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Summary

e Beach side location

e Available immediately

e Popular tourist destination

e Located close to Helston,
Porthleven and Penzance

e Tender return date 27% June 2024

at 12:00 noon

Location:

Praa Sands is a popular tourist destination, with
attractive beach. The town is situated between the
principal towns of Helston and Penzance.

Penzance boasts easy access onto the road network via
the main A30 trunk road that runs adjacent to the town
and connects at Exeter to the M5. Alternatively the
National rail network via the station located at the
bottom of Market Jew Street runs directly through to
London Paddington on a daily basis. Penzance is well
known as the retail and administrative capital for the
most western part of Cornwall.

Vickery Holman v

Property Consultants

Description:
These former public toilets are available by way of a
new 25 year lease direct from the landlord.

There is an obligation for the ingoing tenant to keep
50% of the site as public toilets however, there is scope
to convert part into a kiosk, subject to Landlord’s
approval.

The unisex public conveniences must be open on a
daily basis between the hours of 9-5 from the start of
the Easter school holidays through to the end of
October.

The building is situated within the Praa Sands Beach Car
Park and offers a rare opportunity to create a unique
and exciting business in a prime visitor location. There
is no requirement for free toilet facilities to be provided
to the public. Your business plan may therefore include
provision for the introduction of charges.

Accommodation:

All areas are approximate and measured in accordance
with the RICS Property Measurement (2nd Edition).

Total 29.40 317

Services:

We understand that the site benefits from mains water
and mains electricity with on site self-contained cesspit
drainage. These services have not been tested by the
agents. Interested parties should make their own
enquiries.

EPC/MEES:

The property is exempt from requiring an EPC.

Planning:
Any change of use will be subject to planning
permission.

Business rates:

From the Valuation Office Agency website
(www.voa.gov.uk) we understand that the current
Rateable Value from 1st of April 2023 is £2,225, local
reference 23041314522168.

Contact our team of business rates experts if you have
a query about the rateable value of this property.

Terms:

Available by way of a new effective full repairing and
insuring lease. Please complete the tender form
attached to these particulars and return by 12:00 noon
27 June 2024.

Legal fees:

Each party to be responsible for their own legal fees in
relation to this transaction.

Money laundering:

Under the Money Laundering Regulations 2017,
Vickery Holman will require any purchaser to provide
proof of identity and address prior to exchange.

VAT:

All figures quoted are exclusive of VAT if applicable.

Code for leasing business premises:
Interested parties are advised to seek professional
advice before entering into lease negotiations and
should refer to the RICS Code for Leasing Business
Premises, 1st Edition.

Further information and viewings:

For further information or to arrange a viewing please
contact the sole agents.

CONTACT THE AGENT

Morwenna Pound

Tel: 07917 916546

Email: mpound@vickeryholman.com

Alan Treloar

Tel: 07841 150 714
Email: atreloar@vickeryholman.com

Truro Office
Walsingham House, Newham Road,

Truro, Cornwall, TR1 2DP

3] ggimercial (;\Q RICS

Regulated by RICS
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To Let by Informal Tender

Public Conveniences at
Praa Sands

https://w3w.co/crinkled.clarifies.cherubs

CLOSING DATE AND TIME: 27th June 2024 at 12pm

Summary

Cornwall Council is inviting tenders for a 25 year lease of Praa Sands toilets.
This is a unique opportunity that has the potential to offer a kiosk style facility
with the existing building remodelled or redeveloped to provide space for
small-scale catering, provision of food and drinks and associated retail goods
together with a requirement for the continued provision of public toilets. At
least 50% of the building needs to be open as a unisex public convenience on
a daily basis between the hours of 9-5 from the start of the Easter school
holidays through to the end of October.


https://w3w.co/crinkled.clarifies.cherubs
https://w3w.co/crinkled.clarifies.cherubs

The building is situated within the Praa Sands Beach Car Park and offers a
rare opportunity to create a unique and exciting business in a prime visitor

location. There is no requirement for free toilet facilities to be provided to the
public. Your business plan may therefore include provision for the introduction
of charges.

The Building

The site extends to approximately 105 sq metres. The building is constructed
out of concrete block which has been rendered and spar dashed and is under
a pitched roof. Net Internal Areas:- Ladies 15.79 sgqm Gents 10.66 sgqm
Disabled 2.96 sgm

Services
Mains water and mains electricity with on site self-contained cesspit drainage.
Further enquiries should be made to the relevant service providers.

Rateable Value
The current rateable value is £2,225

Plan
A plan showing the proposed lease area is shown below.

Sandbar

© Crown copyrlght and database rights 2024 Ordnance Survey 100049047.


https://www.tax.service.gov.uk/business-rates-find/valuations/start/167158185
https://www.tax.service.gov.uk/business-rates-find/valuations/start/167158185

DOCUMENT CONTENTS

A INSTRUCTIONS TO TENDERERS AND CONDITIONS
B HEADS OF TERMS FOR LEASE

C FORM OF LEASE

D TOILET MANAGEMENT SPECIFICATION

TENDER FORM (also supplied separately as a word doc)
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Lease for Public Conveniences:
Praa Sands

Informal Tender Application

SECTION A: Instructions and Conditions

You need to ensure that you read the following carefully before filling out all of
the rest of the informal tender application.

Property:
The property is known as:

- Praa Sands Toilets (see Section D)

Viewing:
By prior appointment only with letting agents Vickery Holman

Tender:

Cornwall Council is inviting offers for a Lease for a 25 year fixed term. The
successful tenderer will be required to enter into a Lease with Cornwall
Council under the Heads of Terms in Section B. A draft Lease is attached.

The tenders will be assessed using the following matrix:
Annual Rent bid 40% Public convenience proposal 60%

Declaration:
Cornwall Council is not obliged to accept the highest nor any bid received.

Procedure:

Section B gives the Heads of Terms that will form the basis for the Lease. The
Council reserves the right to modify the Heads of Terms to accord with a
particular use requested by the applicant.

Section C is the tender form and you need to fill out all parts, and all applicants
must sign the tender document.

Section D identifies the areas to which the Lease will refer.

You need to complete all parts of Section C (the tender form) and return the
form to: MPound@vickeryholman.com

General enquiries should be sent to Morwenna Pound BSc (Hons)
<MPound@yvickeryholman.com>




You need to ensure that any queries you have regarding the Informal Tender
Application are resolved PRIOR TO YOU SUBMITTING YOUR TENDER. It is
important to note that Cornwall Council cannot give you professional or legal
advice and therefore Cornwall Council advises that you seek independent
professional and/or legal advice before completing the informal tender.

SECTION B: Standard Heads of Terms for Lease

Landlord

The Cornwall Council, New County Hall, Treyew Road,
Truro, TR1 3AY

Contact and agent: Tom
Odling FRICS

New County Hall

Truro

Cornwall

TR1 3AY

Tel: 01872 322000
Email: tom.odling@cornwall.gov.uk

Landlord’s
Solicitor

County Legal Services
Cornwall Council

New County Hall

Treyew Road, Truro TR1 3AY

Term

25 years commencing 15t May 2024 or sooner

Rent

Rent to be paid quarterly in advance

Rent Review

Rent increases will be calculated every 5 years to either
the greater of RPI or 15%. In Year 15 there will be an
Open Market Rent Review. On this review the Tenant
will be required to provide their last three years audited
accounts.

Break Clause

None.

Repairs and
Maintenance

The lease will be on a fully repairing and insuring basis
(insurance premium to be recovered from the tenant)

The Tenant will therefore be responsible for all
decoration, maintenance and repairs to the property,
including the removal of any graffiti.

The Tenant will be required to maintain the toilet facility
to a high standard and keep it open on a daily basis
between the hours of 9-5 from the start of the Easter
school holidays through to the end of October (or




variation thereof solely at the landlords absolute
discretion).

The Tenant will be responsible for the cost of making
good any damage it has caused.

Alterations The Tenant will be authorised to alter the building(s) on
the site, subject to planning and prior landlords approval
of the design.

Insurance The Tenant is responsible for public liability insurance to
a minimum level of £6m and all other insurances
necessary for the use of the Property.

Security of The lease will be contracted out of the security of tenure

Tenure provisions of the Landlord and Tenant Act 1954 which
means that there will be no right to renew at the end of
the fixed term.

Alienation The Tenant cannot assign the whole of the property
without the previous written consent of the Landlord.
The Tenant cannot assign, sublet, charge or share
possession of part of the Property.

The Tenant cannot sublet, charge or share possession
of the whole of the Property.

Rates and Tenant is responsible for any and all outgoings

Utilities associated with the use of the Premises.

Legal Costs Each side to bear their own costs.

Conditions The Lease is subject to receipt by the landlord of
satisfactory references and a satisfactory credit check.

