SALISBURY CITY COUNCIL

Report

Subject : Stratford Road Social Club Improvement Plan - Final Report
Committee : Events, Markets and Grants Subcommittee

Date : 7 Oct 2024

Author : Sarah Gregson, Communities Manager

1. Report Summary:

1.1.This report gives an overview of actions taken during the Stratford Road Social
Club improvement period, agreed with this subcommittee in April 2023.

1.2. This report also contains an overview of the club’s current status, and the
outcomes of a review meeting conducted in Dec 2023 with the Stratford Road
Social Club Committee.

1.3. Councillors are asked to review, discuss, and agree these proposals for a new
approach to the future sustainability of the Stratford Road Social Club as agreed
with the club’s committee.

. Background:

2.1. The Rent Reductions Policy Was Reviewed in early 2022 and a new version
approved by Community Service Committee on 7/07/2022. The next review is
planned for June and July 2024.

2.2.Changes to the Policy included the ability of the grants subcommittee to impose a
3-to-6-month improvement plan for rent reduction organisations who were not able
to deliver against their aims and objectives for community impact and benefit, s per
the Rent Reductions Policy.

2.3.In April 2023 the subcommittee agreed to impose a six-month improvement period
based on an action plan devised by the Vice Chair of this sub-committee, the
Communities Manger (Had of Community Services) and the Social Club’s
Subcommittee. The plan was implemented from May to October 2023.

2.4. At annual reporting and monitoring for Rent Reductions, 29 January 2024, the
improvement plan objectives were unmet.

2.5. At this meeting the Club’s Rent Reduction was agreed for 2024/25 only on the
condition of fulfilment of 5 proposed improvement actions and evidence of financial
sustainability, set out below.

2.6.This improvement plan period from April 2024 — September 2024, with a full report
is due at subcommittee on 7 October 2024.

2.7.1f the improvement plan objectives are unmet at this point the councillors can vote
to remove the rent reduction.
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3. Proposed improvement actions — 29.01.2024

Proposal 1
SCC supports the club to generate a press release and flyer campaign (Appendix 1) to
the effect that the social club is in danger and needs ‘saving’. The focus of this press
release will be on how a low-cost membership can secure the club for the community,

the benefits of club membership, the features of the club as a venue for hire and any of
the proposals below as relevant and agreed. This is permitted by clause 21 of the lease

-"Sharing Occupation”.

Proposal 2

That the club actively seeks to sublet the basement to an alternative business at a
higher rental rate than is currently in place. This will require detailed agreements to be
in place, agreed by Salisbury City Council as Landlord, related to clause 20 of the
lease.

Proposal 3
SCC supports the club to seek a charity/CIC or voluntary sector organisation who may
wish to share the main club facilities with the social club on a long-term basis e.g., 2 to
3 days per week. This is permitted by clause 21 of the lease -""Sharing Occupation”.

Proposal 4

That the club committee undertake a review of their pool room usage and seeks
costings to assess the feasibility of adapting the room as a meeting and office space
available for hire to increase revenue

Proposal 5

That SCC and the Club make an approach to the campsite with a formal proposal to
share the club and its facilities an if successful undertakes a governance review to
create a structure in support of this arrangement. This will require legal investigation
with reference to the terms of the lease.

4. Progress for improvement Summary:
4.1.The summary of activity and progress against the original improvement plan
(2023) and the 5 proposals above can be seen in background paper 9.1 -
Stratford Road Improvement Plan Final Progress Summary

5. Financial Sustainability
5.1.The club has provided a Profit and Loss report comparing January to August
2023, with the same period in 2024.

5.2.Income increase = £6563.55
5.3.Direct expenses decrease = £8201.61
5.4.0verheads increase =£2046.36

5.5.NET Profit/Loss 31/08/2024 = £-2207.58 (vs £14,926.38 for the same period in

2023)
5.6.Current Balance held = £1200 (vs £725 in Jan 2024)



5.7.Income is expected to increase in the remaining 5 months of this financial year
to include £600 per month in fees for agreed hires and as a reflection of
increased use.

5.8.Key Accounting Services have been working to support the club and project
that the club will be in profit by the end of this financial year if agreed hires and
current levels of bar income and membership continue at this level. They also
note the work the club has done to

6. Officers Comments
6.1. Stratford Road Social Club has made significant progress against its
improvement plan in terms of ....
6.1.1. Membership
6.1.2. Hires
6.1.3. Shared use of the space
6.1.4. Opening hours

6.2. Communications and digital presence remain a significant barrier to success.

6.3. A concern Remains, and is shared by the club’s current committee, that the
committee membership does not contains skills in finance or digital marketing
and that this must be the priority for remedy. However, a new approach to the
committee membership by approaching representatives of the user groups of
the facility may well be the answer.

6.4. As no specific measures of financial stability were outlined as a part of this
improvement period, we can only say that the projected position for January
2025 is for the club to be in a break even, or small profit position.

7. Recommendation:
It is recommended that the subcommittee:

7.1. Approve the rent reduction for the remainder of the year with the condition that
Stratford Road Social Club provide this committee with a monthly Profit and
Loss report, with balance sheet, for September, October, November and
December 2024 to enable monitoring of financial stability.

7.2.Note that if break-even or profitability is not achieved for January 2025
reporting, then the council would be advised to give notice on the property.

7.3.Request that the Monitoring-report submitted for January 2025 stands as a new
application for Rent Reduction in line with the usual annual process and also
speaks to the following

7.3.1. Community Hires income

7.3.2. Opening Hours for members

7.3.3. Digital presence improvement

7.3.4. Committee membership development

7.4.Instruct officers to step back support for the club to the usual levels offered to all
Rent Reduction Organisations



8. Wards Affected: All

9. Background papers:

9.1. Stratford Road Improvement Plan Final Progress Summary.

9.2. Stratford Road Social Club Profit and Loss Report — January to August.

9.3. Strafford Road Social Club Balance Sheet

9.4.Rent Reductions - Stratford Sub-Castle Improvement Period Report, 29 January
2024

9.5. Stratford Road Social Club Tenancy Agreement

10.Implications:

10.1. Financial: As a Rent Reduction tenancy, Stratford Road Social Club’s lease
of the building represents a loss of potential income. Significant Senior Officer
time has been given to this improvement project.

10.2. Legal: All activity undertake in this report has been done so with reference to
the tenancy agreement.

10.3. Personnel: Senior Leader time has been dedicated to this project for the last
8 months

10.4. Environmental Impact: None in relation to this report

10.5. Equalities Impact Statement: None in relation to this report



Key Incomplete Partially Complete Complete

Area Plan Actions Reported up to Jan New Actions Feb 2024 to Sept
2024 2024

Membership To develop a campaign to raise | Membership in December 2023 | There has been significant

number local membership numbers had not increased and stood at membership take up from both

Numbers - to
increase from 150

through the means outlined
below under other areas of
improvement.

150

13 May 2024 Memberships has
increased to 180

Chess and Darts groups.

September 2024 membership
numbers stand at 232

Developing
relationships with
the campsite

To work with ClIr Bolwell to
arrange a meeting with the site
management.

To explore the possibility of an
access gate to the club from the
campsite with SCC and
campsite representatives.

Meeting with the campsite on the
19t of May 2023 with support
from Clir Bolwell and
Environmental Services
Manager — Marc Read.

Little progress was made over
2023 with little communication
from site management, despite
several attempts by the
committee

Further attempts to
communicate have shown that
the campsite has developed a
relationship with the Rugby Club

The Campsite have accepted
membership and general flyer
since May 2024. There has been
some use of the club by
campers (minimal)

Local awareness
and
communication

Photographs of the Social Club
for social media and website
presence

Press release raising awareness
of falling use and excellent
facilities by Mid-June 2023

Provide Clir Wells with literature
on upcoming events and hire

Photographs were taken and are
held by the club and the SCC
Communities Manager. They are
yet to be used for promotion.

Press release and case study
draft was shared with the
committee marketing lead in
June 2023. No action was taken.

The membership and hires
campaign has had an impact.
The fear of losing the facility has
had an impact, from the press
release. Anecdotal evidence that
this has led to an increase in
party hires

An updated set of photographs
of the club have been taken,




facilities for door-to-door
communications by 15t July

Write a case study for SCC
Website by 15t August 2023

Add activities to Experience
Salisbury and regularly update

Join the Wiltshire Village Hall
scheme by mid-June 2023

Club activities are not currently
posted to Experience Salisbury

The club had not joined the
Wiltshire village hall scheme by
January 2024.

including of the bar, with a focus
on hires.

Photographs have been used to
generate a new membership and
hires double sided flyer.

Door to Door flyer drops of
immediate neighbours have
taken place twice since April
2024. John Wells’ ward drop-in
has also raised awareness of the
space to local people.

The committee have not
provided a case-study.

Club activity is still largely absent
from local listings sites but the
cub has registered with Wiltshire
Together and created a profile,
as an alternative to the Wiltshire
Village Hall Network.

The club has reclaimed their
Facebook profile and has been
posting about events and
activities taking place there. 206
likes, 275 followers.

SEE ALSO ACTIONS AGAINST
PROPOSAL 1




Committee
development

Sarah Gregson to work for the
Committee Member with
responsibility for marketing and
Communications on Press
releases and local advertising
and communications
opportunities by end June 2023
Clir Bolwell to work with the
Chair on defining and
developing the roles of
committee members.

Attempts were made to engage
the marketing lead, but no
progress was made.

Clir Bolwell has met with the
committee on a number of
occasions and a successful link
forged with Clir Wells who has
assisted the club in promoting
hires of the club via his
newsletter.

Engagement from the committee
beyond the chair and secretary
was limited throughout 2023, but
the chair and secretary have
engaged positively in forming
this report

Committee membership has not
changed during the improvement
period.

A development plan has been
created with social media and
Treasurer specific roles to be
advertised shortly.

Committee growth plan is to
create representation roles from
each of the regular user groups

Planned approached to
representatives of major hirers —
Chess Club, Darts League and
Ukraine Community CIC. Not yet
undertaken.

Increased Hires &
Income

Approach Salisbury Sports and
Activities Forum with information
about facilities

Approach Salisbury Arts Scene
to share info of space hire for
artists classes, with reference to
pre-covid successful hires for
this purpose.

The availability of the club for
hire has been shared with the
Sports and Activities Forum but
no new hires have yet been
generated.

The approach to Salisbury Arts
Scene has not been initiated by
the SCC Communities manager
because other items listed here
have not yet been achieved.

Hires report Sept 2024
e Mencap Friday (pre-exist)
e Onward Club (fortnightly)
e Darts Academy — every
Sunday
e Deaf Society — (Monthly)
e Saturdays fully booked for
Parties till mid-November
as well as some Friday
evenings.
e The club hosted its first
wedding September
1 x Christening.




New Membership-based users
2023/24— Vault Darts

New Hire 2023/24 — Poker

League to include tournaments.

New Membership-based user—
Vault Darts Tournaments

e Armed forces celebration
weekend

e Ukrainian Hub events
planned for November.

Average Monthly Hire income
expected position from Oct 2024
= £700 Vs £100 at this time last
year

A new tills and accounting
system has been installed to
help the club manage their
finances transparently.

The club is currently negotiations
another potential long-term hire
with a local day service for care
of adults with SEND

Income in the first 8 months of
2024 has increase 13.79% Vs
the same period last year

SEE ALSO ACTIONS AGAINST
PROPOSAL 3




Proposals below
formed the basis
of the April — Sept
2024 Improvement
period.

MAY 2024 POSITION

SEPTEMBER 2024 POSITION

Proposal 1 SCC supports the club to There was a significant response
generate a press release and to the press release from private
flyer campaign (Appendix 1) to and activity hirers resulting in the
the effect that the social club is hire increases.
in danger and needs ‘saving'.

