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Rochdale Council

INVITATION TO TENDER FOR:
The Appointment of an External Market Operator
CONTRACT REF: 
Chest Reference - DN180242
APPENDIX B
SPECIFICATION

Specification for a Contract Agreement for the Provision of an: External Market Operator
 

Tender Specification for the Implementation, Operation and Management of Rochdale Market
SUPPORTING INFORMATION

1. Introduction
Rochdale Council invites tenders from individuals or organisations interested in the implementation, operation and management of Rochdale Market.  Whilst experience of market management and operation is anticipated, the Council will consider proposals from individuals or organisations with other complementary experience.  Experience should demonstrate initiative and new ways of thinking, together with a successful track record in commercial and town centre regeneration activities.   
2. Background
Rochdale town centre has traditionally benefited from a thriving and successful indoor and outdoor market.  Rochdale was one of the first towns in Lancashire to obtain a Market Charter in 1251 and the Council remains the holder of the Market Charter. 

The market has moved location within the town centre on a number of occasions and in early 2015 it was relocated on a temporary basis to the site of the former Municipal Office adjacent to the newly built Transport Interchange (Metrolink tram, bus station and taxi rank).  The current market is operated by the Council on a temporary basis. 

The current location is only short term pending the start on site of the ‘Rochdale Riverside’ retail and leisure scheme, expected to be on site in early 2017.  Unfortunately the current market fails to live up to the historic Rochdale market-town reputation, and the current market offer and tenant mix is in need of improvement in order to create a high quality and sustainable retailing and catering attraction.  

Rochdale Council is committed to the regeneration and improvement of its town centres. As the primary town centre within the Borough, a £250m programme for the regeneration of Rochdale town centre is being undertaken by the Council (see Appendix 1). This programme includes a recently completed scheme to re-open the River Roch and ambitious proposal for a major new retail and leisure development.

A new market that is managed effectively will help to ensure a vibrant and bustling town centre that attracts visitors and regular shoppers throughout the year, benefiting the town generally.  The Market and the market town status of Rochdale are therefore seen as fundamental to the on-going success of the town.  

In order to ensure the full range of issues and options were considered, a Feasibility Study was commissioned in order to identify the most appropriate location to deliver a step change in terms of the quality and type of market and its potential to thrive over time. The Feasibility Study recommended that the outdoor market be located on The Butts in the heart of the town centre.   

3. The site

Outdoor area

The site chosen for an outdoor market is on an area known as The Butts, a large recently repaved area (around 0.15 hectare) adjacent to the newly opened river Roch in an area of high pedestrian footfall. The area is within by the conservation area and linked to the main Yorkshire street shopping core by a known as The Walk. Immediately to the north of the site is a taxi rank and a small loading area (see Appendix 2)

The site of the outdoor market on The Butts has capacity to accommodate around 30 pop-up (demountable) market stalls.  The Council will meet the cost of purchasing the market stalls. 

Market building

The Council has reached an agreement to purchase a prominent building (the former Santander building at 7 to 11 The Butts) to form a small indoor market hall facility adjacent to the outdoor area for traders along with office, welfare facilities and storage accommodation above.  It is envisaged that the ground floor of the building would be used as a food court or as a market hall for fresh food retailers.   

Constructed in 1930s as a retail premises, the proposed market hall has its main entrance on The Butts, with a further entrance to either side of the building.  There are male and female toilets on the 1st and 2nd floors (see Appendix 3 for floor plans).  

The Council will be responsible for the refurbishment, shopfront, signage and fitting out of this building to a specification to be agreed with the selected operator.   The Council will meet the on-going cost of the full repair and insurance cover of the building (on terms to be agreed).  The operator will be responsible for running costs of the building (utilities bills, business rates, waste management etc.). 

4. Rochdale in context

Rochdale is the major town in the Borough with housing close to the town centre, and a number of major developments already underway. The potential for the town centre is huge, and within the community a revitalised market is seen as a key asset from which the wider regeneration can be supported.      

The aim is to make Rochdale a modern market town, making the most of its heritage whilst supporting local needs and acting as a destination of choice.

Information about the borough:
.

· Rochdale borough covers 62 square miles.

· There is a total population of 212,960.
· There has been an increase in over 75’s and over 80’s between 2001 and 2014 and our older population is growing and is expected to increase by 25% between 2012 and 2024.

· Rochdale Borough has a relatively young population profile, having seen significant growth in 0-4 year olds in the last decade, increasing by 2,000 and now accounting for 7% of the population.

· There are currently over 33,000 children in Rochdale Borough schools and this will grow to over 35,500 in 2019-20.
· We are becoming more ethnically diverse with 21% of the total population from black and ethnic minority populations.

