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HOLLOWAY PARK – Managing Agent – Information Pack

Project: Holloway Park

Overview 

Peabody is seeking to appoint a managing agent to oversee the operations, day to day management and administration of Phase 1 Holloway Park. 

Holloway Park is a new neighbourhood of c.1,100 homes, on a 10-acre site in Northwest Islington, targeting 60% affordable homes. The development includes substantive public realm at the heart of which stands a 1.4-acre urban public park, generous communal amenity space, space dedicated to women’s services (“the Women’s Building”) and retail space.

The purpose of this tender is to procure a managing agent for the management of phase 1 only, on completion of phase 1. Phase 1 is currently estimated to complete in late 2027. Phase 1 is comprised of 429 homes spread across 7 residential blocks, the Women’s Building, the resident amenity space, the main part of the public park and one retail unit, with the remainder to be delivered later under phases 2 and 3. Phase 1 sits under a sitewide detailed planning consent to deliver 985 homes. Phases 2 and 3 are currently undergoing a redesign to the consented scheme ahead of a revised planning application to increase the total number of homes to c.1,100.

A key component to the success of Holloway Park is the development of a quality estate management strategy and delivery of those services to a high standard and to support the wider vision for the development. To achieve this, we strongly believe in providing a coordinated and high-quality service to all residents, regardless of tenure. Efficiency is another important factor to keep costs to a reasonable level, again, regardless of tenure.

The managing agent must collaborate with different stakeholders including Peabody Development, Care and Support and Operations teams as well as residents. 

A key point that we expect the Managing Agent to address is the competitive price point in the local market. It is essential that service charges are competitive, justified and reflect the level of service and amenities being provided. 

Project appointment
The term of the appointment will be for three years with the option to extend subject to mutual agreement and provided the agent meets agreed service standards and achieves satisfactory level of service determined by resident feedback. 

Holloway Park Vision

“To transform the former Holloway Prison site into a flagship mixed-use development, putting residents and sustainability at its heart. The site will deliver 985 high-quality new homes (of which 60% affordable); a new public park and generous public realm designed to restitch the site back into the neighbouring communities; a Women’s Building that will offer support services for women; and a variety of commercial spaces - all contributing towards the creation of a successful new neighbourhood in Holloway.”

Masterplan Context

· Phase 1 is the first of three phases of development on the Hollway Park site which will ultimately deliver c.1,100 homes (of which target 60% affordable homes).
· Phase 1 will deliver
· 7 blocks spread across Plot C, Plot D and Blocks E1 and E2
· 429 homes (mix of Private Sale, Shared Ownership, Social Rent, Extra Care Social Rent)
· Plot C (2 interconnected residential blocks; the Women’s building + garden; 1 retail unit)
· Plot D (3 interconnected blocks; 2x podium gardens; concierge + resident amenity space)
· Block E1 (Extra Care standalone block with connected garden)
· Block E2 (standalone block with connected garden)
· The bulk of the 1.4 acre public park and associated facilities
· 7 roof terraces which will only be accessible to residents in those blocks.
· 5 gardens (of which one, the women’s building garden, will not be managed by the managing agent)
· A new connection to the neighbouring Trecastle Way 
· The commercial unit will be a 92sqm retail unit with class E consent.
· The resident amenity will be 1,152sqm and located on the lower ground floor of plot C. Amenities will include a Reception, Dry Gym, Media Room, Games Room, Lounge Area, Co-working space, meeting/podcasting booths, bookable dining space and include facilities (e.g. coffee machines, dishwashers).
· There will be a separate concierge located on the upper ground floor of block C2.
· The operation and management of the internals of the Women’s Building (occupying parts of the upper ground and lower ground floors of plot C) + accompanying garden will be run by a separate entity. Responsibility for communal/sitewide systems which the building depends upon will remain with the managing agent (e.g. commercial sprinkler system, backup generator). The external building fabric of the whole of plot C (including the women’s building) will be managed + maintained by EMA.
· Partially completed estate circulation road.
· Phases 2 and 3 are currently under redesign and a revised planning application will be submitted in late 2025.

· Please see ‘Project Background’ and other supporting documentation for more detailed information.

