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1.0 Vision

11

1.2

13

1.4

The Council has acquired the land and property comprising the Old Gaol complex over a number of years
and is seeking a development partner to bring forward a scheme worthy of this highly significant site.

The site is a prominent gateway to, and integral part, ¢fie oldest parts of Abingdon with a high visual
impact, especially from the river Thames. It holds a special place in the affections of local residents.

The Council is seeking a scheme that will achieve a quality development on this town centre site. The develop
ment must be of a sufficiently high calibre to satisfy the Council, both as land owner and planning authority

Any scheme must therefore:

. make a positive contribution to the visual amenity of the area;

. make a major contribution to the vibrancy of the town centre both for local people and for visitors;

. encourage controlled (commercial) access by the general public through the courtyard and
ground floor of the Old Gaol to the riverside garden;

. make the best use of its waterside location and the historic buildings on the site;

. demonstrate good value for money in terms of the capital receipt receivable, general use of a

prime riverside location and, should housing be provided on the Old Gaol site, affordable hous
ing provision in accordance with the requirements of thechl Plan.

2.0 Historic Buildings

There are two listed buildings on the site:

The Old Gaol (Grade Il listed building)

2.1

From the 1970s until 2002 the Old Gaol was Abingdon's public leisure centre. It closed with the opening

of a new purpose built and significantly larger facilitiocated on the other side of Abbey Meadowhe his

toric Old Gaol itself was completed in 1811 by Napoleonic prisoners of wéir housed all prisoners for the
County of Berkshire for 50 years and has the distinction of being the first British example of a gaol built with
wings extending from a central core. It also housed the County Court. As such it is of considerable historic
interest. The site fronts onto the Thames at the point where the Medieval bridge crosses the river on the
main approach to the town. The Gaol presents an imposing spectacle from this direction, but because of
the town's topography and the surrounding buildings fronting Bridge Street, it is not visible from any part of
the town other than its own courtyard.

Abingdon County Police Station (Grade Il listed building)

2.2

2.3

Abingdon County Blice Station was built in 1856 as a purpose built police station to serve one of nine dis
tricts in the then recently formed Berkshire County police force. The building was extended in the 1890s and
remained in operational use until 1999.

The cells, which are of special significance, are one of the most interesting features and are accessed
through a set of doors: the first timbethe second a heavy wrought iron security gate.

This document should be read in conjunction with the Old Gaol, Abingdon Planning Brief a
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Developer Selection

The selection of the preferred developer will take place in two stages as set out in Appendix A. Delivery of
a quality development to meet the key criteria is essentiay Kriteria are set out in Appendix B of this brief
Secondary criteria will include those aspirations of the Council as stated in this.Eiedluation of submis

sions will take place in two stages. Compliance with the first stage is essential to progress onto the final
stage.

Secondary criteria will be used as appropriate in the selection process and will include those (non-manda
tory) aspirations of the Council as stated in this brief

The evaluation process and criteria are set out in Appendix G of this bfiéfe preferred developer will be
appointed subject to complete compliance with the submission process.

The Site

The Old Gaol site is situated on the banks of the river Thames immediately next to the Abingdon Bridge and
lies within the town centre conservation areaoRting principally onto Bridge Street, the development site
is approximately 0.5 of a hectare in size and includes the following properties:

. The Old Gaol

. 1 & 2 Bridge View

. 25 Bridge Street

. 27 Bridge Street

. 4 Turnagain lane

. The Old Plice Station

The site is more specifically edged in red on the attached planeféRence Plan A and Al). Nags Head
Island is also within the ownership of the Council but is the subject of a lease and forms no part of the dis
posal. The Island is shown edged in blue on Plan A 3

Key Development Objectives
The primary aim of the development is to put back into beneficial use a number of properties which are cur

rently either vacant or not being used to their full potentiab achieve this, the Council is seeking a devel
opment that:

. ensures that the site is dealt with in a comprehensive andardinated manner;

. enhances the character and appearance of the conservation area and exploits the sites potential
overlooking the River Thames;

. helps to regenerate and improve the vitality of this part of Abingdon town centre;

. allows for controlled public access to the site, particularly from the courtyard through the ground
floor of the Old Gaol building to the River Thames frontage garden;

This document should be read in conjunction with the Old Gaol, Abingdon Planning Brief a
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6.0

6.1
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6.3

6.4

6.5

6.6

. balances local architectural traditions and the current context with the need to achieve a sus
tainable development.