Rochdale benefits from the following strengths:

· Excellent connectivity through road, rail and Metrolink;

· Access to a skilled local workforce;
· A realistic and market-orientated approach to regenerating the town centre, which is starting from the bottom up with a focus on independent retailers, including the innovative and successful town centre business rates scheme; 

· A growing office market in the town centre;
· Strong leadership through Rochdale Council and well engaged partners, including the Town Centre Management Company, retailers, developers and letting agents; 

· A growing education quarter with the Rochdale Sixth Form College opened in 2012 and judged outstanding and Hopwood Hall Further Education College, attracting c.9,000 students to the town centre;
5. Rochdale Market operator – Requirements
The Council is looking to appoint an operator to undertake a range of services to create a successful new market that includes: 
· Day to day management of the market;

· Storage, maintenance, transportation, erection and dismantling of the stalls (the Council will meet the initial cost of purchasing the market stalls); 

· Letting policy and securing pre-lettings

· Recruitment of stall holders

· Allocation of pitches; 

· Setting and collection of pitch fees;
· Collection of fees for electricity consumption;
· Determining and delivering  the most appropriate tenant mix;

· Market and stall holder supervision;

· Supervising stall holder loading and unloading 
· Advertising, branding, marketing and promotion;
· Waste removal and recycling;
· Health and safety; 

· Liaison with key stakeholders; and

· Achieving and monitoring the Key Performance Indicators (KPIs). 

6. The Vision for the Market

Rochdale Market charter dates back to 1290, presenting an opportunity to promote this as a historic asset, with a repositioned focus on high quality regional and local produce as well as themed and specialist markets.

A high new high quality market can make a huge contribution to the vitality of town centre and if planned and managed properly can increase footfall and visitor numbers.. 
A transformed historic market quarter will be at the heart of this future vision for Rochdale. The Butts, the re-opened river and the surrounding streets comprise some of Rochdale’s most attractive buildings at the centre of the conservation area. 

The development of the new Rochdale Riverside leisure and retail scheme in close proximity creates a unique opportunity for the town centre anchored by M&S and Next alongside a new 6 screen cinema operated by Reel. The development will also feature new restaurants and larger shop units. The Council is working in partnership with the developer (Genr8) to bring significant footfall to this area of the town adjacent to the proposed market.
The Council is particularly interested in how it can best work with an operator that shares its vision to make the market area become the heart of the town centre, improving the existing outdoor market operation and attract more people from the town’s catchment area and beyond, with a focus on high quality products and fresh food.

The transformation of the market area itself will be a catalyst for regeneration and economic growth of this part of the town centre. This will not only promote the economic upturn in the surrounding area but will impact across the wider town centre.
Rochdale Market currently operates over 6 days, Monday-Saturday. However, Rochdale Council believes that the market has far more potential than is currently realised and is looking to the new operator to set out proposals for its further use and is raising the quality on offer. This could for instance be over a reduced number of days.  
The current temporary market is reasonably well maintained and there is an existing trader base, with traders operating on a daily licence. 
There is a need to develop a high quality, niche offer. Rochdale market needs to have a unique draw and to make more of the town’s heritage and build on this to identify and develop a unique offer that will set Rochdale apart from competitor locations. 

Rochdale Council are looking for individuals or organisations interested in the establishment, operation, management and development of Rochdale Market who will share a passion for driving the market forward, who will be bold and innovative in its management, operation and development in order to attract more traders and shoppers to the market.  
Promotion and advertising are important areas that need improvement, as is partnership working and effective communication. The market operator will be responsible for raising the market’s profile, its rebranding and the launch of the transformed Market Quarter to make it a high quality shopping destination, being a place with a high quality offer. The Council and its partners will support the market operator in this process and will provide capital expenditure needed to deliver the market stalls and fit out the market hall building.
It is recognised that the market requires a new, refreshed, flexible approach to its operation and the introduction of new initiatives would be encouraged along with the introduction of specialist/themed markets throughout the year that would encourage new traders and shoppers to the market.

7. Objectives
Such proposals should embrace the following objectives, although it should be noted that this list is not exhaustive:
· Rebranding the market with a new marketing strategy.

· Procurement of new portable stalls located on The Butts (adjacent to the re-opened river), funded by the Council.

· Introduction of themed markets (i.e. Farmers market, Vintage and Craft Market, Teenage market, pre-Christmas Evening market and Twilight market and other themed market events).
· Introducing regular non-market entertainment.
· Develop the proposals for the Indoor Market Hall (alongside other stakeholders) with complementary activity (fit our works to be funded by the Council).
· To actively target and encourage new traders to Rochdale.

· To increase the number of traders in Rochdale. 
· To work with schools and colleges to help develop a young vibrant feel to the market. There are currently circa 100 schools in the Rochdale area, and Rochdale Sixth Form College and Hopwood Hall Further Education College are located in the town centre.  

· Rochdale Council is looking for the market operator to grasp the opportunity to grow and develop the market offer in a flexible way that encourages a greater and wider use of the market and its facilities.