General 1. The Tenant is responsible for obtaining all the

necessary permissions for its use of the property
(including, but not limited to, planning permission)
and for complying with the conditions that the
permissions impose.

2. The tenant must obtain the Landlord’s written
approval to all plans being submitted as part of
the planning process.

3. The Tenant is responsible for complying with all
legislation relating to the use of the property and
must supply to the Landlord a copy of all
documentation showing its compliance within
seven days of the Landlord requesting it.




4. At the end of the Term the Tenant must yield up
the Property with vacant possession, in the
condition required by the provisions of this
Agreement, remove all tenant's fixtures and
fittings, immediately making good any damage
caused by their removal.

5. The Tenant will be expected to maintain a public
toilet provision on the site, in accordance with the
standards attached at Appendix A. The Tenant
can utilise approximately half of the existing toilet
block for a commercial operation, with the
remaining half operating as a unisex public
convenience.

6. The Tenant may be fined £150 per day for every
day the toilets are not opened during the opening
period.

7. Permission to alter the premises to construct a
new café or kiosk, may be granted as part of the
Lease subject to an appropriate rental offer and
an adequately detailed design proposal. Cornwall
Council offers the property only as landlord and
the Local Planning Authority will consider any
application as an entirely separate matter.

SECTION D - FORM OF LEASE




SECTION E - TOILET MANANGEMENT SPECIFICATION



SECTION D - FORM OF LEASE

DATED 2015

LEASE

relating to

PUBLIC CONVENIENCES AT [< >]

between

THE CORNWALL COUNCIL

and [<

>]

NOTE:

The inclusion of this lease is the tender pack is to provide interested parties with sufficient
details on the terms of the lease in order to put together their tender.

The lease will require amendments to fit the terms of the success tender and the specific
requirements of the property and heads of terms.

PRESCRIBED CLAUSES!

LR1. Date of lease

2015 LR2.
Title number(s)
LR2.1 Landlord’s title number(s)

[<>]
LR2.2 Other title numbers
[<> OR None]

LR3. Parties to this lease
Landlord

The Cornwall Council of New County Hall, Treyew Road, Truro TR1 3AY

! Prescribed Clauses are only required for leases over 7 years in duration
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Tenant

[<>]

Other parties?

[< > OR 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.
LR5. Prescribed statements etc.

LR5.1 Statements prescribed under rules 179 (dispositions in favour of a charity),
180 (dispositions by a charity) or 196 (leases under the Leasehold Reform, Housing
and Urban Development Act 1993) of the Land Registration Rules 2003.

None.
LR5.2 This lease is made under, or by reference to, provisions of:
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

[<>OR None.]

LR8. Prohibitions or restrictions on disposing of this lease This lease contains a

provision that prohibits or restricts dispositions.

LR9. 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 See clause <>.

LR10. Restrictive covenants given in this lease by the Landlord in respect of land other than
the Property None.

LR11. Easements
LR11.1 Easements granted by this lease for the benefit of the Property

[None] OR [The easements as specified in clause 4.2 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 5 of this lease. LR12. Estate

rentcharge burdening the Property None.

2 Only relevant if a guarantor is offered
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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 for themselves as joint tenants.]

[The Tenant is more than one person. They are to hold the Property on trust for themselves as tenants in common in equal
shares.]

[The Tenant is more than one person. They are to hold the Property on trust
[COMPLETE AS NECESSARY].]

3 Omit all unnecessary statements.
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THIS LEASE is dated 2015

PARTIES

(1)
(2)

AGREED TERMS

1.

1.1

The Cornwall Council of New County Hall, Treyew Road, Truro TR1 3AY (Landlord).

[<>] (Tenant).

INTERPRETATION

The following definitions and rules of interpretation apply in this lease.

Definitions:

Act of Insolvency:

(a)
(b)

(©)

(d)

(e)

()

(9)

(h)

(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 any guarantor;

the making of an application for an administration order or the making of an administration order in
relation to the Tenant or any guarantor;

the giving of any notice of intention to appoint an administrator, or the filing at court of the prescribed
documents in connection with the appointment of an administrator, or the appointment of an
administrator, in any case in relation to the Tenant or any guarantor;

the appointment of a receiver or manager or an administrative receiver in relation to any property or
income of the Tenant or any guarantor;

the commencement of a voluntary winding-up in respect of the Tenant or any guarantor, 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;

the making of a petition for a winding-up order or a winding-up order in respect of the Tenant or any
guarantor;

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

the Tenant or any guarantor otherwise ceasing to exist (but excluding where the Tenant or any guarantor
dies); or

the presentation of a petition for a bankruptcy order or the making of a bankruptcy order against the
Tenant or any guarantor.

The paragraphs above shall apply in relation to a partnership or limited partnership (as defined in the Partnership

Act 1890 and the Limited Partnerships Act 1907 respectively) subject to the modifications referred to in the

Insolvent Partnerships Order 1994 (as amended), and a limited liability partnership (as defined in the Limited

Liability Partnerships Act 2000) subject to the modifications referred to in the Limited Liability Partnerships

Regulations 2001 (as amended).

Act of Insolvency includes any analogous proceedings or events that may be taken pursuant to the legislation of

another jurisdiction in relation to a tenant or guarantor incorporated or domiciled in such relevant jurisdiction.

Annual Rent: rent at an initial rate of £[< >] per annum [and then as revised pursuant to Schedule 2].

[Building: [<DESCRIPTION OF BUILDING>] shown edged [blue] on Plan

2]

Contractual Term#: a term of years beginning on, and including 26 October 2015 and ending on, and including

[<>].

CDM Regulations: the Construction (Design and Management)
Regulations 2015.

Default Interest Rate: 4 % per annum above the Interest Rate.
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Insured Risks: means fire, storm or vandalism and any other risks against which the Landlord acting
reasonably requests the Tenant to insure against from time to time and Insured Risk means any one of the
Insured Risks.

Interest Rate: the base rate from time to time of National Westminster Bank plc, or if that base rate stops
being used or published then a comparable commercial rate reasonably determined by the Landlord.

Landlord's Neighbouring Property: each and every part of the adjoining and neighbouring property in
which the Landlord has an interest known as [<DESCRIPTION/ADDRESS OF THE LANDLORD'S NEIGHBOURING
PROPERTY>] registered at HM Land Registry with title number [< >] shown edged [blue] on the attached plan
marked [< >].

LTA 1954: Landlord and Tenant Act 1954.

Permitted Use: public conveniences for use by members of the public and [<INSERT DETAILS®>] or such other
use as the Landlord may agree from time to time, provided that public convenience provision is maintained in
accordance with clause 3.

Open Market Review Date: the fifteenth anniversary of the commencement date

Public Conveniences: that part of the Property shown edged and hatched in [yellow] on Plan 1 being the
area made available for public conveniences for use by members of the public.

Property: the property described in Schedule 1.
[Rent Commencement Date®: [<>] ]

Rent Payment Dates: [25 March, 24 June, 29 September and 25 December OR <SPECIFY ALTERNATIVE
RENT PAYMENT DATES>].

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

RPI Review Date: The fifth, tenth and twentieth anniversary of the commencement date
Review Date: means either an Open Market Review or RPI review Date as the context so
applies

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.

Third Party Rights: all rights, covenants and restrictions affecting the Property including the matters referred
to at the date of this lease in the property register and the charges register of [<TITLE NUMBER>].

VAT: value added tax chargeable under the VATA 1994 and any similar replacement tax and any similar additional

tax.

VATA 1994: Value Added Tax Act 1994.
1.2 A reference to this lease, except a reference to the date of this lease or to the grant of the 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. A reference to a
guarantor is to any guarantor of the tenant covenants of this lease including a guarantor who has entered into an
authorised guarantee agreement.
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.
1.6 Unless the context otherwise requires, a reference to the Property is to the whole and any part of it.

A reference to the term is to the Contractual Term.
1.8 A reference to the end of the term is to the end of the term however it ends.
1.9 References to the consent of the Landlord are to the consent of the Landlord given in accordance with clause
40.5 and references to the approval of the Landlord are to the approval of the Landlord given in accordance with
clause 40.6.
1.10 A working day is any day which is not a Saturday, a Sunday, a bank holiday or a public holiday in England.
1.11 A reference to laws in general is a reference to all local, national and directly applicable supra-national laws as
amended, extended or reenacted from time to time and shall include all subordinate laws made from time to time
under them and all orders, notices, codes of practice and guidance made under them.
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1.12 Unless otherwise specified, a reference to a statute or statutory provision is a reference to it as amended,
extended or re-enacted from time to time and shall include all subordinate legislation made from time to time under
that statute or statutory provision and all orders, notices, codes of practice and guidance made under it.
1.13 Any obligation on the Tenant not to do something includes an obligation not to allow that thing to be done and
an obligation to use best endeavours to prevent that thing being done by another person.
1.14 Unless the context otherwise requires, any words following the terms including, include, in
particular, for example or any similar expression shall be construed as illustrative and shall not limit the
sense of the words, description, definition, phrase or term preceding those terms.
1.15 A person includes a natural person, corporate or unincorporated body (whether or not having separate legal
personality).