. restores and refurbishes the Old Gaol and the formeollee Station.

The Council is seeking a quality development that enhances the area, allows controlled public access
through the courtyard and OIld Gaol building to the riverside garden and which maximises the capital
receipt on the sale of the site. The Council is likely to seek a guarantee, as a matter of contract, to retain
such controlled public access in perpetuity

Any proposal including residential units must include affordable housing in accordance with doallPlan.
The Council has a second site which it would be willing to include at the request of potential developers and
this is described in section 6.

Affordable Housing and the Harcourt Way site

Due regard should be paid to the relevant planning threshold (15 or more units) at which affordable hous
ing provision is required.

Any proposal which includes residential development must include provision of affordable housing in-accor
dance with the Council'sdcal Plan. The Council has a second site known as HarcouryWvhich it would

be willing to include in the overall scheme at the request of potential developers. The Harcoast $ie is
capable of residential development in its own right and the Council believes that this site would be suitable
for the provision of affordable housing which could offset or contribute to any requirement for the Old Gaol
site.

The Harcourt Wy site is situated in North Abingdon and adjoins BoxhilaW. The site is a former tree nurs
ery and measures approximately 0.19 hectares. The site is more fully identifiededer@nce Plan A4.

No determination has been made as regards the type of low cost housing to be provided. The numbers will
be dependant upon the type of scheme envisaged. It is envisaged that Harcoast ¥duld accommodate
not less than 14 units.

The Council may seek to provide emergency housing accommodation, which also qualifies as low cost
housing for the purposes of theocal Plan, to be built upon Harcourt \&Wy and vested in the Council. No
formal decision has been taken on this matteGuidance will be given at the commencement of the Stage

2 process.

Should the Council determine to proceed with providing emergeniegusing on the Harcourt \dy site, the
detailed standard and specification to which the units would be required to be constructed will be released
at the start of Stage 2.

This document should be read in conjunction with the Old Gaol, Abingdon Planning Brief a
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Planning Status

Given the diversity of building types, designs, materials, and their general alignment and configuration, the
Council considers that the Old Gaol site would be most suitable for a high quality and prestigious mixed
use development. It is possible that this could include retail/commercial uses, hotel, restaurant and residen
tial. The Planning Brief sets out the possibilities more completely

Both the Old Gaol and Old Pvlice Station are listed Grade Il. The Council's policy framework in respect
of conservation is set out under the relevant section of the Planning Bridbwever the Council, as
landowner might be willing to consider the demolition of the OlddHce Station, subject to the consent of
the Development Control Committee and the Secretary of State.

Should some form of residential development be considered, developers might wish to consider the-contri
bution that the Harcourt Vily site could make to the development in terms of affordable housing

A detailed Planning Brief is available and should serve as an aid and guide to the development process.
This brief also identifies any planning gain (Section 106) requirements. Any provision of affordable housing
will be met by way of a Section 106 agreement in the Council's capacity as planning authority

Legal Issues

The Council envisages a freehold disposal, subject to such rights as exist. It may consider alternative mech
anisms suggested by developers to achieve its development goals (for example the grant of a long lease).

It is envisaged that the Council would retain title to the site until such substantive precondition(s) which will
form part of the development agreement has been fully complied with. The main precondition envisaged at
this point relates to a satisfactory Planningrfission being achieved.

Availability of Services

All statutory services, which include gas, watectricity foul and surface water drainage, and telecomrau
nications are available. The developer must make his own enquiries directly with the Statutory Undertakers
to ascertain precise connection points, capacity and sufficiency for any development envisaged. Where
information has been obtained relating to such services then this is included in Appendix F

This document should be read in conjunction with the Old Gaol, Abingdon Planning Brief a
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Selection Procedure

The closing date for submissions under Stage 1 is noon, 25th May 2007.
Only Stage | Submissions are required by this date.