The focus of this press release In response to informal groups
will be on how a low-cost getting in touch the club has
membership can secure the club developed a membership-user
for the community, the benefits basis.

of club membership, the features

of the club as a venue for hire These groups use the club

and any of the proposals below during it regular opening hours
as relevant and agreed. This is and need to take up

permitted by clause 21 of the membership, though no hire fee
lease -""Sharing Occupation”. is applied.

Proposal 2 That the club actively seeks to A commercial hire valuation took | This proposal revealed a need

sublet the basement to an
alternative business at a higher
rental rate than is currently in
place. This will require detailed
agreements to be in place,
agreed by Salisbury City Council
as Landlord, related to clause 20
of the lease.

place for the basement space.
The resulting estimate showed
that commercial hire at a higher
rate than current income was
unlikely and community impact
hires were then pursued.

Ukraine Cultural Hub CIC -
this organisation is in the
process of agreeing to hire the

for the club to review and
formalise its hires processes.

The SCC Head of community
services worked with the
committee to create a new hires
agreement

Ukraine Cultural Hib CIC moved
into the club on 29" July 2024




basement of the club - The hub
will run advice services,
Ukrainian language weekend
schooling, cultural events,
listening projects and
intercultural projects from this as
their base — Starting Late June
2024

with one month rent free in
return for agreeing to do some
basic maintenance and painting
at their own cost.

The full hire commenced on the
first of September 2024.

Proposal 3 SCC supports the club to No activity reported in May 2024 | In July of 2024 the club
seek a charity/CIC or secretary worked with the SCC
voluntary sector organisation Head of Community Services to
who may wish to share the repurpose the public press
main club facilities with the release to focus on the voluntary
social club on a long-term sector. The resulting release was
basis e.g., 2 to 3 days per sent to the following networks in
week. This is permitted by August 2024
clause 21 of the lease - e Safer and Supportive
""Sharing Occupation”. Salisbury Network
e City Exchange
e Children and Families
Voluntary Sector Forum
e Salisbury Sports and
Activities Forum
There have been no new
approaches as a result of that
release.
Proposal 4 That the club committee The club have reviewed the The negotiations with the NHS

undertake a review of their
pool room usage and seeks
costings to assess the
feasibility of adapting the

snooker snug for use as an
income generating space and
have elected to change the room

were ceased in June 2026 by
the club’s chair due to increased
demands around secure
storage, sole access and




room as a meeting and office
space available for hire to
increase revenue

use for the purpose of meeting
rooms for external hire.

From March to June 2024 the
club were in active
conversations with the NHS
Child and Adolescent Mental
Health service regarding a full-
time use of this space starting in
late June 2024

additional space use which
would prevent the club from
operating as a social club,

The club committee have now
relocated some of their smaller
scale member activities (such as
Bingo) to this space to enable
increased numbers of party hires
etc.

The club remains open to long
term use of this space by a third
party and is currently negotiating
with a day provider of care for
adults with SEND

Proposal 5

That SCC and the Club make
an approach to the campsite
with a formal proposal to
share the club and its
facilities an if successful
undertakes a governance
review to create a structure in
support of this arrangement.
This will require legal
investigation with reference
to the terms of the lease.

See previous reports above

See previous reporting above

SCC Head of Community
Services emailed the site
management in July 2024

Site management have not
replied.




Additional information:

Social Club Opening Hours:

e At the start of this process Stratford Road Social Club had reduced its opening Times to two evenings per week
e The Club is currently open

o Tuesday evenings

o Thursday, Friday and Saturday Evenings

o All Day Sunday

o Full day Saturday opening once a month in support of Darts Tournaments.

Security:
Due to the recent theft the club has implemented the following

e Key holder agreement — signed in and out
e All internal keys now signed out and in at end of shift
e Safer recruitment practices now to be installed, to include taking 2 references for all staff, including casuals.



26 Sep 2024

11:13
Stratford Social Club Ltd
Profit and Loss Report
01 January, 2024 - 31 August, 2024
Analysis Type: ALL
This Period
01/01/24 to 31/08/24 01/01/23 to 31/08/23 Difference
SALES
4000 - Sales Type A 34,084.16 36,075.44 -1,991.28
4003 - Lottery Takings 2,206.50 10,029.50 -7,823.00
4100 - Other Income 159.20 -159.20
4111 - sales card 15,569.36 15,569.36
4222 - Council funding 1,511.00 1,511.00
4902 - Membership fees 545.83 885.00 -339.17
4904 - Rent Income 235.84 440.00 -204.16
Total Sales (£) 54,152.69 47,589.14 6,563.55
DIRECT EXPENSES
5000 - Cost (vatable) Bar 22,725.30 21,695.87 1,029.43
5001 - cost (non Vat) Bar 212.59 268.03 -55.44
5002 - Instant Lottery Prizes 1,881.50 10,024.80 -8,143.30
5004 - Purchases Dry 1,364.50 -1,364.50
5006 - Lottery Tickets Purchased 1,064.60 596.40 468.20
6900 - Miscellaneous Expenses 136.00 -136.00
Total Direct Expenses (£) 25,883.99 34,085.60 -8,201.61
GROSS PROFIT/LOSS (£) 28,268.70 13,503.54 14,765.16
% Profit 52.20% 28.38%
OVERHEADS
5005 - Darts Competitions 866.81 900.00 -33.19
7000 - Gross Wages 16,596.05 15,054.06 1,541.99
7006 - Employers N.l. (Non-Directors) 99.14 -99.14
7007 - Employers Pensions 17.47 66.16 -48.69
7102 - Water Rates 838.94 278.27 560.67
7103 - General Rates 70.00 906.00 -836.00
7104 - Premises Insurance 65.99 -65.99

26 Sep 2024 11:13
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26 Sep 2024

11:13

7200 - Electricity 6,636.10 4,468.37 2,167.73
7201 - Gas 49.58 1,182.29 -1,132.71
7500 - Printing 23.51 -23.51
7550 - Telephone and Fax 268.76 231.11 37.65
7602 - Accountancy, Bookkeeping,Payroll. 1,666.75 2,458.08 -791.33
7800 - Repairs and Renewals 201.21 201.21
7801 - Cleaning 12.40 12.40
7803 - Premises Expenses 2,269.66 2,514.16 -244.50
7901 - Bank Charges 883.64 452.78 430.86
8200 - Donations -270.00 270.00
8201 - Subscriptions 98.91 98.91
Total Overheads (£) 30,476.28 28,429.92 2,046.36

NET PROFIT/LOSS (£) -2,207.58 -14,926.38 12,718.80

% Profit -4.08% -31.37%

26 Sep 2024 11:13
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ASSETS

Fixed Assets
0040 - Furniture and Fixtures

0041 - Furniture/Fixture Depreciation

Current Assets

1001 - Stock

1200 - Bank Current Account

1235 - Cash Register

2201 - Purchase Tax Control Account

2202 - VAT Liability

LIABILITIES

Current Liabilities

2100 - Creditors Control Account
2110 - Corporation Tax

2210 - P.AY.E.

2220 - Net Wages

2230 - Pension Fund

VAT

2200 - Sales Tax Control Account

Stratford Social Club Ltd

Balance Sheet Report

To: 31 August, 2024

5,110.00
-3,493.18

Total Fixed Assets

2,343.00

2,613.85

954.34

2,235.25

1,318.76

Total Current Assets

TOTAL ASSETS

1,050.74

-738.06

-223.31

138.39

4.75

4,534.04

4,534.04

30 Sep 2024 08:48

£1,616.82

£9,465.20

£11,082.02
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Future Liabilities

EQUITY

3198 - Assets Introduced
3199 - Cash Introduced to Ltd Co
Net Profit / Loss
3200 - Profit and Loss Account
Net Profit / Loss (prior year(s))

Net Profit / Loss (current year)

Total Current Liabilities

Total Future Liabilities

TOTAL LIABILITIES

TOTAL NET ASSETS

5,110.00
18,502.60
-17,297.13
-8,546.72
-9,973.76
1,223.35

TOTAL EQUITY

30 Sep 2024 08:48

£4,766.55

£0.00

£4,766.55

£6,315.47

£6,315.47
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SALISBURY CITY COUNCIL

Report

Subject : Rent Reductions - Stratford Sub-Castle Improvement Period Report
Committee : Events, Markets and Grants Sub-Committee

Date : 29 January 2024

Author : Sarah Gregson, Communities Manager

1. Report Summary:

1.1.This report gives an overview of actions taken against the Stratford Road Social
Club improvement period agreed with this subcommittee in April 2023.

1.2. This report also contains an overview of the club’s current status and the
outcomes of a review meeting conducted in Dec 2023 with the Stratford Road
Social Club Committee in the form of a set of proposed actions to secure the
future of the club.

1.3. Councillors are asked to review and discuss these proposals for a new approach
to the future sustainability of the Stratford Road Social Club as agreed with the
club’s committee and to vote one or more of the recommendations through, as a
future course of action, with any amendments as proposed by subcommittee
members.

2. Background:

2.1.The Rent Reductions Policy Was Reviewed in early 2022 and a new version
approved by Community Service Committee on 7/07/2022.

2.2.Changes to the Policy included the ability of the grants subcommittee to impose a
3-to-6-month improvement plan for rent reduction organisations who were not able
to deliver against their aims and objectives for community impact and benefit, s
per the Rent Reductions Policy.

2.3.1In April 2023 the subcommittee agreed to impose a 6-month improvement period
based on an action plan devised by the Vice Chair, the Communities Manger and
the Social Club’s Subcommittee. The plan was implemented from May to October
2023.

3. Stratford Road Social Club Improvement Period Plan - including actions:

3.1. Stratford Road Social Club Chair and one committee member have engaged well
with SCC Councillors and Officers throughout this process, and they have worked
on this report in collaboration with the SCC Communities Manager. They
acknowledge that whilst some progress has been made on the improvement plan
that progress has been slow and that it has been insufficient to secure the future of
the club for the following reasons ....

3.1.1.1.  Whilst committee numbers were increased, buy in from committee
members had been limited and actions have been taken only by the chair
and one member of the committee.

3.1.1.2. Running costs, in particular energy bills have continued to rise during
this period

3.1.1.3.  The committee does not contain a committed member with the skills
or capacity to lead on marketing and social media. As a result marketing
and external communications have been extremely limited
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Area of

Planned actions

Actions already undertaken

Improvement
Membership e To develop a campaign to raise | Membership in December 2023 had not
numbers local membership numbers increased and stands at 150
through the means outlined
below under other areas of
improvement.
Develop e To work with Clir Bolwell to Meeting with the campsite was undertaken
relationship with arrange a meeting with the site | on the 19t of May with support from Clir
campsite management. Bolwell and Environmental Services
e To explore the possibility of an Manager — Marc Read. Little progress was
access gate to the club from the | made and there has been little
campsite with SCC and communication from site management
campsite representatives. since despite several attempts by the
committee
Local e Photographs of the Social Club e Photographs were taken and are

Awareness &
Communications

for social media and website
presence

e Press release raising
awareness of falling use and
excellent facilities by Mid-June
2023

e Provide Clir Wells with literature
on upcoming events and hire
facilities for door-to-door
communications by 1st July

e Write a case study for SCC
Website by 15t August 2023

e Add activities to Experience
Salisbury and regularly update.

held by the club and the SCC
Communities Manager. They are
yet to be used for promotion.
Press release and case study draft
was shared with the committee
marketing lead in June 2023. No
action was taken.