A reference to writing or written does not include fax or email.
1.17 Unless the context otherwise requires, references to clauses and Schedules are to the clauses and Schedules of
this lease and references to paragraphs are to paragraphs of the relevant Schedule.
1.18 Clause, Schedule and paragraph headings shall not affect the interpretation of this lease.
1.19 Unless the context otherwise requires, a reference to one gender shall include a reference to the other
genders.
1.20 Unless the context otherwise requires, words in the singular shall include the plural and in the plural include the
singular.
1.21 The Cornwall Council enters into this lease solely in its capacity as a landowner in respect of the Property and
not in any other capacity. Nothing in this lease shall restrict The Cornwall Council’s powers or rights as a local
authority, local planning authority or statutory body to perform any of its statutory functions.

GRANT

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

2.2 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 5, and subject to the Third Party Rights.

2.3 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]*;
(C) all interest payable under this lease; and (d) all other sums due under this lease.

PUBLIC CONVENIENCE PROVISION

3.1 The Tenant shall keep the Public Conveniences open to the public for such hours and on such days or times of
the year as set out in Schedule 3, or such other hours, days or times as agreed by the Landlord and Tenant (acting
reasonably) from time to time. The Tenant shall not be required to open the Public Conveniences in any period
during which:

(a) the Tenant is carrying out authorised alterations to the Property and in the Landlord’s reasonable opinion
alternative public convenience facilities can not be provided; or

(b) it is not possible to provide the Public Conveniences due to damage or destruction by an Insured Risk; or

(C) the occupation or provision of the Public Conveniences would result in a breach of any other provision

of this lease.

3.2 The Tenant must ensure that the Public Conveniences are maintained to a standard equal to that set out
in Schedule 3, or such other standard as notified to the Tenant by the Landlord (acting reasonably) from
time to time.

3.3 The Tenant must ensure that adequate signs are displayed at the Property providing a name and contact

number for the general public to contact in case of any complaint in relation to the provision of the Public
Conveniences.

4 Where the Landlord insures and reclaims from the Tenant

3
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3.4

3.5

3.6

Form of lease for inclusion in the informal tender — Your Convenience

[The Tenant must ensure that the Public Conveniences are made available for use free of charge by the
employees or volunteers of the Royal National Lifeboat Institute at all times when the Public Conveniences
are open in accordance with clause 3.1.]°

If the Tenant breaches clause 3.1, the Landlord may serve a notice on the Tenant requiring the Public
Conveniences to be made available for use by the public immediately and issuing a fine of £150 for each
day or part day the Public Conveniences are not available for use by the public. The fine shall be a debt
due from the Tenant to the Landlord and payable upon 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 37.

The Tenant may charge the general public to use the Public Conveniences provided that any charge, cost,
fine or levy is no more than £1 per person per use (subject to an increased from 1 April each year inline
with the Consumer Price Index) without the consent of the Landlord.

ANCILLARY RIGHTS®

4.1 [Except as mentioned in clause 4.2, neither/Neither] the grant of this lease nor anything in it confers any right

over neighbouring property nor is to be taken to show that the Tenant may have any right over neighbouring

property, and section 62 of the LPA 1925 does not apply to this lease.

[<SET OUT ANY SPECIFIC RIGHTS NEEDED>]

RIGHTS EXCEPTED AND RESERVED

5.1 [The following rights are excepted and reserved from this lease to the Landlord for the benefit of the Landlord's

Neighbouring Property’:

(@)

(b)

(©)

(d)

(e)
(f)

(9)

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

the right to use and to connect into Service Media at the Property which are in existence at the date of
this lease or which are installed or constructed during the period of [<term of lease>] years from the
commencement of the Contractual Term;

at any time during the term, the full and free right to develop the Landlord's Neighbouring Property as
the Landlord may think fit;

the right to erect scaffolding at the Property and attach it to any building or structure 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 Service Media at or serving the Property or re-route any means of access to or
egress from the Property; and

[<ANY OTHER SPECIFIC RIGHTS THAT NEED TO BE RESERVED>];

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 affect the use and enjoyment of the Property for the Permitted Use.]

(a)
(b)

The Landlord reserves the right to enter the Property:

to repair, maintain or replace any Service Media or structure relating to any of the Reservations; and
for any other purpose mentioned in or connected with:
(i) this lease;

(if)  the Reservations; and

5 Certain beach locations must provide toilet facilities for the RNLI. The tender pack will indicate if a

location must include this right.

¢ This clause will need to be adapted for individual properties to ensure the tenant is granted all

necessary rights to access and use the property.

7 This clause will need to be adapter for individual properties depending on what rights the landlord

needs for the benefit of any retained land.
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(iii) the Landlord's interest in the Property.

5.3 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.

5.4 The Tenant shall allow 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, except in the case of an emergency, after having given
reasonable notice (which need not be in writing) to the Tenant.

5.5 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 those Reservations
except for:

(a) 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

6.1 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.

6.2 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

7.1 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.

7.2 The first instalment of the Annual Rent and any VAT in respect of it shall be made on [the date of this lease and
shall be the proportion, calculated on a daily basis, in respect of the period beginning on the date of this lease until
the day before the next Rent Payment Date] OR [the Rent Commencement Date and shall be the proportion,
calculated on a daily basis, in respect of the period beginning on the Rent Commencement Date until the day before
the next Rent Payment Date].

INSURANCE® (TENANT)

8.1 The Tenant shall keep the Property insured against loss or damage by the Insured Risks for the sum which the
Landlord considers to be its full reinstatement cost (taking inflation of building costs into account) including costs of
demolition, site clearance, site protection and shoringup, 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.
The Landlord shall not be obliged to insure any part of the Property installed by the Tenant.
8.2 The Tenant shall effect the insurance with a substantial and reputable insurance office or underwriters.
8.3 The Tenant shall procure public liability insurance and employers liability insurance with an insurance company
to be previously approved in writing by the Landlord in a sum in each respect not being less than £5,000,000 for any
one claim or series of claims arising out of one event.

The Tenant shall:

(a) produce to the Landlord within 5 days of the date of this lease a copy of the insurance policy or policies;

(b) produce to the Landlord on demand a copy of the current
insurance policy or policies and last renewal receipt;

(C) make all payments necessary to effect and maintain the insurance within 5 working days after they
become due;

(d) arrange for the Landlord’s interest to be noted on the current insurance policy and all renewals;

8 This clause is for where the Tenant is responsible for insuring. If the property is a stand alone building,

the tenant will be required to take insuring responsibility.



OR

9.2

9.3

9.4

(e)

(f)

(9)

(h)

8.5

8.6
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give the Landlord notice immediately if any matter occurs in relation to the Tenant or the Property 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;

not do or omit anything as a result of which any policy of insurance of the Property or any neighbouring
property may become void or voidable or otherwise prejudiced, or the payment of any policy money may
be withheld;

comply at all times with the requirements and recommendations
of the insurers relating to the Property; and

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.

The Tenant shall use all insurance money received in connection with any damage to the Property to repair
the damage for which the money has been received or (as the case may be) in rebuilding the Property.

Following damage to or destruction of the Property, the Tenant shall place all money received in connection
with any damage to the Property in a bank account in the joint names of the Landlord and the Tenant to
be operated by both signatures only at a bank approved by the Landlord, whose approval may not be
unreasonably withheld or delayed. The money may be withdrawn as necessary to pay for rebuilding and
reinstating the Property as and when work is proved to have been done by architect’s certificate or other
evidence reasonably acceptable to the Landlord.

The Tenant shall use all reasonable endeavours to obtain planning permission and any other permits and
consents to enable to Property to be rebuilt and reinstated in accordance with the original plans, elevations
and details, with any variations the Landlord agrees to, having regard for the statutory provisions affecting
the Property.

As soon as reasonably practicable after all necessary permissions, permits and consents have been
obtained, the Tenant shall rebuild and reinstate the Property in accordance with them using new, good,
sound and substantial materials that are to be subject to inspection and approval by the Landlord, whose
approval shall not be unreasonably withheld or delayed.

The Tenant must make up out of his own money any difference between the cost of rebuilding and
reinstating and the money received from the insurance policy.

INSURANCE® (LANDLORD)

9.1 Subject to clause 9.2, the Landlord shall keep the Building other than any plate glass insured against loss or
damage by the Insured Risks for the sum which the Landlord 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.

(a)
(b)

(a)
(b)

(©)

The obligation of the Landlord to insure is subject to:

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

insurance being available in the London insurance market on reasonable terms acceptable to the
Landlord.