The submissions will be evaluated in two stages:

Stage 1
All submissions must meet the essential criteria as specified in Appendix B

The first stage of the process will require a submission of:

e block plans to a scale of 1:500;

« elevation drawings at a scale of 1:100;

« site layout drawings at a scale of 1:500;

* astatement as to how the affordable housing provision will be met, if applicable, together with accom
panying block plans, elevations and the standard to which the units would be built. In particatten
tion should be drawn as to how the Harcourt &/ Site will be utilised (if at all);

« an outline of the principles (but not detail) of the design and access statement that would be submitted
as part of a planning application;

e a proposal indicating how the required controlled public/commercial access to the garden area of the
Old Gaol which fronts onto the river will be achieved, together with associated plans/drawings. These
must be sufficiently detailed so as to determine the precise nature of the arrangements;

* a short statement as to how the site will be managed and operated in the future;

« all Stage 1 submissions must demonstrate how both key and secondary criteria will be met.;

e expressions of interest pitender questionnaire;

Stage 2

Only submissions having met the essential criteria in full for Stage 1 will be considered for entrance into Stage 2.
Secondary criteria will also be used for short listing into Stage 2. The evaluation criteria are set out in Appendix G
N.B. It is not expected that a written offer be received stating the amount bid as part of the Stage | process.

All Stage 2 submissions must contain an unconditional offer price for the site, subject only to planning permission
being obtained. Any offers conditional in any other respect will not be considered. All offers must be broken down
into two parts:

Part A - The Unrestricted offer price exclusive of ardTVThat is the value attributable to the site without taking into
account the reservation of controlled public access rights to the river garden frontage through the courtyard
and ground floor of the Old Gaol building and such other reductions in value which flow from a condi
tion imposed by this Council in a non statutory capacity

Part B - The restricted offer price exclusive of an§TVThis must depict any deductions in value attributable to eon
ditions imposed by this Council in a nostatutory capacity Where the Harcourt Vily site is to be used for
low cost housing purposes, then any offer must take into consideration the cost of providing those units to
a standard and condition acceptable to this Council. The restricted offer price must therefore include any
costs attributable to this element of any proposal as a separately identifiable figure.

This document should be read in conjunction with the Old Gaol, Abingdon Planning Brief a
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The Council, as part of this process, reserves the right not to accept any bid for the development site in question.

Submissions should be made in the official return envelope, available from Andrew Morgdn 01235 540 542
or e-malil

andrew.morgan@whitehorsedc.gov.uk

Submissions should be marked for the attention of:

Steven Bishop Strategic Director,
Vale of White Horse District Council,
Abbey House,

Abbey Road,

Abingdon,

Oxfordshire,

0OX14 3JE.

All submissions must be submitted in thenter envelope provided. No late submissions will be accepted under
any circumstances. No submission will be accepted if incomplete or the requirements of the submission have not
been met. All submission documents must be submitted in hard copy and accompanied by a CD ROM copy of the
submission in its entiretydo submission will be accepted if the envelope which contains it has been marked in any
way indicating the name of the company or individual who has submitted it.

No Stage 1 submission should contain valuation information relating to the Stage 2 process.

The closing date for submissions is Noon 25th May 2007

This document should be read in conjunction with the Old Gaol, Abingdon Planning Brief a
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KEY SELECTION CRITERIA
Information to be supplied under Stage | of the Submission Process.
Schedule A - The Developers Proposals

A coloured layout plan at a scale of 1:500 of the whole site depicting the proposal in its entir€he plan must
identify:

. treatment of public access including paths, amenity land and other features;

. how both private and public open space will be treated and hoiivappropriate, the two will
inter relate;

. how it is proposed to address the issue of mooring rights, including the use of existing features
and the possible creation of additional landing stage(s);

. the various uses to which it is proposed that the site be put;

. the location of any affordable housing;

. how if at all, the Harcourt Wy Site will contribute to affordable housing provision to meetl&/

requirements, as specified. In particuldhe numbers and general standard to which the units
will be built.

