites included within this package have an overall value well in excess of these minimum payments despite the present market conditions, hence bidders are requested to provide individual site values which will form the transfer price for each individual site (see Annex 9 – Offer Schedule). In order to assist the developers funding arrangements, any additional payments over the minimum sums outlined above can be deferred until either the sale of the final unit within any individual site or 24 months subsequent to transfer, whichever the earlier.

In addition to the above, the Council will expect overage payments to be made based upon a percentage increase in the market value of the completed units within any site. Overage will be payable upon the sale of the final unit within any individual site or a longstop date subsequent to transfer, whichever the earlier.

c. Demolition

All bar one of the sites will be transferred with any existing structures demolished and cleared away in accordance with the specifications attached at Annex 8.

Only site M will be transferred with any existing buildings in situ. In this regard the developer will be required to demolish and clear away the structures on site within the period of 3 months from transfer. A plan of the main structures on site, together with a type III asbestos survey and update, is attached at Annex 8.
1.1.5 Contractual Structure 
The Authority seeks to select a single Developer or consortium of developers to acquire the sites and deliver the Development.
The key elements of the proposed Contract for Sale are as follows:
a. 
Phased Transfer - The sites will be released on a phased basis which will be determined by the demolition and clearance programme. Whilst some of the sites are presently cleared and available for redevelopment as at the commencement of the contract, others will not be available until (at the latest) April 2011. 
b. 
Minimum Financial Payments – The sum of £1.1 million must be paid by 31st March 2009 and an additional £4.1 million must be paid by 31st March 2010, regardless of the land drawdown programme. 
c. 
Purchase Price – Any additional purchase price will be payable on a deferred basis. 
d. 
Overage Provisions – These will form part of the transfer price and shall be payable upon the sale of the final unit on any single site or a longstop date (whichever the earlier). 
e. 
Demolition Works – All but one of the sites will be transferred and cleared with vacant possession. The exception (site M) includes the former Hill Top Resource Centre which the developer will be required to demolish within 3 months of the site transfer. 
f. 
Affordable Housing Requirement – The developer is to construct 17 Social Rented units prior to the 31st March 2010. The Council will retain full nomination rights in respect of the provided units.
The selected developer will be required to enter into a contract for the transfer of the sites which will be substantially in the form as attached at Annex 4.
1.2
Programme Details 
The Authority is keen to see the development of the sites progress and be completed as soon as possible.

Due to the ongoing progress of site clearance, re-housing and decant process within the Hawthorn Fields Housing PFI main project, whilst some of the sites (identified coloured green on the plan in Annex 6) are presently cleared and available for redevelopment, others will not be available until (at the latest) April 2011 (identified coloured yellow on the plan in Annex 6); subsequent to completion of the refurbishment and rebuild phase of the PFI project. 

The identified sites will be transferred to the developer in accordance with the sales contract upon completion of the demolition and clearance to be undertaken.

The schedule of sites incorporated within Annex 6 indicates the latest date upon which the various sites should be available for redevelopment.
The site of the former Hill Top Resource Centre must be demolished and cleared within 3 months of the date of transfer.
Completion of the clearance programme will be dependent upon the provision of 17 social rented housing units.  These must be constructed by the developer and retained/transferred to Registered Social Landlords with the Council retaining full nomination rights.

The 17 social rented units mentioned above will form the total affordable housing requirement identified for all those sites included in Annex 6.  It is expected that these units will be constructed on Site Refs: L & M.  The completed units must be transferred to a Registered Social Landlord by March 2010. There will be a restriction on the transfer of later phase site transfers until these units have been provided.

Further details as to the affordable housing requirement attributed to the sites is detailed within the Affordable Housing brief in Annex 5.

1.3
Award of Sales Contract 

1.3.1
A developer shall be selected in accordance with the Evaluation Criteria set out in Annex 3. 

1.3.2
The Sales Contract to be entered into as a result of this marketing exercise will be in the form set out at Annex 4 subject only to changes necessary to incorporate the successful developers proposals. 

1.4
Information provided to Bidders
1.4.1
The Authority has made every effort to ensure the completeness and accuracy of information provided to Bidders but does not warrant any such information. Bidders will be deemed to have satisfied themselves as to the accuracy and completeness of such information before submitting their Offers  

1.4.2
Bidders have been supplied at Annex 4 with title information relating to the Sites, including the information relating to the title that would be provided by the Authority if a full title investigation were carried out.  The Authority does not warrant this information.  It is envisaged that the successful Bidders will carry out its own title investigation between being selected and signing the Contract.  The Authority will at that point confirm in writing and update where necessary the replies to preliminary enquiries already provided.  

1.4.3
Site condition information is at Annex 8. The successful developer will be able to carry out its own investigation prior to entering into the Agreement, through prior arrangement with the Authority.  

1.5
Information and Resources 

Developers considering the submission of an offer are recommended to check that there is no amendment or further information available in respect of the sites or process within the final 7 days prior to the closing date for submission of offers. Whilst the Authority has attempted to make all information which it considers appropriate to the submission of offers available at the outset of the marketing of the site in November 2008, it reserves the right to update this information throughout the process.