The Tenant shall pay to the Landlord on demand:

the Insurance Rent;

any amount that is deducted or disallowed by the insurers pursuant to any excess provision in the
insurance policy; and

a fair proportion of any costs that the Landlord incurs in obtaining a valuation of the Building for insurance
purposes.

The Tenant shall:

° This clause is for where the Landlord is responsible for insuring. Where the property forms part of a

building the Landlord is retaining, the Landlord will retain responsibility for insurance and re-charge the

cost of insurance to the Tenant.
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(©)
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procure public liability insurance and (if applicable) employees liability insurance with an insurance
company to be previously approved in writing by the Landlord in a sum in each respect not being less
than £5,000,000 for any one claim or series of claims arising out of one event;

provide the Landlord with such evidence as the Landlord may reasonably request in order to assess the
Tenant’s compliance with clause (a) within 5 working days of a request by the Landlord;

give the Landlord notice immediately if any matter occurs in relation to the Tenant or the Property that
any insurer or underwriter may treat as material in deciding whether or on what terms to insure or to
continue to insure the Building;

not do or omit anything as a result of which any policy of insurance of the Building or any neighbouring
property may 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;

comply at all times with the requirements and recommendations of the insurers relating to the Property
and the use by the Tenant of the Common Parts;

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;

not 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 Building refuse to pay
(in relation to the Building) 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 Common Parts with the actual or
implied authority of any of them.

9.5 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 Building to repair the damage for which

the money has been received or (as the case may be) in rebuilding the Building. The Landlord shall not be obliged to:

(a)

(b)
(©)
9.6

9.7

9.8

provide accommodation or facilities identical in layout or design so long as accommodation reasonably
equivalent to that previously

at the Property and its access, services and amenities is provided; or

repair or rebuild if the Tenant has failed to pay any of the Insurance Rent; or
repair or rebuild the Building after a notice has been served pursuant to clause 9.7 or clause 9.8.

If the Property is damaged or destroyed by an Insured Risk so as to be unfit for occupation and use or if the
Common Parts 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 Common Parts 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 Common Parts with
the actual or implied authority of any of them, payment of the Annual Rent, or a fair proportion of it
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 Common Parts 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.

If, following damage to or destruction of the Building, the Landlord considers that it is impossible,
impractical or economically unviable to reinstate the Building, the Landlord may terminate this lease by
giving notice to the Tenant. On giving notice this lease shall determine but this shall be without prejudice
to any right or remedy of the Landlord in respect of any breach of the tenant covenants of this lease. Any
proceeds of the insurance (other than any insurance for plate glass) shall belong to the Landlord.

Provided that the Tenant has complied with its obligations in this clause, the Tenant may terminate this
lease by giving notice to the Landlord if, following damage or destruction of the Property or the Common
Parts by an Insured Risk, the Property has not been reinstated so as to be fit for occupation and use or the
Common Parts 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 in respect of any breach of the tenant
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11.

12,

13.

14.
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covenants of this lease. Any proceeds of the insurance (other than any insurance for plate glass) shall
belong to the Landlord.

RATES AND TAXES

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

(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.

10.2 If any rates, taxes or other impositions and outgoings are payable in respect of the Property together with
other property, the Tenant shall pay a fair proportion of the amount payable.

10.3 The Tenant shall not make any proposal to alter the rateable value of the Property or that value as it
appears on any draft rating list, without the approval of the Landlord.

10.4 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 lost.

UTILITIES

11.1 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.

11.2 If any of those costs are payable in relation to the Property together with other property, the Tenant shall pay a
fair proportion of all those costs.

11.3 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

12.1 The Tenant shall pay the Landlord on demand a fair proportion of all costs payable for the maintenance, repair,
lighting, cleaning and renewal of all Service Media, structures and other items used or capable of being used by the
Property in common with other property.

12.2 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

13.1 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.

13.2 Every obligation on the Tenant, under or in connection 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 credit for such VAT under the Value Added Tax Act 1994.

DEFAULT INTEREST AND INTEREST

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

14.2 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 beginning on the date the amount (or each part of it) became due until the date it is accepted
by the Landlord.
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CosTs

15.1 The Tenant shall pay the 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 or in contemplation of
any of the following:

(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;

(d) the preparation and service of a schedule of dilapidations in connection with this lease; or

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

15.2 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 full indemnity 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 LTA 1954 is excluded, except to the extent that the legislation prevents that right
being excluded.

SET-OFF

The Annual Rent and all other amounts due under this lease shall be paid by the Tenant or any guarantor (as the
case may be) in full without any set-off, counterclaim, deduction or withholding (other than any deduction or
withholding of tax as required by law).

[REGISTRATION OF THIS LEASE!®

18.1 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.

The Tenant shall not:

(a) apply to HM Land Registry to designate this lease as an exempt information document;

(b) object to an application by the Landlord to HM Land Registry to designate this lease as an exempt
information document; or

(C) apply for an official copy of any exempt information document version of this lease.

18.3 Immediately after the end of the term (and notwithstanding 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.]
ASSIGNMENTS

19.1 The Tenant shall not assign the whole of this lease without the consent of the Landlord, such consent not to be
unreasonably withheld.

The Tenant shall not assign part only of this lease.
19.3 The Landlord and the Tenant agree that for the purposes of section 19(1A) of the Landlord and Tenant Act 1927
the Landlord may give its consent to an assignment subject to all or any of the following conditions:

(a) a condition that the assignor enters into an authorised guarantee agreement which:

10 This clause is only required for leases over 7 years

9
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(i) is in respect of all the tenant covenants of this lease;

(ii) is in respect of the period beginning with the date the assignee becomes bound by those
covenants and ending on the date when the 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;

(iV) requires (in the event of a disclaimer of liability under thislease) the assignor to enter into a
new tenancy for a term equal to the unexpired residue of the Contractual Term; and

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

(b) a condition that a person of financial standing acceptable to the Landlord enters into a guarantee and
indemnity of the tenant covenants of this lease in such form as the Landlord may reasonably require;

(C) a condition that the Tenant pays to the Landlord all rents and other sums which have fallen due under
this lease prior to assignment;

(d) a condition for the provision (at no cost of the Landlord) of a satisfactory credit appraisal;

(e) a condition for the provision (at no cost to the Landlord) of a satisfactory reference from a current or
former landlord;

(f) a condition for the provision (at no cost to the Landlord) of a Disclosure and Barring Service check (or
such other check as may replace the DBS check from time to time);

(g) a condition regarding remedial works required by the Landlord;

(h) a condition that if at any time prior to assignment any of the circumstances in clause 19.4 apply the
Landlord may revoke its consent by written notice to the Tenant.

19.4 The Landlord and the Tenant agree that for the purposes of section 19(1A) of the Landlord and Tenant Act 1927
the Landlord may refuse its consent

to an assignment if any of the following circumstances exist at the date of the Tenant's application for consent to
assign this lease:

(a) the Annual Rent or any other money due under this lease is outstanding or there has been a material
breach of covenant by the Tenant that has not been remedied;

(b) in the Landlord's reasonable opinion the assignee is not of sufficient financial standing to enable it to
comply with the Tenant's covenants and conditions contained in the lease; or

(C) in the Landlord’s reasonable opinion the assignee is unlikely to comply clause 3;

(d) the assignee and the Tenant are group companies within the meaning of section 42 of the LTA 1954.

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 circumstance where it is reasonable to do so.

20. UNDERLETTINGS
20.1 The Tenant shall not underlet the whole of the Property except in accordance with this clause nor without the

consent of the Landlord, such consent not to be unreasonably withheld.
20.2 The Tenant shall not underlet part only of the Property.t*

20.3 The Tenant shall not underlet the Property:
(a) together with any property or any right over property that is not included within this lease;

(b) at a fine or premium or reverse premium; nor

(C) 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:

11 Underletting of part may be permitted if the layout of the property lends itself to subdivision.

10
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a certified copy of the notice served on the undertenant, as required by section 38A(3)(a) of the LTA
1954, 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 LTA 1954.

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

an agreement between the Tenant and the undertenant that the provisions of sections 24 to 28 of the
LTA 1954 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,

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.
(a)
(b)

(©)

In relation to any underlease granted by the Tenant, the Tenant shall:
not vary the terms of the underlease nor accept a surrender of the underlease without the consent of
the Landlord, such consent not to be unreasonably withheld;

enforce the tenant covenants in the underlease and not waive any of them nor allow any reduction in
the rent payable under the underlease; and

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.

SHARING OCCUPATION

The Tenant may share occupation of the Property with any company that is a member of the same group (within the

meaning of section 42 of the LTA 1954) as the Tenant for as long as that company remains within that group and

provided that no relationship of landlord and tenant is established by that arrangement.
CHARGING

22.1 The Tenant shall not charge the whole of this lease without the consent of the Landlord, such consent not to be

unreasonably withheld.