Club activities are not currently
posted to Experience Salisbury

Committee
Development

e Sarah Gregson to work for the
Committee Member with
responsibility for marketing and
Communications on Press
releases and local advertising
and communications
opportunities by end June 2023

e Clir Bolwell to work with the
Chair on defining and
developing the roles of
committee members.

Attempts were made to engage the
marketing lead, but no progress
was made.

Clir Bolwell has met with the
committee on a number of
occasions and a successful link
forged with Clir Wells who has
assisted the club in promoting hires
of the club via his newsletter.
Engagement from the committee
beyond the chair and one other
member was limited but they have
engaged positively in forming this
report

Increased Hires

e Join the Wiltshire Village Hall
scheme by mid-June 2023

e Approach Salisbury Sports and
Activities Forum with information
about facilities

e Approach Salisbury Arts Scene
to share info of space hire for
artists classes, with reference to
pre-covid successful hires for
this purpose.

e Improve visual presence of
facilities on local websites e.g.

The club have not joined the
Wiltshire village hall scheme.

The availability of the club for hire
has been shared with the Sports
and Activities Forum but no new
hires have yet been generated.
The approach to Salisbury Arts
Scene has not been initiated by the
SCC Communities manager
because other items listed here
have not yet been achieved.

New Hire 2023/24— Vault Darts




Our Community Matters,
Experience Salisbury etc.

New Hire 2023/24 — Poker League
to include tournaments.

New Hire — Vault Darts
Tournaments

Event review

Explore working with partners to
run new events to attract new
people to use and become
aware of the club.

Partners to be approached.

SCC Communities, WC Resident
Engagement, Spurgeons.

Winter clothing event with SCC
Communities agreed for October
2023

Monitoring

To meet with Clir Bolwell and
Communities Manager before
the 15t July 2023

Clir Bolwell to work alongside
the committee for this 6-month
period in support of the plan
above.

A plan update will come to
Events, Markets and Grants
Subcommittee, 17 July 2023

This and several follow up
meetings with Clir Bolwell have
occurred and engagement from the
Chair and another member of the
committee has been positive.

A review meeting with Clir Bolwell
and the SCC Communities
Manager took place on the 19t of
December 2023 and the remainder
of this report has been generated
as a result.

4. Stratford Road Social Club current status:
4.1.As a result of the review meeting on the 19" of December the rest of this report

has been generated in collaboration with the Chair and one other member of the

committee with a view to engaging this committee in a dialogue about the future of

the club.

4.2.Membership is expected to slightly decrease in Jan 2024 due to some deaths in

core membership.

4.3.Hires have increased and the club have invested in equipment for a darts league
leading to regular hires, increased use of the bar facilities and the recent inclusion
of tournament events in their regular programme.

4.4.The relationship with Mencap and The Onwards Club continues and grows with
the club providing meeting space for both of these organisations supporting people
in the community with ongoing health conditions and disabilities.

4.5.The club has initiated a discussion with the darts league regarding the creation of
a Saturday youth academy, in response to local interest and to capitalise on the
recent success of 16-year-old Luke Littler. This demonstrates the committee’s
ability to think more strategically.

4.6. A significant part of the club’s income comes from wakes for the local community
with. Whilst this reflects the importance of the club to residents, the opportunity to
promote the facility as a venue of this and similar events has not been capitalised
upon by the committee’s own admission.

4.7.He Committee has undertaken a consultation with members on what events and
activities they would like to see at the club leading to a successful New Year’s
event with a significantly increased attendance and income, with several events
planned for 2024.

4.8. The Committee are undertaking a review of hire costs and plan to increase hire
costs in the coming months. A facilities hire fee for tea/coffee and kitchen
equipment alongside room hire has already been implemented.



4.9.The club have recently engaged positively with support from the SCC
Communities Manager and a flyer promoting the benefits of membership and
asking the community to ‘support your local club’ has been created ready for
distribution this month.

4.10. The Communities Manager notes that the club are delivering activity that
supports 2 Community Priorities — Bringing Communities Together (Though more
could be done in this area)

5. Financial Status of the club

5.1.The club’s financial situation is now critical with just £745 left in the club’s account.

5.2. This will be increased when membership renews in January 2024.

5.3. The investment in darts equipment has now been equalled by income generated
and club expect to make money on this activity stream going forward.

5.4. The committee acknowledges that a bad quarter could lead to the closure of the
club and have come to the table to discuss a range of options for saving the facility
as a club and community space for the members who value it.

5.5.The current chair’s hire of the basement of the club for business purposes, at
£100/week, currently forms a significant part of the club’s income, however the
committee acknowledge and agree that if an alternative hire, at a higher
commercial rate can be found this would significantly sure up the club’s financial
situation. The committee remain open to this course of action.

6. Proposals

6.1. The Committee, with guidance from ClIr Bolwell as representative of this
subcommittee, and the SCC Communities Manager, believe that the value of the
club to the community remains, however a significant rethink of how the club
generates income is needed immediately and must be accompanied by a media
campaign in support of the agreed actions.

6.2. The Communities Manager believes that there is now a significant risk to Salisbury
City Council that f the club fails, the council will be left to take on the costs of this
large building. However

6.3. The following proposals have been generated and the Social Club’s Committee
welcome any discussion with this subcommittee on these and other routes
forward:

Proposal 1
e SCC supports the club to generate a press release and flyer campaign (Appendix 1)
to the effect that the social club is in danger and needs ‘saving’. The focus of this
press release will be on how a low-cost membership can secure the club for the
community, the benefits of club membership, the features of the club as a venue for
hire and any of the proposals below as relevant and agreed. This is permitted by
clause 21 of the lease -""Sharing Occupation”. (Appendix 2 — pg. 20)

Proposal 2
e That the club actively seeks to sublet the basement to an alternative business at a
higher rental rate than is currently in place. This will require detailed agreements to
be in place, agreed by Salisbury City Council as Landlord, related to clause 20 of
the lease. (Appendix 2 -pg. 18 — 20)



Proposal 3
e SCC supports the club to seek a charity/CIC or voluntary sector organisation who
may wish to share the main club facilities with the social club on a long-term basis
e.g., 2 to 3 days per week. This is permitted by clause 21 of the lease -""Sharing
Occupation”. (Appendix 2 — pg. 20)

Proposal 4
e That the club committee undertake a review of their pool room usage and seeks
costings to assess the feasibility of adapting the room as a meeting and office
space available for hire to increase revenue

Proposal 5
e That SCC and the Club make an approach to the campsite with a formal proposal to
share the club and its facilities an if successful undertakes a governance review to
create a structure in support of this arrangement. This will require legal investigation
with reference to the terms of the lease (Appendix 2)

7. Recommendations

7.1.1t is recommended that the subcommittee grants the Stratford Social Club a further
6 months’ rent reduction from April 2024 with ongoing support from SCC to be
reviewed in full at Events, Markets and Grants Subcommittee on the 8" of October
2024.

7.2.1t is recommended that, if the first recommendation is agreed, the subcommittee
discuss the proposals outlined above and votes on each in turn, noting that is it
possible to pursue all of the above as a comprehensive plan of action.

8. Wards Affected: All Wards

9. Background papers:

9.1. Appendix 1 — New Membership Campaign Flyer
9.2. Appendix 2 — Stratford Road Social Club Lease

10.Implications:

10.1. Financial: Risk of SCC taking on this club at short notice, with incumbent
costs, should be noted.

10.2. Legal: None in relation to this report.

10.3. Personnel: None in relation to this report

10.4. Environmental Impact: None in relation to this report

10.5. Equalities Impact Statement: Equality and inclusion policies requested

from all applicants.
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PRESCRIBED CLAUSES

e Febpnary Lol

2048

LR1. Date of lease

LR2. Title number(s)
LR2.1 Landlord’s title number(s) WT245500

LR2.2 Other title numbers

None

LR3. Parties to this lease .
Landlord Wiltshire Council of Bythesea Road, Trowbridge, Wiltshire BA14 8JN

Tenant William John Weeks and Caroline Michelle Burnett as Trustees of the
Stratford Social Club of Stratford Social Club Stratford Social Club Chatham Close
Salisbury Wiltshire

Other parties
None
Guarantor
None

LR4 Property

In the case of a conflict between this clause and the remainder of this lease then,
for the purposes of registration, this clause shall prevail.

See the definition of “Property” in clause 1.1 of this lease.
LRS. Prescribed statements etc.
None

LR6. Term for which the Property is leased

The term as specified in this lease at clause 1.1 in the definition of “Contractual
Term”

LR7. Premium
None

LR8. Prohibitions of restrictions on disposing of this lease

10373.0007 Lease Social Club—10 Jun 10 1
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LR9.

LR10.

LRI11.

LR12,

This lease contains a provision that prohibits or restricts dispositions
Rights of acquisition etc

LR9.1 Tenant’s contractual rights to renew this lease, to acquire the reversion
or another lease of the Property, or to acquire an interest in other land

None
LR9.2 Tenant’s covenant to (or offer to) surrender this lease
None

*

LR9.3 Landlord’s contractual rights to acquire this lease

None

Restrictive covenants given in this lease by the Landlord in respect of land other
than the Property

None

Easements

LR11.1 Easements granted by this lease for the benefit of the Property
The easements as specified in clause 3 of this lease

LR11.2 Easements granted or reserved by this lease over the Property
for the benefit of other property

The easements as specified in clause 4 of this lease
Estate rentcharge burdening the Property

None

LR13. Application for standard form of restriction

None.

LR14. Declaration of trust where there is more than one person comprising the Tenant

The Tenant is more than one person. They are to hold the Property on trust
as Trustees of The Stratford Social Club .
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THIS LEASE is dated

2 rd [Ehrsry v

PARTIES

(1)
()

Wiltshire Council of Bythesea Road, Trowbridge, Wiltshire, BA14 8JN (Landlord).

William John Weeks and Carcoline Michelle Burnett as Trustees of the Stratford
Social Club, Stratford Social Club, Chatham Close Salisbury Wiltshire {Tenant).

AGREED TERMS

1.1

INTERPRETATION .

The definitions and rules of interpretation set out in this clause apply to this lease.

Annual Rent: rent at an initial rate of £6,400 per annum for the first year of the
Contractual Term rent at the rate of £10,000 for the second year of the Contractual
Term and rent at the rate of £15,000 for the third year of the Contractual Term and
then as revised pursuant to this lease.

Access Areas: the roads, paths, parking areas shown hatched brown on Plan 2
serving the Estate -

Base Rent: rent of £15,000 per annum

Base RPI Month: .J/L\ / Vi loic

Building: the community building shown edged red and cross hatched red on Plan 2

Contractual Term: a term of twenty five years beginning on, and including the_date

gase and.end-mg—ﬂﬂ,.and-ms-hjdl 4 A-»\? bst Tel0 ond ending on,
fnd (utingdt wl- 20 %5 = 7 1
CDM Regulati the Construction (Demgn and Management) Regulations 2007.

Defanlt Interest Rate: four percentage points above the Interest Rate.

Estate: each and every part of the adjoining and neighbouring property in which the
Landlord has an interest shown in part edged in part edged blue and in part cross
hatched blue on Plan 2

Insurance Rent: the aggregate in each year of the:

(a) gross cost of the premium before any discount or commission for the

insurance of’

(i) the Property, other than any plate glass, for its full reinstatement
cost (taking infiation of building costs into account) against loss or
damage by or in consequence of the Insured Risks, including costs
of demolition, site clearance, site protection and shoring-up,
professionals” and statutory fees and incidental expenses, the cost of
any work which may be required under any law and VAT in respect
of all those costs, fees and expenses; and
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-

-

(i)  loss of Annual Rent from the Property for three years;

(b)  a fair proportion of the gross cost of the premium before any discount or
commission for the insurance of:

(i}  the Access Areas for their full reinstatement cost (taking inflation of
building costs into account) agafnst loss or damage by or in
consequence of the Insured Risks, including costs of demolition,
site clearance, site protection and shoring-up, professionals’ and
statutory fees and incidental expenses, the cost of any work which
may be required under any law and VAT in respect of all those

costs, fees and expenses; and
*

(ii)  public liability in relation to the Access Areas; and
(c)  any insurance premium tax payable on the above.

