
 

86 -90 Duke Street 

 

Marketing Evidence Note  

 

Design Competition Time Line Procurement / Process  

 

Background 

English Partnerships purchased the freehold in 86-90 Duke Street from Frensons Ltd in March 2002 to assist in 

the regeneration strategy for the Ropewalks area.   A Design Competition for redevelopment of the site was 

then launched by English Partnerships and Liverpool Vision. 

 

The competition process followed was modelled on previous experiences of similar design/development 

competitions undertaken by English Partnerships.  A two stage process was followed for the redevelopment of 

the 86 -90 Duke Street site, with competition details developed to reflect the specific client and process 

requirements.  

 

Stage 1 – Pre Qualification  

English Partnerships and Liverpool Vision began marketing the site for development in local and national press 

in May 2003 and appointed Jones Lang LaSalle (JLL) to aid in the completion of a development brief after 

consultation with Liverpool Vision, Liverpool City Council’s Planning Department and the City Conservation 

Officer.  There was a presumption in this brief that there would be part retention of the existing building on 

the site.  The details of this brief are attached at Appendix A. 

 

This competition was launched in September 2003 and a wider marketing campaign by JLL followed. Initial 

expressions of interest were received in October 2003.  Bidders were requested to submit proposals for the 

site along with financial details and examples of similar projects already completed. 

 

Stage 2 – Evaluation 

Eight expressions of interest were received at Stage 1.  A Technical Assessment Panel was established to 

evaluate submissions received. Following evaluation six developers were chosen to submit a stage 2 bid and 

developers were invited to submit a more detailed bid.   

 

Stage 3 - Evaluation  

Final tenders were submitted by 12 December 2003.  Four of the six developers submitted a stage 2 bid and 

these were considered in a meeting of the assessment panel on 16 December 2003.  Following evaluation of 

the four submitted proposals a preferred scheme and developer was chosen. 

 



 

Langtree Group Plc was appointed as preferred developer in March 2004.  Langtree’s proposals were 

described by the technical assessment panel as addressing ‘most successfully the design guidelines set out in 

the Planning and Development Brief Issued by English Partnership and Liverpool Vision. 

 

The preferred scheme was for a high quality mixed use development totalling 37,000 square feet and included 

a ‘Design Innovation Centre’, (space for small business on flexible terms), self-contained office space, 20 

residential units, live work space, and a café bar. This was in a part of new-build, part refurbished building, 

based around a central courtyard with public access. 

 

Planning and Conservation Area Consent for the proposal and partial demolition works to ancillary buildings 

to the rear of 86-90 Duke Street and buildings to Suffolk Street / Henry Street was granted in August 2005. 

 

Marketing of site since Approval of Planning Permission for High Quality Mixed Use 

Development 2005 - Present 

 

Following receipt of planning permission, a review of the 2002 Frenson’s and English Partnerships transfer 

revealed a flaw that appeared to prohibit the subsequent development of the site.  The clause in question 

served to protect Frensons interest in the adjacent building retained by Frensons and severely restricted the 

redevelopment of 86-90 Duke Street, given the need to respect Frensons rights to light.  This resulted in a 

planning permission and proposal subject of the design competition and design brief that could not be 

implemented. 

 

Due to this delay in the negotiations with Frensons, Langtree Group Plc did not sign a Development 

Agreement with English Partnerships until 2006. 

 

Extensive work was subsequently undertaken by Langtree, including detailed analysis of the impact of light set 

against a series of development options. 

 

Whilst Langtree worked diligently with the Council to seek a viable development option for the site, the site 

was marketed with marketing boards and an advertisement hoarding and the development opportunity was 

included on Langtree’s website during this period to prospective end users. Langtree’s agent Keppie Massie 

were identified on the site marketing board.   An advertisement was also placed in ‘Your Move’ at the end of 

Jan 2006 identifying `Off Plan’ opportunities for apartments with some 20 enquiries received. Keppie Massie 

confirmed that there was no serious interest in the site for this mixed use scheme granted consent in August 

2005. 

 



 

The backdrop to this was that this period of marketing was undertaken during the most significant economic 

recession for many years. The project was placed in abeyance in 2006 due to the Frensons Right of Light issues 

which were still outstanding.  

 

The unique circumstances of this site were such that the scheme granted consent could no longer be delivered 

and that formal marketing of the site beyond the use of advertisement hoardings was held in abeyance for 

some time due to the rights of light issues. 

 

Whilst this hoarding advertised the consented mixed use scheme, this confirms that no market interest in the 

site has been received, whether this relates to a mixed use scheme which included part retention of the 

building or an office scheme, until ACL approached Langtree in 2008. 

 

In October 2008, Langtree Group received an approach from ACL for a 40,000 sq. ft net Grade A office based 

scheme which they intended to acquire and occupy 50% of the space to suit their expansion requirements. 

ACL’s requirements are exacting and are to align to the British Council of Offices Guidelines for City Centre 

offices which includes clear open plan floors, floor to ceiling heights of 3 m and floors capable of being sub 

divided into 3 tenancies. ACL are looking to occupy the top two floor with the ground and first floors being 

let out ( by ACL ) to high growth businesses. It was established at an early stage that as a result of the cost 

value differential, the delivery of the project was predicated on securing grant funding and the agreement 

between Langtree and ACL requires Langtree to secure ERDF funding to support the project.   

 

Summary 

 

The building has therefore either been on the open market or available through a Design / Developer 

competition for conversion or redevelopment since 2002.  Since the rights of light issues were first identified, 

options to retain all the building were not feasible in both physical and economic terms.  Since the rights of 

light issues were resolved with Frensons in October 2008 no further interest in the site has been received 

which sought conversion of all the buildings on site.  

 

The evidence provided shows genuine efforts have been made by EP through the design competition process 

and by Langtree Group who have erected advertisement hoardings on the site to market the site for 

development.  This has confirmed that during this period no genuine interest in the site was shown until ACL 

Ltd approached Langtree in 2008, and no viable use for the retaining the entire heritage asset can be found. 

No further interest in the site has been received by Langtree during the negotiations with ACL Ltd, despite 

advertisement hoardings remaining on the site. 

 



 

In parallel with this marketing information, the viability and design development work undertaken during 2007 

and 2008 clearly demonstrates that no viable use of the heritage asset can be found in the medium term. 

 

This shows that very lengthy and detailed efforts have been made to retain the former use for the building or 

find an alternative use for its conversion. It is therefore evident that the demolition of the buildings is justified 

under paragraph 133 of the NPPF. 
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