8. Price Submission, Liabilities and Contract offer
Whilst the Council will provide the initial capital expenditure that is reasonable and necessary to deliver the market stalls and fit out the small market hall, the Council’s on-going revenue budget for the market is reliant on the income it receives from the current market operation and is looking to secure this position in arrangements going forward. It is expected that the market will be self-financing, with rental income covering on-going revenue. 
It is intended that the market will remain an asset of the Council and as such the Council will be responsible for all capital expenditure.

Bidders will be responsible for all market operations and all operational expenditure in relation to the market function, including premises management. This includes the management and running of the market facilities. The ownership of the buildings will be retained by the Council and it will also retain the market franchise rights.

· All services to be provided by the Bidder shall be provided at the Bidder’s expense. 
· All revenues from the Services shall belong to the Bidder.
· Market charges will be determined by the Bidder in consultation with the Council and market traders. During the term of this Contract, representatives of the Council and the Contractor shall meet at least quarterly to review the charges then in effect.
· On an annual basis for the duration of the agreed contract the Bidder shall make a Minimum Annual Guaranteed payment to the Council based on the current trading position in accordance with the table below and in accordance with ‘open book’ principles.   (Acceptance of this requirement to be made in schedule 3 – pricing).
Amount A - Minimum Annual Guaranteed Payment to the Council 

	Tendered Price Description
	Tendered Payment

	Minimum Annual Guaranteed Payment 

to the Council 
	£10,000 per annum


Bidders should provide a summary of the estimated income/expenditure to demonstrate how this minimum Annual Guaranteed Payment to the Council will be achieved. Bidders will then be scored on the amount they are willing to pay the Council in excess of the fixed amount, reflecting improvements in the overall trading position of the market. (This detail with costings needs to be included in Appendix C – Price Response).
Amount B - Annual Variable Payment to the Council
	Tendered Price Description
	Tendered Payment

	Variable Payment to the Council 
	A % of any net profit over £10,000 per annum


Amount C Capital Cost Expenditure 

Consideration will also be given by the Council to support any capital expenditure associated with any growth plans that bidders may have, for example additional stalls. Therefore, plans for future development should be submitted within the business plan (i.e. quality and price response schedules 3 and 4), outlining investment required by Council and the bidder. 
The Council is looking to award a 10 year contract, with break clauses at years 3, 5 and 7 to allow the market operator to establish a thriving and vibrant market proposition.
9. Staffing 
There is no existing staffing market operation and therefore there will be no need to consider TUPE (Transfer of Undertakings (Protection of Employment) Regulations 1981 (as amended) in relation to the business plan of the successful bidder.  
10. Bidder submission requirements

Tenderers are required to address the following questions in their submission:
1. What is your vision for Rochdale market?

2. Can you describe those aspects of your experience, both direct and indirect, which you consider to be relevant to managing and developing Rochdale Market?
3. What are the key principles which would underpin your approach to the management of the market? 

4. How would you approach the rebranding and promotion of the market?

5. How would you ensure that the quality and presentation of goods was at a consistently high standard?

6. What approach would you take to deliver and maintain the right trader mix?

7. How would you introduce non-market entertainment?

8. What would be you strategy to manage servicing and loading/unloading in order to minimise disruption to other town centre users?  

9. How would you maximise the use of the Indoor Market Hall with complementary activity?

10. How would you maximise usage of the Market building for alternative uses on non-market days?

11. Would you have any intentions to expand the market operations activity and, if so how would you look to do this?

12. What would you propose your Service Level Agreement to be?

13. How would you encourage new traders to Rochdale?

14. What would be your preferred outdoor market layout(s)? 

15. What would be your preferred layout and uses for the three floors of the indoor market building(s)

16. What arrangements would you make for licences or leases for stallholders?

17. Who would your customers be and how would the market appeal to a wide demographic?

18. How would you increase the financial viability of the market?

19. What are your timescales for marketing and attracting stall holders  

20. What are your timescales for the establishment of the outdoor stalls and operation of the market hall?
Tenderers are required to submit an estimate of the first three years trading forecast, setting out the estimated income/expenditure.  The trading forecast should contain sufficient information to demonstrate how the minimum Annual Guaranteed Payment and the Annual Variable Payment to the Council will be achieved. Also within the forecast, it should show an idea of how costs have been estimated and clarity provided as to which party; Rochdale Council or the market operator should meet these costs.
The Council will provide capital investment in relation to work to improve the proposed Market hall (Santander building) and surrounding public realm, and will meet the cost of purchasing the market stalls. Consideration will also be given by the Council to support any capital expenditure associated with any growth plans that bidders may have, for example additional stalls. Therefore, plans for future development should be submitted within the business plan, outlining investment required by Council and the bidder.
Appendices:

Appendix 1 -
Rochdale town centre – information and £250m development plan:

http://www.rochdaletowncentre.com
Appendix 2 – 

Site plan

Proposed Market Hall site plan - https://public.huddle.com/a/YwJklJP/index.html 

Appendix 3 – 

Market Hall (Ex Santander) floor plans as existing
Proposed market hall (Ex Santander) floor plans (PDF) - https://public.huddle.com/a/pZxERYB/index.html 
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