Insured Risks: means fire, explosion, lightning, earthquake, storm, flood, bursting
and overflowing of water tanks, apparatus or pipes, impact by aircraft and articles
dropped from them, impact by vehicles, riot, civil commotion subsidence, landslip
and heave and any other risks against which the Landlord decides to insure against
from time to time and Insured Risk means any one of the Insured Risks.

Interest Rate: interest at the base lending rate from time to time of The Royal Bank
of Scotland plec, or if that base lending rate stops being used or published then at a
comparable commercial rate reasonably determined by the Landiord.

Permitted Use:

Not to use the Property other than for the purposes of the Stratford Social Club (“the
Club”) pursuant to the objects of the Club including Community Hall and Social Club
use or any related charitable and/or not for profit purposes for the benefit of the
community as a whole

Plan 1: the plan attached to this lease marked "Plan 1".
Plan 2: the plan attached to this lease marked "Plan 2".

Property: that part of the Building shown edged red on Plan 1 bounded by and
including :-

() the floor screed

) the ceiling plasterboard and skim

{c) the interior plaster finishes of exterior walls and columns
(d) the plaster finishes of the interior walls and columns
(e) the doors and windows within the interior walls and columns and

their frames and fittings

() one half of the thickness of the interior non-structural walls and
columns that adjoin the remainder of the Building

10373.0007 Lease Social Club—10 Jun 10 4

This official copy is incomplete without the preceding notes page.



(® any open space / recreation area outside the Building but within the
land shown edged red on Plan 1

BUT excluding:-
(h) the windows in the exterior walls and their frames and fittings
(i) the whole of the interior structural load bearing walls and columns

within that part of the Building other than their plaster finishes other
than the doors and windows and their frames and fittings within such
walls

6} all Service Media within that part of the Building but which do not
exclusively serve that part of the Betilding

Rent Commencement Date:
Rent Payment Dates: 25 March, 24 June, 29 September and 25 December

Reservations: all of the rights excepted, reserved and granted to the Landlord by this
lease.

.
Review Date: 7 H B!‘r\jbké’/ Loi> and every fifth anniversary of that date.
RPI: the Retail Prices Index or any official index replacing it.

Service Media: all media for the supply or removal of heat, electricity, gas, water,
sewage, energy, telecommunications, data and all other services and utilities and all
structures, machinery and equipment ancillary to those media.

Services: the services listed in clause 8.1.

Third Party Rights: all rights, covenants and restrictions affecting the Estate
including the matters referred to at the date of this lease in Title Number WT245500

VAT: value added tax chargeable under the Value Added Tax Act 1994 or any
similar replacement or additional tax.

1954 Act: Landlord and Tenant Act 1954,

1.2 A reference to this lease, except a reference to the date of this lease or to the grant of
this lease, is a reference to this deed and any deed, licence, consent, approval or other
instrument supplemental to it.

1.3 A reference to the Landlord includes a reference to the person entitled to the
immediate reversion to this lease. A reference to the Tenant includes a reference to
its successors in title and assigns.

1.4 In relation to any payment, a reference to a fair proportion is to a fair proportion of
the total amount payable, determined conclusively (except as to questions of law) by
the Landlord.

1.5 The expressions landlord covenant and tenant covenant each has the meaning
given to it by the Landlord and Tenant {(Covenants) Act 1995,

10373.0007 Lease Social Club ~10 Jun 10 5

This official copy is incomplete without the preceding notes page.




1.12

1.13

1.14

1.15

1.16

1.17

1.18

1.19

.

Unless the context otherwise requires, references to the Access Areas, the Estate and
the Property are to the whole and any part of them or it.

The expression neighbouring property does not include the Estate.
A reference to the term is to the Contractual Term
A reference to the end of the term is to the end of the term however it ends.

References to the perpetuity period arc to the period of 80 years from the
commencement of the term and that period is the perpetuity period for the purposes
of section 1 of the Perpetuities and AccumulationgAct 1964,

References to the consent of the Landlord are to the consent of the Landlord given in
accordance with clause 41.4 and references to the approval of the Landlord are to the
approval of the Landlord given in accordance with clause 41.5.

A working day is any day which is not a Saturday, a Sunday, a bank holiday or a
public holiday in England.

Unless otherwise specified, a reference to a particular law is a reference to it as it is in
force for the time being, taking account of any amendment, extension, application or
re-enactment and includes any subordinate laws for the time being in force made
under it and all orders, notices, codes of practice and guidance made under it.

A reference to laws in general is to all local, national and directly applicable supra-
national laws in force for the time being, taking account of any amendment,
extension, application or re-enactment and includes any subordinate laws for the time
being in force made under them and all orders, notices, codes of practice and
guidance made under them.

Any obligation in this lease on the Tenant not to do something includes an obligation
not to agree to or suffer that thing to be done and an obligation to use best endeavours
to prevent that thing being done by another person.

Unless the context otherwise requires, where the words include(s) or including are
used in this lease, they are deemed to have the words "without limitation" following
them.

A person includes a corporate or unincorporated body.
References to writing or written do not include faxes or email.

Except where a contrary intention appears, a reference to a clause or Schedule, is a
reference to a clause of, or Schedule to, this lease and a reference in a Schedule to a
paragraph is to a paragraph of that Schedule.
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1.20

2.1

22

23

3.

k¥

Clause, Schedule and paragraph headings do not affect the interpretation of this lease.

GRANT

The Landlord lets with full title guarantee the Property to the Tenant for the
Contractual Term.

The grant is made together with the ancillary rights set out in clause 3, excepting and
reserving to the Landlord the rights set out in clause 4, and subject to the Third Party

Rights.

*

The grant is made with the Tenant paying the following as rent to the Landlord:

(a)  the Annual Rent and all VAT in respect of it;

{b) the Insurance Rent, and

(c) all interest payable under this lease; and

(d)  all other sums due under this lease.
ANCILLARY RIGHTS

The Landlord grants the Tenant the following rights (the Rights):

(a)

®

(©)

G))

(e)

The right to use the Access Areas for the purposes of vehicular and
pedestrian access to and egress from the Property

the right to use and to connect into any Service Media at the Estate that
belong to the Landlord and serve (but do not form part of) the Property
which are in existence at the date of this lease or are installed during the
perpetuity period,;

the right to enter the Access Areas so far as is reasonably necessary to
carry out any works to the Property required or permitted by this lease;
and

the right of support and protection for the Property from the remainder of
the Building

the right of access upon the Estate to maintain and repair the Property
and any Service Media that exclusively serve the Property

32 The Rights are granted in common with the Landlord and any other person authorised
by the Landlord.

33 The Rights are granted subject to the Third Party Rights insofar as the Third Party
Rights affect the Access Areas and the Tenant shall not do anything that may
interfere with any Third Party Right.
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34

35

3.6

3.7

38

39

4.1

]

The Tenant shall exercise the Rights only in connection with its use of the Property
for the Permitted Use and in accordance with any regulations made by the Landlord
as mentioned in clause 32.1,

The Tenant shall comply with all laws relating to its use of the Access Areas pursuant
to the Rights.

In relation to the Rights mentioned in clause 3.1(a), the Landlord may, at its
discretion, change the route of any means of access to or egress from the Property and
may change the area over which any of those Rights are exercised provided that the
Tenant maintains rights of access to have proper use and enjoyment of the Property.

*

In relation to the Rights mentioned in clause 3.1(b), the Landlord may, at its
discretion, re-route or replace any such Service Media and that Right shall then apply
in relation to the Service Media as re-routed or replaced

In exercising the Right mentioned in clause 3.1(c), the Tenant shall cause as little
inconvenience and damage to the Access Areas and the other tenants and occupiers of
the Estate as is reasonably practicable and shall promptly make good (to the
satisfaction of the Landlord) any damage caused to the Access Areas by reason of the
Tenant exercising that Right.

Except as mentioned in this clause 3, neither the grant of this lease nor anything in it
confers any right over the Access Areas or any neighbouring property nor is to be
taken to show that the Tenant may have any right over the Access Areas or any
neighbouring property, and section 62 of the Law of Property Act 1925 does not
apply to this lease.

RIGHTS EXCEPTED AND RESERVED

The following rights are excepted and reserved from this lease to the Landlord for the
benefit of the Estate:

(a) rights of light, air, support and protection to the extent those rights are
capable of being enjoyed at any time during the term;

(b)  the right to use and to connect into Service Media at, but not forming
part of, the Property which are in existence at the date of this lease or
which are installed or constructed during the period of 80 years from the
commencement of the term (and that period is the perpetuity period for
the purposes of section 1 of the Perpetuities and Accumulations Act
1964); the right to install and construct Service Media at the Property to
serve any part of the Estate (whether or not such Service Media also
serve the Property); and the right to re-route any Service Media
mentioned in this paragraph;

10373.0007 Lease Social Club —10 Jun 10 8

This official copy is incomplete without the preceding notes page.




(¢) at any time during the term, the full and free right to develop any part of
the Estate (other than the Property (subject to clause 4.1(f)) or any part of
the Access Areas over which rights are expressly granted by this deed) as
the Landlord may think fit;

(d) the right to erect temporary scaffolding at the Property or on the Estate
and attach it to any building on the Property in connection with any of
the Reservations;

(¢) the right to build on or into any boundary wall of the Property in
connection with any of the Reservations;

()  the right to re-route any means of access to or egress from the Property to
change the areas over which the Rights mentioned in clause 3.1(a) o
clause (c) are exercised; and

(g) the right to re-route and replace any Service Media over which the Rights
mentioned in clause 3.1(b) are exercised; and

(h)  the right for the Landlord and those authorised by it to use the toilet
accommodation within the Property before, during and after rugby
matches played on adjoining land leased by the Landlord to Salisbury
Rugby Union Football Club subject to compliance with the Tenant’s
reasonable security and cleaning arrangements and subject to at least 24
hours notice that such toilet accommodation is required

notwithstanding that the exercise of any of the Reservations or the works carried out
pursuant to them result in a reduction in the flow of light or air to the Property or loss
of amenity for the Property provided that they do not materially adversely affect the
vse and enjoyment of the Property for the Permitted Use.

42 The Landlord reserves the right to enter the Property:
(a) to repair, maintain, install, construct re-route or replace any Service
Media or structure relating to any of the Reservations; and
(b)  for any other purpose mentioned in or connected with:
()  this lease;
(ii) the Reservations; and
(iiiy the Landlord’s interest in the Property or the Estate.

4.3 The Reservations may be exercised by the Landlord and by anyone else who is or
becomes entitled to exercise them, and by anyone authorised by the Landlord.

44 The Tenant shall altow all those entitled to exercise any right to enter the Property, to
do so with their workers, contractors, agents and professional advisors, and to enter
the Property at any reasonable time (whether or not during usual business hours) and,
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4.5

5.1

5.2

6.1

6.2

7.1

7.2

except in the case of an emergency, after having given reasonable prior written notice
to the Tenant.

No party exercising any of the Reservations, nor its workers, contractors, agents and
professional advisors, shall be liable to the Tenant or to any undertenant or other
occupier of or person at the Property for any loss, damage, injury, nuisance or
inconvenience arising by reason of its exercising any of the Reservations except for:

() physical damage to the Property; or

(b)  any loss, damage, injury, nuisance or inconvenience in relation to which
the law prevents the Landlord from excluding liability.