The Tenant shall not charge 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)

(b)

(©)

any dealing with this lease or the devolution or transmission of, or parting with possession of any interest
init;

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.

11



25.

26.

27.

28.

24.2

24.3
(a)
(b)

(c)

Form of lease for inclusion in the informal tender — Your Convenience

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:
give the Landlord's solicitors notice of the Transaction;

deliver two certified copies of any document effecting the
Transaction to the Landlord's solicitors; and

pay the Landlord's solicitors a registration fee of £50 (plus VAT)].

24.4 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.

REPAIRS

The Tenant shall:

(@)

(b)
(©)
(d)

25.2

25.3

25.4

keep the Property clean and tidy and in good repair and condition PROVIDED THAT the Tenant shall be
under no obligation to maintain the Property in any better state of repair and condition as evidenced by
the attached Schedule of Condition and shall ensure that any Service Media within and exclusively serving
the Property is kept in good working order;

keep any part of the Property not built upon adequately surfaced in a good condition;
[keep any charging mechanisms installed at the Property in good working order]*?;

keep the Property free from weeds (including invasive species) and all landscaped areas forming part of
the Property properly cultivated

[The Tenant must empty when necessary, maintain, repair and renew the septic tank serving the Property
and the pipes connecting the septic tank to the Property. The Tenant must ensure the septic tank does not
overflow onto or cause an actionable nuisance to the Landlord or any owner or occupier of any
neighbouring property.]*?

The Tenant must keep a maintenance and compliance programme for the upkeep of the Property and a
written record of all structural, annual and other inspections undertaken as part of the maintenance and
compliance programme and provide a copy of all inspections or reports to the Landlord within 5 working
days of request.

The Tenant must ensure that all inspections and works are carried by suitably qualified professionals.

DECORATION AND CLEANING

26.1 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.
26.2 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.

26.3 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.

ALTERATIONS

27.1 The Tenant shall not make any external or structural alteration or addition to the Property without the consent

of the Landlord, such consent not to be unreasonably withheld where the Tenant maintains an adequate provision

of public conveniences within the Property.

27.2 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.

SIGNS

28.1

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

12 Only effects those toilets which currently have charging mechanisms installed.

13 Relevant to public conveniences served by septic tanks only.

12
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28.2 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 except Signs of a design, size and number and in a position that are appropriate to the
Property and the Permitted Use.

28.3 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.

RETURNING THE PROPERTY TO THE LANDLORD

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

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

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

29.4 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.

29.5 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
30.1 The Tenant shall not use the Property for any purpose other than the Permitted Use.

30.2  The Tenant shall observe all regulations made from time to time by the Landlord in accordance with the
principles of good estate management relating to the use of the Property.

30.3 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, its other tenants or any other owner
or occupier of neighbouring property.

30.4  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.

30.5 TheTenantshall not use the Property for any purpose or in a manner that could lead to people being drawn
into terrorism (as defined in section 35 of the Counter Terrorism and Security Act 2015).

COMPLIANCE WITH LAWS

The Tenant shall comply with all laws relating to:

(a) the Property and the occupation and use of the Property by the Tenant;

(b) the use or operation of all Service Media and machinery and equipment at or serving the Property
whether or not used or operated, and shall, where necessary, replace or convert such Service Media
within or exclusively serving the Property so that it is capable of lawful use or operation;

(C) any works carried out at the Property; and
(d) all materials kept at or disposed from the Property.
31.2 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.

31.3 Within five working days after receipt of any notice or other communication affecting the Property (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) 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.

13
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31.4  TheTenantshallnot apply for any planning permission for the Property without the Landlord's consent not
to be unreasonably withheld.

31.5  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 file. 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.

31.6 TheTenantshall 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.

31.7  Assoon 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 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.

31.8 TheTenantshall 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.

31.9  The Tenant shall not commission an Energy Performance Certificate for the Property without the consent
of the Landlord, such consent not to be unreasonably withheld.

31.10 TheTenantshall provide the Landlord with details of any employees to whom the Transfer of Undertakings
(Protection of Employment) Regulations 2006 may apply should the term come to an end and the Landlord
continue to provide a public convenience from the Property.

ENCROACHMENTS, OBSTRUCTIONS AND ACQUISITION OF RIGHTS

32.1 The Tenant shall not grant any right or licence over the Property to a third party.
32.2 If a third party 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 inform the Landlord and shall give the Landlord notice of that encroachment or action; and

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

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

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

32.5 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 inform the Landlord and shall give the Landlord notice of that action; and

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

32.6 If any invasive plant species encroaches or threatens to encroach upon any part of 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 encroachment.

BREACH OF REPAIR AND MAINTENANCE OBLIGATION

33.1 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.
33.2 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.

14
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33.3 The 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.
33.4 Any action taken by the Landlord pursuant to this clause shall be without prejudice to the Landlord's other
rights, including those under clause 37.

INDEMNITY

The Tenant shall keep the Landlord indemnified against all liabilities, expenses, costs (including but not limited to
any solicitors’ or other professionals’ costs and expenses), claims, damages and losses (including but not limited to
any diminution in the value of the Landlord's interest in the Property and loss of amenity of the Property) suffered
or incurred by the Landlord arising out of or in connection with 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 with the actual or implied authority of any of them.

LANDLORD'S COVENANT FOR QUIET ENJOYMENT

The Landlord covenants with the Tenant, that, 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 interruption by the
Landlord or any person claiming under the Landlord except as otherwise permitted by this lease.

[GUARANTEE AND INDEMNITY4

36.1 [If an Act of Insolvency occurs in relation to a guarantor, or if any guarantor (being an individual) dies or
becomes incapable of managing his affairs the Tenant shall, if the Landlord requests, procure that a person of
standing acceptable to the Landlord, within 30 working days of that request, enters into a replacement or additional
guarantee and indemnity of the tenant covenants of this lease in the same form as that entered into by the former
guarantor.

36.2 Clause 36.1 shall not apply in the case of a person who is guarantor by reason of having entered into an
authorised guarantee agreement.

36.3 For so long as any guarantor remains liable to the Landlord, the Tenant shall, if the Landlord requests, procure
that that guarantor joins in any consent or approval required under this lease and consents to any variation of the
tenant covenants of this lease.

RE-ENTRY AND FORFEITURE

37.1 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:

(a) 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; (c) an Act of Insolvency.

37.2 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 or any guarantor.

37.3 Before commencing any proceedings for forfeiture of this lease, the Landlord shall*:

(a) Give notice of the breach complained of to any mortgagee of this lease of whom the Landlord has
received notice; and

(b) if the mortgagee confirms in writing to the Landlord within 28 days of the notice that it wishes to remedy
the breach, allow the mortgagee 28 days (or such longer time as may be reasonable in view of the nature
of the breach) to remedy the breach.

JOINT AND SEVERAL LIABILITY

38.1 Where the Tenant comprises more than one person, those persons shall be jointly and severally liable for the
obligations and liabilities of the Tenant arising under this lease. The Landlord may take action against, or release or
compromise the liability of, or grant time or other indulgence to, any one of those persons without affecting the
liability of any other of them.

38.2 Where a guarantor comprises more than one person, those persons shall be jointly and severally liable for the
obligations and liabilities of a guarantor arising under this lease. The Landlord may take action against, or release or
compromise the liability of, or grant time or other indulgence to, any one of those persons without affecting the
liability of any other of them.

4 Only required where the tenant has provided a guarantor.
5 This clause is relevant for terms over 50 years where finance may be secured on the property.
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38.3 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.

38.4 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 notice of the failure and the Landlord has not
remedied the failure within a reasonable time of service of that notice.

ENTIRE AGREEMENT

39.1 This lease constitutes the whole agreement between the parties and supersedes all previous discussions,
correspondence, negotiations, arrangements, understandings and agreements between them relating to its subject
matter.
39.2 Each party acknowledges that in entering into this lease and any documents annexed to it it does not rely on,
and shall have no remedies in respect of, any representation or warranty (whether made innocently or negligently)
other than those contained in any written replies that the Landlord’s solicitors have given to any written enquiries
raised by the Tenant’s solicitors before the date of this lease and IT IS HEREBY AGREED AND DECLARED that in light
of the decision in William Sindall plc v Cambridgeshire County Council (1993) the replies given by the Landlord’s
solicitor to any preliminary enquiries raised by the Tenant or the Tenant’s solicitor are provided from the Property
Services records and deeds of the Landlord and not from any other records that may be held by other services or
departments of the Landlord. Neither the Landlord nor the Landlord’s solicitor have made any further enquiries into
such matters and such replies are given on this basis. The Tenant must therefore rely on its own direct enquires with
other services or departments of the Landlord.
39.3 Nothing in this lease constitutes or shall constitute a representation or warranty that the Property may lawfully
be used for any purpose allowed by this lease.