A statement should be made identifying how many private and affordable housing units it is intended to construct,
together with how such affordable units will be dealt with in terms of future management. In particular how many
low cost units will be located on each site.

A statement as to how the site will be managed in the future.

All different uses must be separately indicated so as to be readily identifiable.

Elevation drawings to a scale of 1:100 depicting key perspectives of the proposed development should be provided.
Detail how boundary walls will be treated, including the identification of materials to be used.

Schedule B - Additional Information
FHnancial information detailing:

I.  the developer's status and financial position including company details, financial statements, and
banking facilities available;

Il.  details of the developer's professional team who will be actively involved in the development including
gualifications and experience;

Ill. details of the developer's involvement in similar schemes over the last five years;

IV the developer's health and safety record and policies;

V. the developer's record on race relations and disability discrimination;

VI. other relevant policies including 1ISO accreditation.

A clear statement should be made as regards the strategy for funding the development which should include an
indicative phasing of any work to coincide with any statutory permissions which will be required.

This document should be read in conjunction with the Old Gaol, Abingdon Planning Brief a
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The Planning Brief
Compliance with the planning brief must address two elements:

Statutory Requirements - Meeting these objectives is mandatofgailure to meet key statutory planning require
ments will result in the submission not meeting criteria to cross the threshold into Stage 2.

Non Statutory Requirements - these are identified as aspirations of the Council. Howewis Council may

wish to take a view on elements of the scheme which are not a statutory planning requirement. The Council may
not be prepared to implement elements of a scheme which incurs costs which are excessive in proportion to the
benefits brought to the general public. As a consequence, the Council has asked specific elements of these aspi
rations to be separately valued and identified as part of the Stage 2 document.

This document should be read in conjunction with the Old Gaol, Abingdon Planning Brief a
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The Valuation Brief

What you must do under Stage 1
You must provide an indication of where your scheme would fall in the possibilities set out below

1. The scheme proposed would produce a positive capital receipt for the Council.
2. The scheme proposed would be cost neutral and neither produce a surplus nor a loss.
3. The scheme proposed would require financial assistance from the Council.

What will be required under Stage 2.

As part of the Stage 2 process it is imperative that the developer submits one unconditional offer (save only to
obtaining satisfactory planning permission) and an ability for a second unconditional offer to be calculated, if this
is required. These shall be called Offer A and Offer B

Offer A

The Unrestricted Mue of the land must show what amount is to be offered without any deductions for the Old Gaol
site. This offer must be inclusive, if applicable, of any requirement to construct for the Council the low cost hous
ing units at Harcourt Vely. This offer assumes that no restrictions are imposed by the District Council acting in its
capacity as landownerThese restrictions are specifically identified as relating to the provision of public access in
the manner outlined in the development brigfublic access as a result of a statutory planning requirement does
not fall within the definition of a restriction upon value and no value need be separately shown for this eventuality

The Unrestricted Offer

Total Unrestricted offer for the Old Gaol Site £

Offer B

The Restricted ¥lue of the land: This must show what deductions should be made from the Unrestricted Offer in
the event of this Council deciding to implement any of the self imposed restrictions such as providbig Pccess
arrangements to a substantial portion of the Old Gaol garden fronting onto the River Thames via the main Old
Gaol building.

The Restricted Offer

Total Unrestricted Offer £

Decrease in Capital ¥lue attributable
to Rublic Access, if applicable £

Decrease in Capital ¥lue due to
other non statutory reasons £

Total Restricted Offer

In the event of the developer considering that residential development of a number that would trigger a require
ment to meet District Council planning requirements is to form a portion of the proposal, then the Council may
allow that provision be made on the Harcourt &y site as outlined in the brief

This document should be read in conjunction with the Old Gaol, Abingdon Planning Brief a
VALE OF WHITE HORSE DISTRICT COUNCIL



The cost of providing affordable housing is as a direct consequence of the Council acting in its statutory planning

capacity As a consequence, the Council wishes to ascertain the cost of procuring emergency housing (which counts
as low cost housing for the purposes of meeting statutory planning requirements) by such a method. In order to do
this the developer is requested to identify the total cost net AT bf delivering such units in the box below

Cost of constructing low cost housing £
units on Harcourt Wy if applicable.