THIRD PARTY RIGHTS

The Tenant shall comply with all obligations on the Landlord relating to the Third
Party Rights insofar as those obligations relate to the Property and shall not do
anything (even if otherwise permitted by this lease) that may interfere with any Third

Party Right.

The Tenant shall allow the Landlord and any other person authorised by the terms of
the Third Party Right to enter the Property in accordance with its terms.

THE ANNUAL RENT

The Tenant shall pay the Annual Rent and any VAT in respect of it by four equal
instalments in advance on or before the Rent Payment Dates. The payments shall be
made by banker’s standing order or by any other method that the Landlord requires at
any time by giving notice to the Tenant.

The first instalment of the Annual Rent and any VAT in respect of it shall be made on
the Rent Commencement Date and shall be the proportion, calculated on a daily
basis, in respect of the period from the Rent Commencement Date until the day
before the next Rent Payment Date.

REVIEW OF THE ANNUAL RENT

In this clause the “President” is the President for the time being of the Royal
Institution of Chartered Surveyors or a person acting on his behalf, and the Surveyor
is the independent valuer appointed pursuant to clause 7.10

The amount of Annual Rent shall be reviewed on each Review Date to the greater of:-

(@  the Annual Rent payable immediately before the relevant Review Date
(or which would then be payable but for any abatement or suspension of
the Annual Rent or restriction on the right to collect it); and

(b) the indexed rent determined pursuant to this clause.
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7.3

74

1.5

76

7.7

7.8

7.9

The indexed rent shall be determined at the relevant Review Date by multiplying the
Base Rent by All Items index value of the RP! for the month two months before the
month in which the relevant Review Date falls, then dividing the product by Ali Items
index value of the RPI for the Base RP1 Month

The Landlord shall calculate the indexed rent as soon as reasonably practicable and
shall give the Tenant written notice of the indexed rent as soon as it has been
calculated.

If the revised Annual Rent has not been calculated by the Landlord and notified to the
Tenant on or before the relevant Review Date, the Annual Rent payable from that
Review Date shall continue at the rate payable imnfediately before that Review Date
no later than five working days after the revised Annual Rent is notified by the
Landlord to the Tenant, the Tenant shall pay:

(a) The shortfall (if any) between the amount that it has paid for the period
from the Review Date until the Rent Payment Date following the date of
notification of the revised Annual Rent and the amount that would have
been payable had the revised Annual Rent been notified on or before that
Review Date; and

© (b) Interest at the Interest Rate on that shortfall calculated on a daily basis by
reference to the Rent Payment Dates on which parts of the shortfall
would have been payable if the revised Annual Rent had been notified on
or before that Review Date and the date payment is received by the
Landlord

Time shall not be of the essence for the purposes of this clause

Subject to clause 7.8 if there is any change to the methods used to compile the RPI,
including any change to the items from which All ltems index of the RPI is compiled,
or if the reference base used to compile the RPI changes, the calculation of the
indexed rent shall be made taking into account the effect of any such change..

If either the Landlord or the Tenant reasonably believes that any change referred to in
clause 7.7 would fundamentally after the calculation of the indexed rent in
accordance with this clause 7 and has given notice to the other party of this belief, or
if it becomes impossible or impracticable to calculate the indexed rent in accordance
with this clause 7 then the Landlord and the Tenant shall agree an alternative
mechanism for reviewing the Annual Rent, including substituting an alternative index
for the RPL

If any question or dispute arises between the parties as to the amount of the Annual
Rent payable or as to the interpretation, application or effect of any part of this clause
7, or if the Landlord and the Tenant fail to reach agreement under clause 7.8 the
question, dispute or disagreement is to be determined by the Surveyor, who shall have
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7.10

7.11

712

7.13

7.14

8.1

82

full power to determine the question, dispute or disagreement, including the power to
specify an alternative mechanism for setting the Annual Rent, including substituting
an alternative index for the RPIL.

If an independent valuer needs to be appointed to determine any matters referred to in
this clause 7 the Landlord and the Tenant may appoint such a valuer at any time
before either of them applies to the President for an independent valuer to be
appointed. The independent valuer shall be a Member or Fellow of the Royal
Institution of Chartered Surveyors

The Surveyor shall act as an expert and not as an arbitrator and shall provide reasons
for any determination. »

The Surveyor shall give the Landlord and the Tenant an opportunity to make written
representations to the Surveyor and to make written counter-representations
commenting on the representations of the other party to the Surveyor

If the Surveyor dies, delays or becomes unwilling or incapable of acting, then either
the Landlord or the Tenant may apply to the President to discharge the Surveyor and
clause 7.10 shall then apply in relation to the \appointment of a replacement

The fees and expenses of the Surveyor and the cost of the Surveyor’s appointment
and any counsel’s fees, or other fees reasonably incurred by the Surveyor shall be
payable by the Landlord and the Tenant in the proportions that the Surveyor directs
(ot if the Surveyor makes no direction, then equally). If the Tenant does not pay its
part of the Surveyor’s fees and expenses within ten working days after demand by the
Surveyor, the Landlord may pay that part and the amount it pays shall be a debt of the
Tenant due and payable on demand to the Landlord. The Landlord and the Tenant
shall otherwise each bear their own costs in connection with the rent review

SERVICES

The Services are:

(a) cleaning, maintaining and repairing the Access Areas including all
Service Media forming part of the Access Areas and remedying any
inherent defect;

(b)  maintaining the landscaped and grassed areas of the Access Areas;

(c) any other service or amenity that the Landlord may in its reasonable
discretion acting in accordance with the principles of good estate
management provide for the benefit of the tenants and occupiers of the
Estate.

Subject to the Tenant paying a fair proportion of the costs of the Services within 14
days of demand (but the Tenant shall not be liable to contribute to any costs of
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remedying inherent defects at the Building or the Estate)the Landlord shall use its
reasonable endeavours to repair, maintain and clean the roads, paths and parking
areas on the Access Areas The Landlord may, but shall not be obliged to, provide
any of the other Services. The Landlord shall not be obliged to carry out any repair
where the need for that repair has arisen by reason of any damage or destruction by a
risk against which the Landlord is not obliged to insure.

9. INSURANCE

2.1 Subject to clause 9.2, the Landlord shall keep the Property and the Access Areas
(other than any plate glass at the Property ) insured against loss or damage by the
Insured Risks for the sum which the Landlord 'i)roperly considers to be its full
reinstatement cost (taking inflation of building costs into account). The Landlord
shall not be obliged to insure any part of the Property installed by the Tenant.

92 The Landlord’s obligation to insure is subject to:

(a)  any exclusions, limitations, excesses and conditions that may be imposed
by the insurers; and

(b) insurance being available in the London insurance market on reasonable
terms acceptable to the Landlord. ~

9.3 The Tenant shall pay to the Landlord within 14 days of demand:

{a) the Insurance Rent;

(b) any amount that is deducted or disallowed by the insurers pursuant to any
excess provision in the insurance policy such excess not exceeding
£1,000 per claim; and

(c) any costs that the Landlord incurs in obtaining a valuation of the
Property for insurance purposes and a fair proportion of any costs that
the Landlord incurs in obtaining a valuation of the Estate for insurance
purposes (but not more than once every 2 years).

9.4 The Tenant shall:

(a) give the Landlord notice immediately any matter occurs that any insurer
or underwriter may treat as material in deciding whether or on what
terms to insure or to continue to insure the Property;

(b) not do or omit anything as a result of which any policy of insurance of
the Estate or any neighbouring property is likely to become void or
voidable or otherwise prejudiced, or the payment of any policy money
may be withheld, nor {unless the Tenant has previously notified the
Landlord and has paid any increased or additional premium) anything as
a result of which any increased or additional insurance premium may
become payable;
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9.5

i 9.6

(¢}  comply, at all times with the requirements and recommendations of the
insurers relating to the Property and the use by the Tenant of the Access
Areas;

(d)  give the Landlord immediate notice of the occurrence of any damage or
loss relating to the Property arising from.an Insured Risk or of any other
event that might affect any insurance policy relating to the Property;

(e) ot effect any insurance of the Property (except any plate glass at the
Property), but if it becomes entitled to the benefit of any insurance
proceeds in respect of the Property (other than in respect of plate glass)
pay those proceeds or cause them to be paid to the Landlord; and

()  pay the Landlord an amount equal ':to any insurance money that the
insurers of the Estate refuse to pay (in relation to the Estate} by reason of
any act or omission of the Tenant or any undertenant, their workers,
contractors or agents or any person at the Property or the Access Areas
with the actual or implied authority of any of them.

The Landlord shall, subject to obtaining all necessary planning and other consents,
use all insurance money received (other than for loss of rent) in connection with any
damage to the Property or the Access Area to repair the damage for which the money
has been received or (as the case may be) in rebuilding the Property or the Access
Areas, as the case may be the Landlord make up any shortfall out of the Landlord’s
own monies. The Landlord shall not be obliged to:

(@)  provide accommodation identical in layout or design so long as
accommodation reasonably equivalent to that previously at the Property
or the Access Areas is provided; or

(b)  repair or rebuild if the Tenant has failed to pay any of the Insurance
Rent; or

(c)  repair or rebuild the Property or the Access Areas after a notice has been
served pursuant to clause - 9.7.

If the Property is damaged or destroyed by an Insured Risk so as to be unfit for
occupation and use or if the Access Areas are damaged or destroyed by an Insured
Risk so as to make the Property inaccessible or unusable then, unless the policy of
insurance in relation to the Property or the Access Areas has been vitiated in whole or
in part in consequence of any act or omission of the Tenant, any undertenant or their
respective workers, contractors or agents or any other person on the Property or the
Access Areas with the actual or implied authority of any of them, payment of the
Annual Rent and the service charge referred to at clause 8.2, or a fair proportion
them according to the nature and extent of the damage, shall be suspended until the
Property has been reinstated and made fit for occupation and use or the Access Areas
have been reinstated so as to make the Property accessible or useable (as the case may
be), or until the end of three years from the date of damage or destruction, if sooner.
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9.7

10.

10.1

10.2

10.3

11.

11.2

12.

12.1

The Landlord or the Tenant may terminate this lease by giving notice to the other
party if, following damage or destruction of the Property or the Access Areas by an
Insured Risk, the Property has not been reinstated so as to be fit for occupation and
use or the Access Areas have not been reinstated so as to make the Property
accessible or useable within three years after the date of damage or destruction. On
giving this notice this lease shall determine but this shall be without prejudice to any
right or remedy of the Landlord or the Tenant in respect of any breach of the
covenants of this lease. Any proceeds of the insurance (other than any insurance for
plate glass) shall belong to the Landlord.

RATES AND TAXES .

The Tenant shall pay all present and future rates, taxes and other impositions payable
in respect of the Property, its use and any works carried out there, other than:

(a)  any taxes payable by the Landlord in connection with any dealing with or
disposition of the reversion to this lease; or

(b)  any taxes, other than VAT and insurance premium tax, payable by the
Landlord by reason of the receipt of any of the rents due under this lease.

The Tenant shall not make any proposal to alter the rateable value of the Property or
that value as it appears on any drafl rating list, without the approval of the Landiord
such approval not to be unreasonably withheld or delayed.

If, after the end of the term, the Landlord loses rating relief (or any similar relief or
exemption) because it has been allowed to the Tenant, then the Tenant shall pay the
Landlord an amount equal to the relief or exemption that the Landlord has iost.

UTILITIES

The Tenant shall pay all costs in connection with the supply and removal of
electricity, gas, water, sewage, telecommunications, data and other services and
utilities to or from the Property.

