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	ITEM NO.



REPORT OF THE DIRECTOR OF DEVELOPMENT SERVICES



TO THE LEAD MEMBER FOR DEVELOPMENT SERVICES


ON 21st JULY 2004


TITLE:
LEASE OF GROUND AND FIRST FLOORS, EMERSON HOUSE, ECCLES


RECOMMENDATIONS:


That the amendments to previously approved terms and conditions for a lease of the ground and first floors, Emerson House, Eccles be approved.


EXECUTIVE SUMMARY: 


Lead Member approved heads of terms for a lease of the ground and first floors, Emerson House, Eccles on 26th January 2004. The accommodation is required for the relocation of Community and Social Services staff from 11 Corporation Road, Eccles, which has been sold to the Salford Primary Care Trust as part of the proposed LIFT development. The area of the demise has increased by approximately 8 m2 resulting in an increase in rent from £61,437 to £62,113 and Service Charge from £27,043 to £27,346. The Landlord requires the Council to construct a separate access to the reception from the car park at the Council’s cost. Estimates are being sought for this work.


BACKGROUND DOCUMENTS:

(Available for public inspection)

The relevant documents contain exempt or confidential information and are not available for public inspection.


ASSESSMENT OF RISK


Low

	


THE SOURCE OF FUNDING IS

NHS LIFT







Existing Revenue Budgets

	


LEGAL ADVICE OBTAINED 

Yes – Ian Sheard

	


FINANCIAL ADVICE OBTAINED

Yes – Chris Hesketh

	


CONTACT OFFICER :


Dave Norbury

0161 793 3712


WARD(S) TO WHICH REPORT RELATE(S)
Eccles


KEY COUNCIL POLICIES


Pledge 1 – Improving Health in Salford


DETAILS 


Lead Member, on 26th January 2004, approved the terms and conditions for a lease for the ground and first floors, Emerson House, Eccles, to allow the relocation of Community and Social Services staff from 11 Corporation Road, Eccles, which has been sold to Salford Primary Care Trust for the proposed LIFT development.


Negotiations have been progressing regarding the refurbishment of the accommodation and the Landlord, Orbit Developments (Manchester) Limited require the following:

1. The ground floor area to be leased be extended to include male toilets to be separated from the main entrance to the building. This increases the area by approximately 8m2 and results in the rent being increased from £61,437 to £62,113 and the service charge increased from £27,045 to £27,346. This area will also be maintained by the Council.

2. The City Council provides a new public access to the proposed reception area directly from the car park. This will increase the City Council’s fitting out costs.

Standard valuation practice would exclude toilet areas from the area to be valued for rental and service charge purposes. Despite prolonged discussions to stress the point that the Council will be penalised on three counts (increased rent, increased service charge and increased maintenance costs), the landlord has refused to concede the point. The actual financial cost to the Council as a result of this stance is relatively small.

With regards to the second issue, the Landlord requires the City Council to have a separate entrance from the car park to allow us full control of our public visitors and prevent any conflict with other tenants within the building. It has been argued that we could operate with visitors using the existing access and that if the Landlord requires us to have a separate access, it should be at his cost. Again, these arguments have not been conceded by the Landlord. Estimated costs for the construction of the new access are being sought.

Whilst it is still considered that the arguments against these items are valid, the Landlord is insisting that they remain if the lease is to go ahead. If the City Council decided not to proceed with the lease alternative premises would have to be identified for the staff from 11 Corporation Road if the LIFT scheme is not to be put in jeopardy. This is the only suitable alternative accommodation within Eccles.

It is therefore recommended that approval is given to the amended terms.  


Malcolm Sykes

Director of Development Services

c:\joan\specimen new report format.doc