For the avoidance of doubt, this appointment relates to Phase 1 only. Subject to performance, value for money and procurement rules, additional areas may be included within the future scope of the Managing Agent role.
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	Plot 
	Tenure
	No of Homes 
	Non-Resi

	C1
	Social Rent
	89
	Women’s Building + Retail Unit

	C2
	Social Rent
	66
	

	D1
	Private + Shared Ownership
	52 + 18
	Concierge + Resi Amenity

	D2
	Private
	56
	

	D3
	Private
	57
	

	E1
	Social Rent – Extra Care
	60
	-

	E2
	Private
	31
	-



Phase 1 Construction Programme

	Block
	Estimated Completion Dates

	C1
	Mar 2028

	C2
	Jan 2028

	D1
	Aug 2027

	D2
	Sept 2027

	D3
	Oct 2027

	E1
	Nov 2027

	E2
	Nov 2027 



Buildings to be fully operational at the point of completion.

Key outputs for the appointment are listed below (please refer to the detailed Scope of Services for a more detailed set of requirements): 

1. Estate Mobilisation & Set Up (Pre-Management):

· Establish an estate management strategy
· Establish a Phase 1 staffing structure
· Establish an Opt-in/Opt-Out strategy for the amenity space for the affordable homes
· Establish a Phase 1 service charge budget (though taking into account phases 2 and 3)
· Establish a service charge apportionment method
· Establish an amenity space management strategy
· Provide insights and feedback into project design (e.g. concierge, estate management office design, communal amenity spaces)
· Establish detailed management strategies to comply with development strategies, Health and Safety File and Operation and Maintenance manuals (e.g. waste management, access management, window cleaning etc.)
· Resident amenity forecasting and recommendations to minimise void loss.
· Developer set up budget creation.
· Developer void loss forecasting. 
· Service and amenity phasing delivery strategy.
· On site staffing strategy and recruitment. 
· On site contractor strategy and procurement.
· General advice on design and strategy development. 

All items are subject to review and approval by Peabody.

2. Estate and Block Management:

· Oversee day to day management and operations of the estate. 
· Ensure all areas of the public realm, communal gardens and common parts are kept clean and well maintained.
· Provide annual service charge budget and accounts. 
· Manage the collection and enforcement of service charges to Private and Commercial Tenures (Social Rent, Shared Ownership and Women’s building will be collected and enforced by Peabody directly).
· Co-ordinate repairs and property maintenance.
· Ensure all life safety, building safety and health and safety regulations are complied with. 
· Act as the primary contact for resident enquiries. Escalating complex or urgent issues to the relevant personal.
· Coordinate with the Extra Care block manager and Peabody teams to support the extra care block.
· Ensure compliance with the Building Safety Act 2022 (and any subsequent amendments or replacements) and The Regulatory Reform (Fire Safety) Order 2005 (and any subsequent amendments or replacements).
· NB void unit inspections and repairs will continue to be managed by Peabody.

Extra Care Building (Block E1)

· Block E1 will provide 60 x 1B2P Social Rent Extra Care homes.
· The management and maintenance of this building will be similar to other blocks, although the following points should be noted:
· Care services for these residents will be commissioned separately by London Borough of Islington, so the Managing Agent does not need to make allowances for the care services.
· It should be assumed that internal cleaning services for block E1 will not form part of this appointment, as a dedicated cleaner will be appointed by Peabody.
· Peabody will employ an extra care scheme manager to manage the smooth day-to-day running of the building including for example, managing lettings, providing low level support to residents on housing support and benefits, assisting them to report repairs etc. The scheme manager will be the first point of contact for the building for the EMA.
· Charges incurred by Peabody for these roles will need to feed into the extra care service charges.
· Consideration must be given to bespoke arrangements for the client group in terms of estate/block management, response times and interactions with residents. Relevant training must be provided to site personnel.


Service Charges: 
· Budgeting for and management of service charges will be a key part of this commission.
· As a part of this tender, we have prepared and shared an indicative service charge calculation in excel. We are asking you to review and critique the calculation and propose what you consider to be a realistic service charge where you consider that changes should be made. Please see the Quality Questions for more detail. 
· To support this, we are also looking for the Phase 1 staff structure to be completed.

Insurance: 
· The Peabody insurance team will procure Buildings and Terrorism Insurance policies. The cost of these will need to feed into the service charges for the development.
· We expect EMA providers to hold insurance policies as follows:
· Public Liability - £10 million (Each & Every Claim)
· Employers - £5m (Each & Every Claim)
· PII - £5m (Each & Every Claim)

Landlord
· Peabody will be the Registered Provider for the 234 affordable homes in Phase 1 (18 Shared Ownership, 156 Social Rent, 60 Extra Care Social Rent)
· The expectation is that the Managing Agent will proactively take on the Landlord duties (to the extent permitted by law, unless specifically detailed otherwise) for both the private and affordable blocks and work to create a seamless service with Peabody for the residents.
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