The Tenant shall comply with all laws and with any recommendations of the relevant
suppliers relating to the use of those services and utilities.

COMMON ITEMS

The Tenant shall pay the Landlord on demand a fair proportion of all costs payable by
the Landlord for the maintenance, repair, lighting, cleaning and renewal of all Service
Media, structures and other items not on the Estate but used or capable of being used
by the Estate in common with other land but for the avoidance of doubt shall not be
obliged to contribute to the Landlord’s expenditure for carrying out its obligations
pursuant to clause 37.1(b).
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12.2

13.

13.1

13.2

14.

14.1

142

15,

15.1

The Tenant shall comply with all reasonable regulations the Landlord may make from
time to time in connection with the use of any of those Service Media, structures or
other items.

VAT

All sums payable by the Tenant are exclusive of any VAT that may be chargeable.
The Tenant shall pay VAT in respect of all taxable supplies made to it in connection
with this lease on the due date for making any payment or, if earlier, the date on
which that supply is made for VAT purposes.

Every obligation on the Tenant, under or in conflection with this lease, to pay the
Landlord or any other person any sum by way of a refund or indemnity, shall include
an obligation to pay an amount equal to any VAT incurred on that sum by the
Landlord or other person except, to the extent that the Landlord or other person
obtains or could obtain credit for such VAT under the Value Added Tax Act 1994.

DEFAULT INTEREST AND INTEREST

If any Annual Rent or any other money payable under this lease has not been paid by
the date 14 days afler it is dué, whether it has been formally demanded or not, the
Tenant shall pay the Landlord interest at the Default Interest Rate (both before and
after any judgment) on that amount for the period from the due date to and including
the date of payment.

If the Landlord does not demand or accept any Annual Rent or other money due or
tendered under this lease because the Landlord reasonably believes that the Tenant is
in breach of any of the tenant covenants of this lease, then the Tenant shall, when that
amount is accepted by the Landlord, also pay interest at the Interest Rate on that
amount for the period from the date the amount (or each part of it) became due until
the date it is accepted by the Landlord.

CosTS

The Tenant shall pay the reasonable and proper costs and expenses of the Landlord

including any solicitors’ or other professionals’ costs and expenses (incurred both

during and after the end of the term) in connection with :-
(a) the enforcement of the tenant covenants of this lease;

(b)  serving any notice in connection with this lease under section 146 or 147
of the Law of Property Act 1925 or taking any proceedings under either
of those sections, notwithstanding that forfeiture is avoided otherwise
than by relief granted by the court;

(c) serving any notice in connection with this lease under section 17 of the
Landlord and Tenant {Covenants) Act 1995;
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152

16.

17.

18.

19.

19.1

19.2

(d) the preparation and service of a schedule of dilapidations during or
within 3 months after the determination or expiry of the term in
connection with this lease; and

(¢) any consent or approval applied for under this lease, whether or not it is
granted unless the consent or approval is unreasonably withheld or
delayed by the Landlord in circumstances where the Landlord is not
unreasonably to withhold it .

Where the Tenant is obliged to pay or indemnify the Landlord against any solicitors”
or other professionals’ costs and expenses {(whether under this or any other clause of
this lease) that obligation extends to those costs and expenses assessed on a
reasonable and proper basis. *

COMPENSATION ON VACATING

Any right of the Tenant or anyone deriving title under the Tenant to claim
compensation from the Landlord on leaving the Property under the Landlord and
Tenant Act 1927 or the 1954 Act is excluded, except to the extent that the legislation
prevents that right being excluded.

NO DEDUCTION, COUNTERCLAIM OR SET-OFF

The Annual Rent and all other money due under this lease are to be paid by the
Tenant or any guarantor (as the case may be) without deduction, counterclaim or set-
off.

REGISTRATION OF THIS LEASE

Promptly following the grant of this lease, the Tenant shall apply to register this lease
at HM Land Registry. The Tenant shall ensure that any requisitions raised by HM
Land Registry in connection with that application are dealt with promptly and
properly. Within one month after completion of the registration, the Tenant shall send
the Landlord official copies of its title.

ASSIGNMENTS

The Tenant shail not assign the whole of this lease other to an assignee of similar
status to the Tenant established for a charitable and/or not for profit community
purpose and then not without the consent of the Landlord, such consent not to be
unreasonably withheld or delayed.

The Tenant shall not assign part only of this lease.
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19.3 The Landlord and the Tenant agree that for the purposes of section 19(1A) of the

I Landlord and Tenant Act 1927 the Landlord may give its consent to an assignment

subject to all or any of the following conditions:

I (a) a condition that the assignor (and any former tenant who because of
section 11 of the Landlord and Tenant (Covenants) Act 1995 has not
been released from the tenant covenants of this lease) enters into an

I authorised guarantee agreement which:

{) is in respect of all the tenant covenants of this lease;

I (i) is in respect of the period beginning with the date the assignee

becomes bound by those covenants and ending on the date when the

l assignee is released from those Covenants by virtue of section 5 of

the Landlord and Tenant (Covenants) Act 1995;
(iii) imposes principal debtor liability on the assignor (and any former

I tenant);

(iv) requires (in the event of a disclaimer of liability of this lease) the

I assignor (or former tenant as the case may be) to enter into a new

tenancy for a term equal to the unexpired residue of the Contractual
) Term; and .

I (v)  is otherwise in a form reasonably required by the Landlord;

(b) a condition that a person of standing acceptable to the Landlord enters

I into a guarantee and indemnity of the tenant covenants of this lease in the
form set out in the Schedule (but with such amendments and additions as

l the Landlord may reasonably require).

194 The Landlord and the Tenant agree that for the purposes of section 19(1A) of the

I Landlord and Tenant Act 1927 the Landlord may refuse its consent to an assignment

if any Annual Rent or other money due under this lease is outstanding.

I 19.5  Nothing in this clause shall prevent the Landlord from giving consent subject to any

other reasonable condition, nor from refusing consent to an assignment in any other

I circumstance where it is reasonable to do so.

20. UNDERLETTINGS

I 20.1  The Tenant shall not underlet the whole of the Property other than to an undertenant

using the Property for the Permitted Use established for charitable and/or not for

I profit community purposes

I 20.2  The Tenant shall not underiet part only of the Property

20.3  The Tenant shall not underlet the Property
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(a)

(b)

(©)

together with any property or any right over property that is not included
within this lease;

at a fine or premium or reverse premium; nor

allowing any rent free period to the undertenant that exceeds the period as is
then usual in the open market in respect of such a letting

20.4 The Tenant shall not underlet the Property unless, before the underlease is granted,
the Tenant has given the Landlord:

(a)

(b

a certified copy of the notice served onsthe undertenant, as required by
section 38A(3)(a) of the 1954 Act, applying to the tenancy to be created by
the underlease, and

a certified copy of the declaration or statutory declaration made by the
undertenant in accordance with the requirements of section 38A(3)(b) of the
1954 Act

20.5  Any underletting of the Tenant shall be by deed and shall include:

(@

(&)

(©)

(d

(¢)

an agreement between the Tenant and the undertenant that the provisions of
sections 24 to 28 of the 1954 Act are excluded from applying to the tenancy
created by the underlease;

the reservation of a rent which is not less than the full open market rental
value of the Property at the date the Property is underlet and which is payable
at the same times as the Annual Rent under this lease (but this shall not
prevent an underlease providing for a rent-free period of a length permitted
by clause 20.3(c));

provisions for the review of rent at the same dates and on the same basis as
the review of rent in this lease, unless the term of the underlease does not
extend beyond the next Review Date;

a covenant by the undertenant, enforceable by and expressed to be
enforceable by the Landlord (as superior landlord at the date of grant) and its
successors in title in their own right, to observe and perform the tenant
covenants in the underlease and any document that is supplemental or
collateral to it and the tenant covenants in this lease, except the covenants to
pay the rents reserved by this lease; and

provisions requiring the consent of the Landlord to be obtained in respect of
any matter for which the consent of the Landlord is required under this lease
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20.6

21.

22.

24,

24.1

And shall otherwise be consistent with and include tenant covenants no less onerous
(other than as to the Annual Rent) than those in this lease and in a form approved by
the Landlord, such approval not to be unreasonably withheld or delayed.

In relation to any underlease granted by the Tenant, the Tenant shall:

{a) not vary the terms of the underlease without the consent of the Landlord, such
consent not to be unreasonably withheld or delayed;

{b) enforce the tenant covenants in the underlease and not waive any of them nor
allow any reduction in the rent payable und.er the underlease; and

{c) ensure that in relation to any rent review the revised rent is not agreed
without the approval of the Landlord, such approval not to be unreasonably
withheld or delayed

SHARING OCCUPATION

The Tenant may permit hirings of part or parts of the Property for community
purposes provided that no relationship of Landlord and Tenant is established by that

arrangement

CHARGING

The Tenant shall not charge the whole or part only of this lease

PROHIBITION OF OTHER DEALINGS

Except as expressly permitted by this lease, the Tenant shall not assign, underlet,
charge, part with or share possession or share occupation of this lease or the Property
or hold the lease on trust for any person (except pending registration of a dealing
permitted by this lease at HM Land Registry or by reason only of joint legal
ownership).

REGISTRATION AND NOTIFICATION OF DEALINGS AND OCCUPATION

In this clause a Transaction is:

(a) any dealing with this lease or the devolution or transmission of, or
parting with possession of any interest in it; or

(b) the creation of any underlease or other interest out of this lease, or out of
any interest, underlease derived from it, and any dealing, devolution or
transmission of, or parting with possession of any such interest or
underlease; or

(¢) the making of any other arrangement for the occupation of the Property.
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242

243

24.4

25.

26.

26.1

26.2

26.3

In respect of every Transaction that is registrable at HM Land Registry, the Tenant
shall promptly following completion of the Transaction apply to register it (or
procure that the relevant person so applies). The Tenant shall (or shall procure that)
any requisitions raised by HM Land Registry in connection with an application to
register a Transaction are dealt with promptly and properly. Within one month of
completion of the registration, the Tenant shall send the Landlord official copies of its
title {and where applicable of the undertenant’s title).

No later than one month after a Transaction the Tenant shall:
(a) give the Landlord’s solicitors notice of the Transaction; and

(b)  deliver two certified copies of any doeument effecting the Transaction to
the Landlord’s solicitors; and

(¢) pay the Landlord’s solicitors a registration fee of £30 (plus VAT).

If the Landlord so requests, the Tenant shall promptly supply the Landlord with full
details of the occupiers of the Property and the terms upon which they occupy it.

CLOSURE OF THE REGISTERED TITLE OF THIS LEASE

Within one month after the end of the term (and notwithétanding that the term has
ended), the Tenant shall make an application to close the registered title of this lease
and shall ensure that any requisitions raised by HM Land Registry in connection with
that application are dealt with promptly and properly; the Tenant shall keep the
Landlord informed of the progress and completion of its application.

REPAIRS

The Tenant shall keep the Property clean and tidy and in good repair and condition
but shall not be liable for any inherent defects in the Building or the Property.

The Tenant shall not be liable to repair the Property to the extent that any disrepair
has been caused by an Insured Risk, unless and to the extent that:

(2) the policy of insurance of the Property has been vitiated or any insurance
proceeds withheld in consequence of any act or omission of the Tenant,
any undertenant or their respective workers, contractors or agents or any
person on the Property with the actual or implied authority of any of
them; or

(b) the insurance cover in relation to that disrepair is excluded, limited, is
unavailable or has not been extended, as mentioned in clause 9.2.