In the event of the Council deciding to implement both or any one of the restrictions then the
calculation to determine the Restricted Offer (Offer B) will be as follows:

Total Unrestricted OfferLess reductions in value attributable to the provision ofiBlic Access or such other non
statutory requiremenEquals the Dtal Restricted Offer The Btal Restricted Offer will be the sum that is bid for the
site.

Where neither of the restrictions are included within the scheme then no deduction should be made and the offer
will be the Unconditional Offer

It will be an option open to the Council to require that no less than 14 affordable housing units be constructed on
the Harcourt Wy site as part of the overall allocation attributable to the Old Gaol. All units, which will be used for
emergency accommodation, will count against the agreed allocation for the Old Gaol site. As Harcouaty ¢
expected to be used solely for affordable housimap further allowance for affordable housing need be made for
the Harcourt Wy site. All units must be completed to the required standard and or specification before any-trans
fer of the Old Gaol site will be permitted. When determining the bid price to be made for the Old Gaol site an
allowance must be made for the cost of constructing the units as it will be a condition of sale that the costs of con
struction will be met by the developehny bid price submitted as part of the Stage 2 process must reflect this fact.

Both offers must be made conditional only upon a Satisfactory Planning Permission(s) being
obtained, as defined by the Development Agreement, and survey. No other condition will be
accepted.

Both offers are only to be submitted at the second stage of the process.

The Development Agreement will include overage provisions. The details will be released at
Stage 2.

This document should be read in conjunction with the Old Gaol, Abingdon Planning Brief a
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Maps & CAD Plans

The Council in 2003 commissioned a measured survey to complement condition survey work that was being-under
taken at that time. This work is attached for information purposes. Due regard should be paid to the purpose for
which the measurements were undertaken and the plans drawn. Electronic plans are available for the following:

* A plan showing the location of Abingdon and the respective sites - Plan A1 & A2

« A plan depicting the extent of the site(s) to be conveyed - Plans A3 Old Gaol & A4 Harcoay W
e The Old Gaol - Plan B1

e The Old Plice Station - Plan B2

e 25 Bridge Street - Plan B3

e 27 Bridge Street - Plan B4

» 1&2 Bridge View - Plan B4

e 4 Turnagain lane - Plan B5

This document should be read in conjunction with the Old Gaol, Abingdon Planning Brief a
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Mains Services

Enquiries were made to the utility companies in June 2006 for details of their mains and services in or adjacent to
the site.

Responses were received from:

Southern Gas Networks
Ntl: Telewest

Thames Water

SSE Power Distribution
British Telecom

Copies of their records are enclosed for information onfyhe information shown is given without any obligation or
warranty The Council will accept no liability of any kind in respect to any error or omission in this information.

This document should be read in conjunction with the Old Gaol, Abingdon Planning Brief a
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Evaluation Process

All submissions will be checked for completeness. Any incomplete submissions not capable of full evaluation will be
discounted. Please ensure therefore that your submission is complete in all respects.

Completion of the pre tender questionnaire is mandatoRyior to consideration of any submission, any individual

or organisation must be able to demonstrate to the complete satisfaction of the Authority both the financial back
ing available and an established track record in delivering large scale developments. Both of these elements will be
initially established by evaluation of the questionnaire.

Should the pre tender questionnaire not be fully completed or the information contained within it be insufficient to
critically evaluate, then the submission will be deemed inadequate and will not progress through the evaluation
process. The pre tender questionnaire is designed to identify the following:

« Experience in delivering redevelopment projects.
« The financial status of the company
« Establish relevant Health and SafeBqual Opportunities records together with relevant policies etc.

Once the questionnaires have been evaluated and found satisfactory the submissions will be evaluated using the
following criteria and weighting:

Criteria Weighting

Compliance with mandatory elements of the 75%
Planning and Marketing Brief

Degree to which secondary objectives are met. 25%

It is envisaged that the Council will be looking at short listing no more than six submissions for progression to Stage
2 of the process.

This document should be read in conjunction with the Old Gaol, Abingdon Planning Brief a
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