Nothing in this clause shall limit or exclude any liability for fraud.

NOTICES, CONSENTS AND APPROVALS

40.1 Except where this lease specifically states that a notice need not be in writing, any notice given under or in
connection with this lease shall be:

(a) in writing and for the purposes of this clause a fax or an e-mail are not in writing; and

(b) give by hand or by pre-paid first-class post or other next working day delivery service at the party's
registered office address (if the party is a company) or (in any other case) at the party's principal place of
business.

40.2 If a notice complies with the criteria in clause 40.1, whether or not this lease requires that notice to be in
writing, it shall be deemed to have been received:

(a) if delivered by hand, at the time the notice is left at the proper address;

(b) if sent by pre-paid first-class post or other next working day delivery service, on the second working day
after posting.

40.3 This clause does not apply to the service of any proceedings or other documents in any legal action or,
where applicable, any arbitration or other method of dispute resolution.

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

40.5 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 the Landlord or a person duly authorised on its behalf; 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.
40.6 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.

40.7 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.
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41. GOVERNING LAW

This lease and any dispute or claim arising out of or in connection with it or its subject matter or formation
(including non-contractual disputes or claims) shall be governed by and construed in accordance with the law of
England and Wales.

42, JURISDICTION

Each party irrevocably agrees that the courts of England and Wales shall have exclusive jurisdiction to settle any
dispute or claim arising out of or in connection with this lease or its subject matter or formation (including non-
contractual disputes or claims).

43. EXCLUSION OF SECTIONS 24-28 OF THE LTA 1954

43.1 The parties confirm that:

(a) the Landlord served a notice on the Tenant, as required by section 38A(3)(a) of the LTA 1954, applying to
the tenancy created by this lease, not less than 14 days before this lease was entered into;

(b) [the Tenant/< >] who was duly authorised by the Tenant to do so] made a declaration dated 2015
in accordance with the requirements of section 38A(3)(b) of the LTA 1954; and

(C) there is no agreement for lease to which this lease gives effect.

43.2 The parties agree that the provisions of sections 24 to 28 of the LTA 1954 are excluded in relation to the
tenancy created by this lease.

44. CONTRACTS (RIGHTS OF THIRD PARTIES) ACT 1999

A person who is not a party to this lease shall not have any rights under the Contracts (Rights of Third Parties) Act
1999 to enforce any term of this lease. This does not affect any right or remedy of a third party which exists, or is
available, apart from that Act.

This document has been executed as a deed and is delivered and takes effect on the date stated at the beginning of it.

Schedule 1 The Property

Option 1:%¢

The land and buildings known as the public conveniences at [< >] shown edged red on the Plan

Option 2:%7

The land and buildings known as the public conveniences at [< >] shown edged red on the Plan but excluding any Service Media
in, on, under or over the building (whether in existence at the date of this lease or installed in the future) that are used by the
building in common with any other part of the Landlord’s Neighbouring Property.

Option 3:18

The public conveniences on the ground floor of the Building (the floor plan of which is shown edged red on the Plan) bounded
by and including:

(a) the floor screed;
(b) the plasterwork of the ceiling;

(C) the interior plasterwork and finishes of exterior walls and columns;

16 Where the lease is for the whole of the Landlord’s ownership
17 Where the lease is for a stand alone until within the Landlord’s wider land ownership

18 Where the lease is for a unit within a building
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(d) the plasterwork and finishes of the interior structural walls and columns that adjoin the internal parts of the
Building;

(e) one half of the thickness of the interior, non-structural walls and columns that adjoin the internal parts of the
Building;

(f) the doors and windows and their frames and fittings;

but excluding all Service Media within that part of the Building but which do not exclusively serve that part of the Building

18



Schedule 1 Rent Review

The amount of Annual Rent shall be reviewed on the Open Market Review
Date to the greater of:

(a) the Annual Rent payable immediately before the Open Market
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); or

(b) the open market rent agreed or determined pursuant to this
clause.

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

(a) the Annual Rent payable immediately before the relevant RPI
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); or

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

If the revised Annual Rent has not been agreed by the Landlord and the
Tenant or determined by the Surveyor on or before the relevant Review
Date, the Annual Rent payable from that Review Date shall continue at the
rate payable immediately before that Review Date. No later than five
working days after the revised Annual Rent is agreed or the Surveyor's
determination is notified to the Landlord and 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 agreement or notification of the revised
Annual Rent and the amount that would have been payable had
the revised Annual Rent been agreed or determined 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 agreed or determined 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.

If at any time there is a guarantor, the guarantor shall not have any right
to participate in the review of the Annual Rent.

As soon as practicable after the amount of the revised Annual Rent has
been agreed or determined, a memorandum recording the amount shall be
signed by or on behalf of the Landlord and the Tenant and endorsed on or
attached to this lease and its counterpart. The Landlord and the Tenant
shall each bear their own costs in connection with the memorandum.

The open market rent may be agreed between the Landlord and the
Tenant at any time before it is determined by the Surveyor.

If the open market rent is determined by the Surveyor, it shall be the
amount that the Surveyor determines is the best annual rent (exclusive of
any VAT) at which the Property could reasonably be expected to be let:

(a) in the open market;
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(b)
(c)
(d)

at the relevant Open Market Review Date;
on the assumptions listed in paragraph 9; and

disregarding the matters listed in paragraph 10.

9 The assumptions are:

(a)

(b)

(d)

(e)

(f)

(9)

(h)

the Property is available to let in the open market by a willing
lessor to a willing lessee as a whole with vacant possession
without a fine or a premium for a term equal to the unexpired
residue of the Contractual term at the relevant Review Date or a
term of years commencing on the Open Market Review Date, if
longer; and otherwise on the terms of this lease other than as to
the amount of the Annual Rent but including the provisions for
review of the Annual Rent;

the willing lessee has had the benefit of any rent-free or other
concession or contribution which would be offered in the open
market at the relevant Review Date in relation to fitting out works
at the Property;

the Property may lawfully be used, and is in a physical state to
enable it to be lawfully used, by the willing lessee (or any
potential undertenant or assignee of the willing lessee) for any
purpose permitted by this lease;

the Landlord and the Tenant have fully complied with their
obligations in this lease;

if the Property or any other part of the Building or any means of
access to them or any Service Media serving the Property, has
been destroyed or damaged, it has been fully restored;

no work has been carried out on the Property or any other part of
the Building that has diminished the rental value of the Property;

any fixtures, fittings, machinery or equipment supplied to the
Property by the Landlord that have been removed by or at the
request of the Tenant, or any undertenant or their respective
predecessors in title (otherwise than to comply with any law)
remain at the Property; and

the willing lessee and its potential assignees and undertenants
shall not be disadvantaged by any actual or potential election to
waive exemption from VAT in relation to the Property.

10. The matters to be disregarded are:

(a)

any effect on rent of the fact that the Tenant or any authorised
undertenant has been in occupation of the Property;

any goodwill attached to the Property by reason of any business
carried out there by the Tenant or by any authorised undertenant
or by any of their predecessors in business;

any effect on rent attributable to any physical improvement to the
Property carried out before the date of this lease by or at the
expense of the Tenant or any authorised undertenant with all
necessary consents, approvals and authorisations and not
pursuant to an obligation to the Landlord (other than an obligation
to comply with any law);
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11.

12,

13.

14,
15,

16.

17.

18.

(d) any effect on the rent of any obligation on the Tenant to fit out
the Property or to reinstate the Property to the condition or design
it was in before any alterations or improvements were carried out;

(e) any statutory restriction on rents or the right to recover them;
() any effect on rent of any conditions restrictive of alienation; and

(9) any effect on rent attributable to the asset rating in any EPC
issued in respect of the Property.

The Surveyor shall determine the open market rent and shall have power
to determine any issue involving the interpretation of any provision of this
lease, his jurisdiction to determine the matters and issues referred to him
or his terms of reference.

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

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

Subject to paragraph 16, if there is any change to the methods used to
compile the RPI, including any change to the items from which the All
Items 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 paragraph 15 would fundamentally alter the calculation of
the indexed rent in accordance with this paragraph 16 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
paragraph 16, then the Landlord and the Tenant shall endeavour within a
reasonable time to agree an alternative mechanism for setting the Annual
Rent, which may (where reasonable) include, or consist of, substituting an
alternative index for the RPI. In default of such agreement, an alternative
mechanism shall be determined by the Surveyor.

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 paragraph 17, or if the Landlord and the Tenant fail to
reach agreement under paragraph 16, the question, dispute or
disagreement is to be determined by the Surveyor. The Surveyor shall
have full power to determine the question, dispute or disagreement, and
shall have power to determine any issue involving the interpretation of any
provision of this lease, his jurisdiction to determine the question, dispute
or disagreement referred to him or his terms of reference. When
determining such a question, dispute or disagreement, the Surveyor may,
if he considers it appropriate, specify that an alternative mechanism for
setting the Annual Rent should apply to this lease, and this includes (but is
not limited to) substituting an alternative index for the RPI.