The Tenant shall keep the external areas of the Property in a clean and tidy condition
and not allow any rubbish or waste to be left there. The Tenant shall clean all
windows at the Property as often as is necessary.
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27. DECORATION

27.1  The Tenant shall decorate the outside and the inside of the Property as often as is
reasonably necessary and also in the last three months before the end of the term.

27.2  All decoration shall be carried out in a good and proper manner using good quality
materials that are appropriate to the Property and the Permitted Use and shall include
all appropriate preparatory work.

27.3  All decoration carried out in the last three months of the term shall also be carried out
to the satisfaction of the Landlord and using materials, designs and colours approved
by the Landlord such approval not to be unreasonafly withheld or delayed.

28, ALTERATIONS

28.1 The Tenant shall not make any external or structural alteration or addition to the
Property and shall not make any opening in any boundary structure of the Property.

282  The Tenant shall not install any Service Media on the exterior of the Property nor
alter the route of any Service Media at the Property without the consent of the
Landlord, such consent not to be unreasonably withheld. )

283  The Tenant shall not make any internal, non-structural alteration to the Property
without the consent of the Landlord, such consent not to be unreasonably withheld or
delayed.

29. SIGNS

29.1 In this clause Signs include signs, fascia, placards, boards, posters and
advertisements.

292  The Tenant shall not attach any Signs to the exterior of the Property or display any
inside the Property so as to be seen from the outside, without the consent of the
Landlord, such consent not to be unreasonably withheld or delayed.

293  Before the end of the term, the Tenant shall remove any Signs placed by it at the
Property and shall make good any damage caused to the Property by that removal.

30. RETURNING THE PROPERTY TO THE LANDLORD

30.1 At the end of the term the Tenant shall return the Property to the Landlord in the
repair and condition required by this lease.

30.2  If the Landlord gives the Tenant notice no later than three months before the end of
the term, the Tenant shall remove items it has fixed to the Property, remove any
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303

304

30.5

3l

31.2

313

32,

32.1

322

alterations it has made to the Property and make good any damage caused to the
Property by that removal.

At the end of the term, the Tenant shall remove from the Property all chattels
belonging to or used by it.

The Tenant irrevocably appoints the Landlord to be the Tenant’s agent to store or
dispose of any chattels or items it has fixed to the Property and which have been left
by the Tenant on the Property for more than ten working days after the end of the
term. The Landlord shall not be liable to the Tenant by reason of that storage or
disposal. The Tenant shall indemnify the Landlord in respect of any claim made by a
third party in relation to that storage or disposal. *

If the Tenant does not comply with its obligations in this clause, then, without
prejudice to any other right or remedy of the Landlord, the Tenant shall pay the
Landlord an amount equal to the Annual Rent at the rate reserved immediately before
the end of the term for the period that it would reasonably take to put the Property
into the condition it would have been in had the Tenant performed its obligations
under this clause. The amount shall be a debt due on demand from the Tenant to the
Landlord.

USE
The Tenant shall not use the Property for any purpose other than the Permitted Use.

The Tenant shall not use the Property for any illegal purpose nor for any purpose or
in a manner that would cause loss, damage, injury, nuisance or inconvenience to the
Landlord, the other tenants or occupiers of the Estates or any owner or occupier of
neighbouring property.

The Tenant shall not overload any structural part of the Property nor any machinery
or equipment at the Property nor any Service Media at or serving the Property.

MANAGEMENT OF THE ESTATE

The Tenant shall observe all reasonable and proper regulations made by the Landlord
from time to time in accordance with the principles of good estate management and
notified to the Tenant relating to the use of the Access Areas and the management of
the Estate.

Nothing in this lease shall impose or be deemed to impose any restriction on the use
of any other part of the Estate or any neighbouring property.
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33.

331

33.2

333

334

335

33.6

337

COMPLIANCE WITH LAWS

The Tenant shall comply with all laws relating to:

(@) the Property and the occupation and use of the Property by the Tenant
including but without limitation all requirements of the relevant
Licencing Authorities;

(b) the use of all Service Media and machinery and equipment at or serving
the Property;

(¢) any works carried out at the Property; and

(d) all materials kept at or disposed from the Property.

PROVIDED THAT the Tenant shall not be liable for any pre-existing contamination
at the Property not caused by the Tenant.

Without prejudice to any obligation on the Tenant to obtain any consent or approval
under this lease, the Tenant shall carry out all works that are required under any law
to be carried out at the Property whether by the owner or the occupier.

Within five working days after receipt of any notice or other communication affecting
the Property or the Estate (and whether or not served pursuant to any law) the Tenant
shall:

(a) send a copy of the relevant document to the Landlord; and

(b) in so far as it relates to the Property, take all steps necessary to comply
with the notice or other communication and take any other action in
connection with it as the Landlord may require.

The Tenant shall not apply for any planning permission for the Property without the
Landlord’s consent and such consent not to be unreasonably withheld or delayed.

The Tenant shall comply with its obligations under the CDM Regulations, including
all requirements in relation to the provision and maintenance of a health and safety
fite. The Tenant shall maintain the health and safety file for the Property in
accordance with the CDM Regulations and shall give it to the Landlord at the end of
the term.

The Tenant shall supply all information to the Landlord that the Landlord reasonably
requires from time to time to comply with the Landlord’s obligations under the CDM
Regulations.

As soon as the Tenant becomes aware of any defect in the Property, it shall give the
Landlord notice of it. The Tenant shall indemnify the Landlord against any liability
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34.

34.1

342

343

344

345

35.

35.1

35.2

under the Defective Premises Act 1972 in relation to the Property by reason of any
failure of the Tenant to comply with any of the tenant covenants in this lease.

The Tenant shall keep the Property equipped with all fire prevention, detection and
fighting machinery and equipment and fire alarms which are required under all
relevant laws or required by the insurers of the Property or reasonably recommended
by them or reasonably required by the Landlord and shall keep that machinery,
equipment and alarms properly maintained and available for inspection.

ENCROACHMENTS, OBSTRUCTIONS AND ACQUISITION OF RIGHTS

The Tenant shall not grant any right or licence over the Property to any person save
as expressly permitted by this Lease.

1f any person makes or attempts to make any encroachment over the Property or takes
any action by which a right may be acquired over the Property, the Tenant shall:

(a) immediately give notice to the Landlord; and

(b) take all steps (including any proceedings) the Landlord reasonably
requires to prevent or license the continuation of that encroachment or

action.

The Tenant shall not obstruct the flow of light or air to the Property nor obstruct any
means of access to the Property .

The Tenant shall not make any acknowledgement that the flow of light or air to the
Property or any other part of the Estate or that the means of access to the Property or
the Estate is enjoyed with the consent of any third party.

If any person takes or threatens to take any action to obstruct the flow of light or air
to the Property or obstruct the means of access to the Property the Tenant shall:

{a) immediately notify the Landlord; and

(b) take all steps (including proceedings) the Landlord reasonably requires to
prevent or secure the removal of the obstruction.

REMEDY BREACHES

The Landlord may enter the Property to inspect its condition and state of repair and
may give the Tenant a notice of any breach of any of the tenant covenants in this
lease relating to the condition or repair of the Property.

If the Tenant has not begun any works needed to remedy that breach within two
months following that notice (or if works are required as a matter of emergency, then
immediately) or if the Tenant is not carrying out the works with all due speed, then
the Landlord may enter the Property and carry out the works needed.
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36.

37.

37.1

38.

38.1

The reasonable and proper costs incurred by the Landlord in carrying out any works
pursuant to this clause (and any professional fees and any VAT in respect of those
costs) shall be a debt due from the Tenant to the Landlord and payable on demand.

Any action taken by the Landlord pursuant to this clause shall be without prejudice to
the Landlord’s other rights, including those under clause 38.

INDEMNITY

The Tenant shali keep the Landlord indemnified against all expenses, costs, claims,
damage and loss (including any diminution in the value of the Landlord’s interest in
the Estate and loss of amenity of the Estate) arisi?;g from any breach of any tenant
covenants in this lease, or any act or omission of the Tenant, any undertenant or their
respective workers, contractors or agents or any other person on the Property or the
Access Areas with the actual or implied authority of any of them.

LANDLORD’S COVENANTS
The Landlord covenants with the Tenant, that:

(a) - so long as the Tenant pays the rents reserved by and complies with its
obligations in this lease, the Tenant shall have quiet enjoyment of the
Property without any lawful interruption by the Landlord or any person
claiming under the Landlord

()] to keep in good repair and condition the Building

CONDITION FOR RE-ENTRY

The Landlord may re-enter the Property (or any part of the Property in the name of
the whole) at any time after any of the following occurs:

(@  any rent is unpaid 21 days after becoming payable whether it has been
formally demanded or not;

(b)  any breach of any condition of, or tenant covenant, in this lease;
(¢)  where the Tenant is a corporation,

(i)  the taking of any step in connection with any voluntary arrangement
or any other compromise or arrangement for the benefit of any
creditors of the Tenant ; or

(i) the making of an application for an administration order or the
making of an administration order in relation to the Tenant ; or

(iii} the giving of any notice of intention to appoint an administrator, or
the filing at court of the prescribed documents in connection with
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39.

39.1

392

393

the appointment of an administrator, or the appointment of an
administrator, in any case in relation to the tenant ; or

R

(iv) the appointment of a receiver or manager or an administrative
receiver in relation to any property or income of the Tenant or

(v) the commencement of a voluntary winding-up in respect of the
Tenant , except a winding-up for the purpose of amalgamation or
reconstruction of a solvent company in respect of which a statutory
declaration of solvency has been filed with the Registrar of
Companies; or

(vi) the making of a petition for a winding-up order or a winding-up
order in respect of the Tenant ; or *

(vii) the striking-off of the Tenant or guarantor from the Register of
Companies or the making of an application for the Tenant to be
struck-off; or

(viii) the Tenant otherwise ceasing to exist,
(d)  where the Tenant is an individual:

(i)  the taking of any step in connection with any voluntary arrangement
or any other compromise or arrangement for the benefit of any
creditors of the Tenant ; or

(ii)  the presentation of a petition for a bankruptcy order or the making
of a bankruptcy order against the Tenant .

If the Landlord re-enters the Property (or any part of the Property in the name of the
whole) pursuant to this clause, this lease shall immediately end, but without prejudice
to any right or remedy of the Landlord in respect of any breach of covenant by the
Tenant.

LIABILITY

At any time when the Landlord, the Tenant or a guarantor is more than one person,
then in each case those persons shall be jointly and severally liable for their
respective obligations arising by virtue of this lease. The Landlord may release or
compromise the liability of any one of those persons or grant any time or concession
to any one of them without affecting the liability of any other of them.

The obligations of the Tenant and any guarantor arising by virtue of this lease are
owed to the Landlord and the obligations of the Landlord are owed to the Tenant.

In any case where the facts are or should reasonably be known to the Tenant, the
Landlord shall not be liable to the Tenant for any failure of the Landlord to perform
any landlord covenant in this lease unless and until the Tenant has given the Landlord
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40.1

40.2

40.3

41,

41.1

41.2

413

41.4

41.5

notice of the facts that give rise to the failure and the Landlord has not remedied the
failure within a reasonable time.

ENTIRE AGREEMENT AND EXCLUSION OF REPRESENTATIONS

This lease constitutes the entire agreement and understanding of the parties relating to
the transaction contemplated by the grant of this lease and supersedes any previous
agreement between the parties relating to the transaction.

The Tenant acknowledges that in entering into this lease it has not relied on, nor shall
have any remedy in respect of, any statement or representation made by or on behalf
of the Landlord. \

Nothing in this clause shall, however, operate to limit or exclude any liability for
fraud.