Any amendments or additional information will be highlighted within the marketing information on the Thomas Lister website.

2 
Content of submissions 
Sealed Offers must be made in accordance with the Instructions set out at Annex 1 of this brief and in the form set out at Annex 2. Bidders full submissions in respect of sections 2.1, 2.2 and 2.4 should be a maximum of 30 pages.  Bidders are required to provide the following:  

2.1
Project Team 
2.1.1
Bidders must provide a summary of their proposed approach to delivery of the Development including: 

a 
Composition of team, whether in-house or external including Architect/Urban Designer and Landscape Consultant and any other consultants, identifying the role of each company, 

b 
Short illustrated statement of the proposed team's track record in delivering mixed tenure residential neighbourhoods and high quality urban places (no more than 2 projects under each heading).  Illustrations should demonstrate the specific qualities of each project relevant to the above headings, 

c
Key personnel who will be involved in the Development with a short biography of no more than 150 words for each. 

d 
The basis of involvement and proposed role for key personnel, and 

e 
Their proposals to manage the development of the programme. 

2.1.2
Bidders must confirm that their proposed design team will be  retained and used until planning permission is secured for each of the sites. 


(maximum of  4 pages of submissions in response to this section 2.1) 

2.2
Design & Sustainability Proposals 

2.2.1
Design quality is important to the Authority and the Developer will be expected to work closely with the Director of Planning and Transportation (DPT) in the development of design.  Bidders should provide a summary of their proposed approach to design development and to liaison with the Authority. 

2.2.2 Bidders must provide  five copies of the following: 

· Site layout plan showing all routes, buildings and spaces.   

· Plan and schedule of accommodation, identifying unit numbers, mix, types and tenure 

· Typical dimensioned layouts for each of the proposed house types.   

2.2.3 Bidders must explain their methodology for selecting the housing styles and types they propose on the scheme and how these consider the long term economic potential for the residents of the scheme and community. 
2.2.4 Bidders must provide their proposals for: 


a 
ensuring tenure blind development mixed throughout the scheme  


b 
achieving Secured by Design recognition  


c 
compliance with Considerate Constructor schemes. 

2.2.5
Bidders must confirm acceptance of the Authority's strategy for the provision of training and employment places. 

2.3
Financial Offer 
The Authority is seeking the most advantageous offer for the Development and bidders are invited to submit financial offers for the Sites. The programming of the works and payments is important to the Authority. The Authority will want to share in any increase in values and is seeking an overage provision based upon a proportion of any increase in sale values achieved against those anticipated at the time of submitting the offer (see Annex 9).
To comply with the Authority's procurement procedures and financial regulations bidders will be required to complete a Form of Sealed Offer set out in Annex 2 based upon the bidders submitted design proposals. 

In addition to the Sealed Offer Form, bidders will be required to complete the Pricing Schedule set out at Annex 9 in order to provide the following supporting information. 

a 
A detailed target programme of key events and a schedule of anticipated phased completions and breakdown of payments that comprise the overall offer. 

b 
A schedule of units, types, sizes and values, broken down into construction phases. 

Bidders should note that regardless of proposed phasing, the following sums must have been received by the Council within the required timescales.

	Latest Date for Payment
	Minimum Payment Required

	31st March 2009
	£1,100,000

	31st March 2010
	£4,100,000


2.4 
The Contract for Sale 
As set out at section 1.3 the Contract for Sale will only be subject to clarification and changes necessary to accommodate the successful bidders submissions.  Bidders are required to confirm their acceptance of the form of Sales Contract set out at Annex 4 and are invited to propose any minor amendments which they consider to be of benefit to the Authority. Any such amendments must be produced in the form of a marked up copy of the Sales Contract.  

3 
Evaluation 
3.1
Sealed Offers 
The Authority will evaluate the bids received to establish those which are most economically advantageous to the Authority in terms of the criteria set out at Annex 3. That assessment will be made on the basis of Bidders’ responses to the sealed offer documentation and their responses at interview (if required) (see 3.2 below). 

3.2
Interviews 
3.2.1
Following their preliminary evaluation of sealed offers, the Authority may invite bidders which have submitted a compliant bid to interview.  

3.2.2
The interviews will be an opportunity for the Authority to clarify and/or amplify the submission and for the Authority to ask further questions relevant to the evaluation criteria set out at Annex 3. 

3.2.3
It is envisaged that if invited for interview, interviewees will be required to make a brief presentation lasting no more than twenty (20) minutes and then answer questions.  

4 
Procurement Programme 
The envisaged programme for the selection of the Developer is as follows:

Issue of Invitation to Submit a Sealed Offer: 
November 2008 

Deadline for Sealed Offer Return:

 
Noon Friday 9th January 2009
Interviews (if required): 


January 2009
Selection of a Developer by:  


end January 2009
Contract for Sale to be completed:

prior to end of March 2009.

The above timetable is indicative only and subject to variation by the Authority. 
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