The Surveyor shall be an independent valuer who is a Member or Fellow of
the Royal Institution of Chartered Surveyors. The Landlord and the Tenant
may, by agreement, appoint the Surveyor at any time before either of
them applies to the President for the Surveyor to be appointed. The
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19,

20.

21.

22.

Surveyor shall act as an expert and not as an arbitrator. The Surveyor's
decision shall be given in writing, and the Surveyor shall provide reasons
for any determination. The Surveyor's written decision on the matters
referred to him shall be final and binding in the absence of manifest error
or fraud.

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. The parties will provide (or procure that others
provide) the Surveyor with such assistance and documents as the
Surveyor reasonably requires for the purpose of reaching a decision.

If the Surveyor dies, or becomes unwilling or incapable of acting, or
unreasonably delays in making any determination, then either the
Landlord or the Tenant may apply to the President to discharge the
Surveyor and paragraph 12 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 (or if the Surveyor makes no
direction, then equally). If either the Landlord or the Tenant does not pay
its part of the Surveyor's fees and expenses within ten working days after
demand by the Surveyor then:

(a) the other party may pay instead; and

(b) the amount so paid shall be a debt of the party that should have
paid due and payable on demand to the party that actually made
the payment.

The Landlord and the Tenant shall otherwise each bear their own costs in
connection.
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Schedule 3 Public Conveniences Management

Insert details from the business case submitted to cover:
*  Opening patterns
¢ Cleaning and management

*  Health & Safety
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Information Classification: PUBLIC

Section E: Cornwall Council ‘Public
Conveniences’ Specification

1.1 Introduction

Cornwall Council is seeking partners to run the public toilet because there is
no budget to pay for this service. However it is considered that the business
community and other organisations may be able to continue to keep the
toilets open either to support existing businesses, or by using up to 50% of
the asset as a profit-making commercial concession, and therefore we are
keen to receive your proposals.

The provision of the public toilet service will form part of a Lease which is
expected to be granted in January 2024 to the winning tenderer.

This specification will form part of the Lease.

1.1.1 Background

The provision of public conveniences is a non-statutory function for local
authorities. However, Cornwall Council understands the requirement and the
benefits that public convenience provision can bring to local communities
and tourists.

This document sets out the service standards which will be required to be
achieved so as to manage and maintain facilities to an acceptable standard.

This document is aimed at all types of service provider, to successfully
manage and provide services as it details the levels of service which are
required to meet both statutory and non-statutory service requirements.

The overriding required outcome is to ensure the provision of suitable
facilities to the public and ensure that the public conveniences are kept
clean, safe and fully operational throughout the agreed opening times.

IMPORTANT

It is important to note that some requirements are driven by the need to
comply with statutory legislation and therefore must be carried out within the
requirements of the specified legislation. It is also important to point out
that, under a lease arrangement, your organisation will need to maintain a
safe and legally compliant facility for the community to use on a regular
agreed basis. As the leaseholder, looking after the building and operational
management of the facility, you will have certain responsibilities.

As a leaseholder of the public conveniences these service standards will
provide your organisation with the necessary information to enable you to
develop your own local management and maintenance regime for the
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operation of public toilets. This document may also assist you in asking the
right questions of any contractor that you may be asking to undertake
works or services on your behalf.

Overriding Service Delivery Objective for public conveniences:

To provide suitable and acceptable facilities to the public and ensure that
public conveniences are kept clean, safe and fully operational throughout
the agreed opening times.

1.1.2 Statement of Requirements and Service
Level Agreement

The following will need to be taken into account when taking on the
management of public toilets:

Ensuring that the public conveniences are safe and clean to use.

1. Cleaning

In order to ensure that all reasonable steps are taken to safeguard users
and staff accessing the facilities, the following steps need to be taken:

Suitable warning signs need to be erected to inform users of any
hazards as a result of cleaning operations, should part of the toilets
remain in use during those operations.

All fixtures and fittings need to checked to ensure they are properly
secured and in good working order. The facilities should also be
checked for cleanliness and these actions should be carried out prior to
opening.

Suitable stock levels of materials for cleaning and re-supply of the
various dispensers need to be maintained by the lessee in order to keep
the facility running efficiently. This is likely to include: Toilet rolls, paper
towels, soaps, disinfectants, de-scaling agents, cleaning fluids, polish
and de-greasants. Cleaning materials need to be compatible with each
other and the surfaces to which they are applied. The use of products
containing Chlorofluorocarbons (CFC’s) must be avoided.

Most facilities are fitted with Eco Save systems which reduce the
amount and frequency which urinals require flushing. It will be
necessary to use the appropriate cleansing fluid when these products
are fitted.

It can be helpful and foster strong public confidence in the facilities by
displaying cleaning schedule and contact information, i.e. when the last
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clean was carried out and when the next one is due, and it is strongly
recommended that this should be done.

All surfaces including walls, ceilings, doors, ledges, partitions, windows
and light fittings need to keep free of dust, grime, graffiti, fouling,
insects, cobwebs and other deposits. Floors, drainage channels and
gullies should be disinfected.

Sanitaryware and all feeding, connecting and drainage pipework,
including lavatory pans, seat, cisterns, handle, chains, pedals, basis,
taps, mirrors, “Wallgate” or other similar handwash/drier units and
urinals need to be kept free of dust, grime, graffiti, fouling, insects,
cobwebs and other deposits.

Chromium and other such ‘bright’ surfaces should be cleaned only using
recommended products for such purposes and surfaces.

External walls and surfaces should be free from Graffiti. Gutters,
downpipes and drains should be cleaned out and wiped down to prevent
malfunction and flooding/damage to the building.

Paths, hard standing areas, steps, grass and vegetation within the
defined area of the facilities, or providing access to it, should be
regularly maintained and kept free of litter, weeds, fouling, grass and
other deposits.

Periodic deep cleansing, using steam cleaning or power washing
equipment, must be carried out although this will partly be determined
by levels of use.

Please Note: To give an indication, the cleaning regime operated by Cornwall Council
ensures facilities should receive up to 4 cleans per day, depending on the level of use
they attract and their location. Local need will determine the best times to carry out the
required number of cleans to maintain a clean, safe and fully functioning facility for
the public to use. Rather than set out a rigid cleaning regime for the lessee to adhere
to, Cornwall Council would rather agree an outcome based condition that the facility

needs to be consistently maintained at.

2. Drug related Litter

This is an issue that some facilities will experience and therefore must be

considered to ensure that user safety is maintained when accessing public

conveniences.

Suitable disposal methods for drug related litter, including sharps bins, for
example, for syringe needles, need to be provided. Keeping a record of such
litter will assist in the management of such misuse so a log of the amount
and type of such litter needs to be kept. Due to the hazards and perceptions

that such litter creates, current practice is to aim to remove such litter
within an hour of receiving a report of its presence, and as the building
owner we feel this is a standard that must be maintained as part of the
lease arrangements for public and staff safety.
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3. Disposal of sanitary waste

A suitable sanitary bin, rectangular in shape and not fixed down is needed in
each female, baby change and disabled cubicle. Notices on their acceptable
use need to be displayed in an appropriate position.

Bins need to be emptied regularly, in order that they don't spill over and to
prevent odour.

4. Legionella testing

Legionellosis is the collective name given to the pneumonia-like illness
caused by legionella bacteria. This includes the most serious legionnaires’
disease, as well as the similar but less serious conditions of Pontiac fever
and Lochgoil head fever.

People can catch Legionnaires’ disease by inhaling small droplets of water,
suspended in the air, containing the bacteria. Certain conditions increase
the risk from legionella, including:

Water temperature between 20-45 °C, which is suitable for growth;
Creating and spreading breathable droplets of water, e.g. aerosol created by
a cooling tower, or water outlets;

Stored and/or re-circulated water;

« A source of nutrients for the organism e.g. presence of sludge, scale or
fouling.

Therefore, all cold water should be delivered at the outlet and stored at a
temperature less than 20°C and the results recorded in a suitable log book.
Temperatures need to be taken from the sentinel outlets on each system on
a monthly basis, along with a percentage of others to ensure that all outlets
are tested. The systems should not be used if measurements exceed the
prescribed limits and appropriate remedial action must be taken.

Meeting your statutory obligations, in respect of Legionella should be
determined by a risk based exercise. Cornwall Council has a monthly
sampling regime that records and logs the necessary readings in order to
monitor to a level that it deems appropriate to the risk presented.

Further information can be found on the Health and Safety Executive web
pages here: http://www.hse.gov.uk/legionnaires/what-is.htm and the
Approved Code of Practice (ACoP) for the control of Legionella bacteria in
water systems can also be accessed here:
http://www.hse.gov.uk/pubns/books/18.htm

It is possible to undertake the monitoring yourselves, if appropriate training
and equipment is in place. However, should you wish for a third party to
undertake the monitoring for you, please contact Cornwall Council for further
advice concerning service providers.