NOTICES, CONSENTS AND APPROVALS

Except where this lease specifically states that a notice need not be in writing, or
where notice is given in an emergency, any notice given pursuant to this lease shall
be in writing,

A written notice shall be delivered by hand or sent by pre-paid first class post or
recorded delivery. A correctly addressed notice sent by pre-paid first class post shall
be deemed to have been delivered at the time at which it would have been delivered
in the normal course of the post.

Section 196 of the Law of Property Act 1925 shall otherwise apply to notices given
under this lease.

Where the consent of the Landlord is required under this lease, a consent shall only
be valid if it is given by deed, unless:

(a) it is given in writing and signed by a person duly authorised on behalf or
the Landlord; and

(b) it expressly states that the Landlord waives the requirement for a deed in

that particular case.

If a waiver is given, it shall not affect the requirement for a deed for any other
consent.

Where the approval of the Landlord is required under this lease, an approval shall
only be valid if it is in writing and signed by or on behalf of the Landlord, unless:
(a) the approval is being given in a case of emergency; or

(b) this lease expressly states that the approval need not be in writing.
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44,

45,

If the Landlord gives a consent or approval under this lease, the giving of that consent
or approval shall not imply that any consent or approval required from a third party
has been obtained, nor shall it obviate the need to obtain any consent or approval
from a third party.

GOVERNING LAW AND JURISDICTION

This lease shall be governed by and construed in accordance with the law of England
and Wales.

The Landlord, the Tenant, and any guarantor irrevocably agree to submit to the
exclusive jurisdiction of the courts of England arl Wales over any claim or matter
arising under or in connection with this lease or the legal relationships established by
it.

CONTRACTS (RIGHTS OF THIRD PARTIES) ACT 1999

No term of this lease shall be enforceable under the Contracts (Rights of Third
Parties) Act 1999 by a third party but this does not affect any right or remedy of a
third party which exists or is available apart from under that Act.

LANDLORD AND TENANT (COVENANTS) ACT 1995

This lease creates a new tenancy for the purposes of the Landlord and Tenant
(Covenants) Act 1995.

LIABILITY

WHEREAS the liability of the Tenant under the obligations herein contained and on
its part to be observed and performed and the liability under such obligations and its
successors in title being trustee(s) for the time being of the Tenant shall be limited to
the amount of the assets of the Tenant but nothing herein contained shall affect any
powers or remedies of the Landlord in respect of any breach non-observance non-
performance of the said obligations except as regards the liability of the Tenant and

its successors in title being such trustee(s) as aforesaid.

This document has been executed as a deed and is delivered and takes effect on the date stated

at the beginning of it.
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THE SCHEDULE

GUARANTEE AND INDEMNITY

1. GUARANTEE AND INDEMNITY
1.1 The Guarantor guarantees to the Landlord that the Tenant shall:

(a) pay the rents reserved by this lease and observe and perform the tenant
covenants of this lease and that if the Tenant fails to pay any of those rents or
to observe or perform any of those tenant Eovenants, the Guarantor shall pay
or observe and perform them; and

{b) observe and perform any obligations the Tenant enters into in an authorised
guarantee agreement made in respect of this lease (the Authorised Guarantee
Agreement) and that if the Tenant fails to do so, the Guarantor shall observe
and perform those obligations

1.2 The Guarantor covenants with the Landlord as a separate and independent primary
obligation to indemnify the Landlord against any failure by the Tenant:

(a) to pay any of the rents reserved by this lease or any failure to observe or
perform any of the tenant covenants of this lease; and

(b) to observe or perform any of the obligations the Tenant enters into in the
Authorised Guarantee Agreement

2, GUARANTOR’S LIABILITY

2.1 The liability of the Guarantor under paragraph 1.1(a) and paragraph 1.2(a) shall
continue until the end of the term or until the Tenant is released from the tenant
covenants of this lease by virtue of the Landlord and Tenant (Covenants) Act 1995, if
earlier

2/2 The liability of the Guarantor shall not be affected by:

(a) any time or indulgence granted by the Landlord to the Tenant; or

(b) any delay or forbearance by the Landlord in enforcing the payment of any of
the rents or the observance or performance of any of the tenant covenants of
this lease (or the Tenant’s obligations under the Authorised Guarantee
Agreement) or in making any demand in respect of any of them; or
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{c) any refusal by the Landlord to accept any rent or other payment due under
this lease where the Landlord believes that the acceptance of such rent or

.. 2. - P R T TSP

© 7 paymént may préjudice its abilily 16 te-énter the Property; or

(d) the Landlord exercising any right or remedy against the Tenant for any failure
to pay the rents reserved by this lease or to observe or perform the tenant
covenants of this lease (or the Tenant’s obligations under the Authorised
Guarantee Agreement); or

(e) the Landlord taking any action or refraining from taking any action in
connection with any other security held by the Landlord in respect of the
Tenant’s liability to pay the rents reserved by this lease or observe and
perform the tenant covenants of the lease (or the Tenant’s obligations under
the Authorised Guarantee Agreemént) including the release of any such
security; or o

H a release or compromise of the liability of any one of the persons wiio s the
Guarantor, or the grant of any'time or concession to any one of them; or

. () any legal limitation or disability on the Tenant or any invalidity or
irregularity of any of the tenant covenants of the lease {or the Tenant’s
obligations under the Authorised Guarantee Agreement) or any
unenforceability of any of them against the Tenant; or

(h) the Tenant being dissolved, or being struck off the register of companies or
otherwise ceasing to exist, or, if the Tenant is an individual, by the Tenant
dying or becoming incapable of managing its affairs; or

@ without prejudice to paragraph 4 the disclaimer of the Tenant’s liability under
this lease or the forfeiture of this lease; or

) the surrender of part of the Property except that the Guarantor shall not be
under any liability in relation to the surrendered part in respect of any period
after the surrender; or

r
¥

J—

By any other act or omission except an express written release under seal of the
Guarantor by the Landlord

2.3 The liability of each of the persons making up the Guarantor is joint and several

24 Any sum payable by the Guarantor shall be paid without any deduction, set-off or
counter-claim against the Landlord or the Tenant
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3.1

3.2

33

4.1

4.2

VARIATIONS AND SUPPLEMENTAL DOCUMENTS

The Guarantor shall at the request of the Landlord join in and give ifs consent to the
terms of any consent approval variation or other document that may be entered into
by the Tenant in connection with this lease (or the Authorised Guarantee Agreement).

The Guarantor shall not be released by any variation of the rents reserved by or the
tenant covenants in this Lease (or the Tenant’s obligations under the Authorised
Guarantee Agreement) whether or not:

(a) the variation is material or prejudicial to the Guarantor; or
.

(b) the variation is made in any document; or
(c) the Guarantor has consented, in writing or otherwise, to the variation

The liability of the Guarantor shall apply to the rents reserved by and the tenant
covenants in this lease (and the Tenant’s obligations under the Authorised Guarantee
Agreement) as varied except to the extent that the liability of the Guarantor is affected
by section 18 of the Landlord and Tenant (Covenants) Act 1995

GUARANTOR TO TAKE A NEW LEASE OR MAKE PAYMENT

If this lease is forfeited or the liability of the Tenant under this lease is disclaimed and
the Landlord gives the Guarantor notice not later than six months after the forfeiture
or the Landlord having received notice of the disclaimer the Guarantor shall enter into
a new lease of the Property on the terms set out in paragraph 4.2

The rights and obligations under the new lease shall take effect from the date of the
forfeiture or disclaimer and the new lease shall:

(a) be granted subject to the right of any person to have this lease vested in them
by the court and to the terms on which any such order may be made and
subject to the rights of any third party existing at the date of the grant;

(b) for a term that expires at the same date as the end of the Contractual Term of
this lease had there been no forfeiture or disclaimer;

(c) reserve as an initial annual rent an amount equal to the Annual Rent payable
under this lease at the date of the forfeiture or disclaimer or which would be
payable but for any abatement or suspension of the Annual Rent or restriction
on the right to collect it (subject to paragraph 5) and which is subject to
review on the same terms and dates provided by this lease; and
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6.1

6.2

(d) otherwise be on the same terms as this lease (as varied if there has been any
variation)
4.3 The Guarantor shall pay the Landlord’s solicitors® costs and disbursements

(on a full indemnity basis) and any VAT in respect of them in relation to the
new lease and shall execute and deliver to the Landlord a counterpart of the
new lease within one month after service of the Landlord’s notice

4.4 The grant of a new lease and its acceptance by the Guarantor shall be without
prejudice to any other rights which the Landlord may have against the
Guarantor or against any other person or in respect of any other security that
the Landlord may have in connection with this lease

4.5 The Landlord may instead of giving the Guarantor notice pursuant to
paragraph 4.1 but in the same circumstances and within the same time limit
require the Guarantor to pay an amount equal to six months Annual Rent and
the Guarantor shall pay that amount on demand

RENT AT THE DATE OF FORFEITURE OR DISLCAIMER

If at the date of the forfeiture or disclaimer there is a rent review pending under this
lease, then the initial annual rent to be reserved by the new lease shall be the greater
of

{a) the Annual Rent previously payable (or which would have been
payable but for any abatement or suspension of the Annual Rent or
restriction on the right to collect it) under the lease prior to forfeiture
or disclaimer; and

{b) the open market rent of the Property at the relevant Review Date as
determined by the Landlord before the grant of the new lease

PAYMENTS IN GROSS AND RESTRICTIONS ON THE GUARANTOR

Any payment or dividend that the Landlord receives from the Tenant (or its estate) or
any other person in connection with any insolvency proceedings or arrangement
involving the Tenant shall be taken and applied as a payment in gross and shall not
prejudice the right of the Landlord to recover from the Guarantor to the full extent of
the obligations that are the subject of this guarantee and indemnity.

The Guarantor shall not claim in competition with the Landlord in any insolvency
proceedings or arrangement of the Tenant in respect of any payment made by the
Guarantor pursuant to this guarantee and indemnity. If it otherwise receives any
money in such proceedings or arrangement it shall hold that money on trust for the
Landlord to the extent of its liability to the Landlord
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6.3 The Guarantor shall not without the consent of the Landlord-exercise any right or

- remedy that it may have-(whether against the Tenant or any-other-person) #-respest= new = v = v oo s = =
of any amount paid or other obligation performed by the Guarantor under this

guarantee and indemnity unless and until all the obligations of the Guarantor under

this% g_ugrnnte_e_o.no jndemnity na\ie been fu}ly performed ‘
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7.1 The Guarantor warrants that it has not taken and covenants that it shall not take any
security from or over the assets of the Tenant in respect of any liability of the Tenant
to the Guarantor. It if does take or hold any such security it shall hold it for the
benefit of the Landlord

- . LS - - - - e  owe o L om W e e,
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12 ThlS guarantee and mdemmty is in addmon to any other secunty that the Landlord

‘may at any ‘time hold from the Guarantor-or the Tenant or any-other-persom-in. respect-w:: B 3-: :
-of the l:ablhty-of ~the Tenant- to pay thé rents resérved by-this 16ase aiid 4 $0-0bServe and v e T e e
perform the tenant covenants of thls'lease It shall niot théfge in o"‘"be aff‘cf“d‘by my LT T T
et B T T L e SR T PP C S »----—--r----.v—--w-—‘- L
-. other secunty LT miI Tz :“.'.‘..T“ L L L LTSS LTI T oo I o T T
7.3 The Guarantor shall not be entitled to claim or participate in any other security held

by the Landlord in respect of the liability of the Tenant to pay the rents reserved by
this lease or to observe and perform the tenant covenants of this lease

EXECUTED as a DEED by
affixing the COMMON SEAL of
WILTSHIRE COUNCIL

In the presence of:

ol
Prininal Solty

A S

Lol

Authorised Signatory
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