5. Fixed Wiring Testing



http://www.hse.gov.uk/legionnaires/what-is.htm
http://www.hse.gov.uk/legionnaires/what-is.htm
http://www.hse.gov.uk/legionnaires/what-is.htm
http://www.hse.gov.uk/legionnaires/what-is.htm
http://www.hse.gov.uk/pubns/books/l8.htm
http://www.hse.gov.uk/pubns/books/l8.htm
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Testing of the fixed wiring needs to be carried out in accordance with the
NICEIC Standard 9 (or an equivalent standard) by an approved contractor.
Should you need it, more information on the NICEIC can be found here:
http://niceic.com/

6. Cesspits and Septic Tanks

Any covers over cesspools and drainage systems should be inspected on
each visit to ensure their serviceability and proper fitting.

A suitable system shall be put in place to ensure the cesspits and septic
tanks are managed effectively and emptied in accordance to the demand.

7. Asbestos

All premises should be regularly audited, against an asbestos register, to
ensure that asbestos containing materials are still in a good condition and
remain undamaged. This will ensure that you are not inadvertently putting
your staff/contractors or the public at risk. A record of re-inspections should
be kept in the register.

The asbestos register should be based on the asbestos surveys so, normally,
it should contain the same details such as;

» Site details
« Details of surveys and re-inspections

« Areas not surveyed

+ Drawings

« ACM locations

« Material types

* Asbestos types

« Condition

« Surface treatments i.e. painted, bare
« Photos

Where practical, the register should be kept on site but if this is not feasible,
due to the nature of the building, then a notice must be displayed advising
where a copy can been inspected. No works shall take place until the
register has been read and signed by the contractor involved.

As it is not always known exactly what materials are contained within the
fabric of each building a presumption must be made that the buildings may
contain an element of asbestos.

8. General points such as Opening times, Building
Maintenance, Waste Management

Opening and closing the facility:


http://niceic.com/
http://niceic.com/
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The current hours of each public convenience - as listed on Schedule 5 -
will be the minimum opening period acceptable under the Lease.

In all cases, the facility should be kept open in a clean, safe and fully
functioning condition during opening times.

At the allotted or published time of locking up, a thorough check of the
premises must be made to ensure that no one is within the building
(bearing in mind deaf people may not hear calls and that people may be
asleep in cubicles).

In view of potential vandalism issues and misuse of the facility, it should be
locked overnight when not in use, where the infrastructure allows such
locking to take place.

Sighage affixed to the external door of the facility should be displayed to
inform the public, should it be necessary to close the facility, of any
appropriate facility that the public can be directed to as a nearby
alternative.

Building Management and Maintenance

The lessee should satisfy themselves that any work undertaken on the
facility is carried out by suitably experienced, skilled and qualified staff.

Planned and Reactive Building Maintenance

Where the lessee has been granted a lease on a ‘full repairing’ basis:

The lessee will need to consider and have in place a suitable planned and
reactive maintenance programme in place. They should retain an up to date
list of suitable contractors who can be called upon, at short notice, should
the need arise. A 2 hour maximum attention period is the standard that
should be sought following notification of an issue. As an interim measure,
Contractors should at least be able to carry out works to make the facility
safe and prevent further damage until a full repair can be made.

Waste Management

Litter, sweepings, empty chemical containers and waste arising from
cleansing operations at the facility are deemed to be Commercial Waste, in
accordance with Schedule 4 of the Controlled Waste Regulations 1992,
issued by the Secretary of State for the Environment (Statutory Instrument
1992 No 588). Disposal of waste arising from the cleansing of the facility is
the responsibility of the lessee in conjunction with the operator carrying out
those operations and they must ensure that appropriate collection is carried
out and that the costs of such are met.

The Code of Practice in respect of ‘Waste Management: The Duty of Care’
issued by the Secretary of State for the Environment in accordance with
Section 34(7) of the Environmental Protection Act 1990 must be observed.
More details can be found here:
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https://www.gov.uk/government/publications/waste-duty-of-carecode-
of-practice

Should things go wrong - blockages, call outs

i) Blockages

Prompt attention to deal with blockages is essential to minimise disruption
to service provision and to prevent damage to the fabric of the building
itself.

The responsibility of dealing with blockages will rest with the lessee if the
lease is on a ‘full repairing’ basis, i.e. where the lease provided is to carry
out the cleaning and maintenance of the facility.

ii) Call outs
Where the lessee has a lease on a ‘full repairing’ basis:

The lessee will need to consider and have in place a suitable call out
emergency procedure. They should retain an up to date list of suitable
contractors who can be called upon on a 24 hour basis should the need
arise. A 2 hour attention period is the standard that should be sought
following notification of an issue. Contractors should be able to carry out
works to make the facility safe and prevent further damage until a full
repair can be made.

A sign must be installed within each toilet block, to tell the members of the
public:
« That the toilet is no longer managed by Cornwall Council, « who to
contact in case of emergencies or urgent repair issues,
« with mobile telephone numbers included.

1.1.3 Quality Requirements

It is expected that the winning tenderer will be financially robust and with a
full awareness of the importance of maintaining high standards of Health
and Safety.

1.1.4 Customer Service and Contract Management

Checks are to be carried out by the Commissioning and Asset Management
Service at the Council as required, at least once per year, to check the
electrical testing records are in order and to ensure that records confirm the
required monthly legionella testing.

Cornwall Council reserves the right to carry out regular inspections of each
toilet block, without giving prior notice.


https://www.gov.uk/government/publications/waste-duty-of-care-code-of-practice
https://www.gov.uk/government/publications/waste-duty-of-care-code-of-practice
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Full training on safety checks especially legionella will take place at the start
of each Lease.

The lessee will need to have in place a customer service and provide contact
details to the public who might use the toilet to enable a prompt response to
any customer service requirements.

The lessee will need to have in place a contract management process and
liaise with the Council by attending meetings or providing data linked to the
Councils systems relating to the performance and other matters as
requested to support the contract objectives.
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Section E: Tender form

Tenant(s) —
Insert the
details of all
individuals to
be named as
tenants in the
Lease. There
can be a
maximum of 3
individuals.

Applicant 1
SUIMNAIMIE e e
FirSt NAmMES: ..o

F Yo o [ (=11 H

Applicant 2
SUMN AMIE . e e e e e,
FIrsSt NAmMES: oo

AN S S e

Applicant 3
SUMN AIMIE . e e e e e,
First NAmMES: ..o

AN S e
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Public
Convenience
Proposal:

Please give details of the operation of the Public Conveniences by
answering the following queries within the space provided below:

. Do you have any previous experience of operating public toilets? ¢
Do you have any previous experience of cleaning commercial
premises?

. What percentage of the toilet block do you propose to keep open to the
public?

. Do you intend to retain or install payment facilities?

. If so, how much would you intend to charge?

. What days of the year and what hours will the facility will be open?

. How will you meet the Specification in Appx A e.g. cleaning standards? «

Contingency planning: What will you do if a cleaner is on holiday, or off
ill, or if repair works need to be done to the property?

i How will you ensure that someone will be available to deal with any
queries from the public, for all of the opening hours?

. What quality controls would you have in place?

. How do you intend to deal with complaints?

. How can you demonstrate a commitment to the provision of public toilet

services for this local area?

Are you able to provide a Health&Safety management plan? Are you
able to describe that your H&S measures are effective in reducing/preventing
incidents, occupational ill-health and accidents? Do you have access to
competent H&S advice and assistance?

Vickery Holman

Property Consultants

4
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Vickery Holman V

Property Consultants
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Penalty for
toilet closure

Please tick the box below to confirm that you understand that if the
toilets are not opened on a daily basis during the opening hours of
the opening period you may be fined £150 per day

Rent
Annual Rent: £, (in figures)
.......................................................................... (in words)
Advert Please could you tell us how you found out about this tender:

Agent’s Details

Solicitor’s
Details

N A o

Y Yo o [ {11 F

Vickery Holman

Property Consultants

4
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References Please supply 2 referees for the Council to contact to obtain
references.

NI oo

AN S .. e

Mobile: ..o

ENail o

N A oo

AAAN S S .. e

Mobile: .. oo

ENail e
The Council will undertake a credit check on all individuals named
in the Lease. Therefore all individuals named in the tenants section

above need to complete and sign the following to authorise the
Council to undertake a credit check.

N A o
Date of Birth ..o

Number of years living at present address: ...............c.ocooeiiiini,

Previous address if answer is less than 1 year:

F AN [0 [ (=11

Vickery Holman V

Property Consultants
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SIgNAtUrE: .o

D) (<

N A oo

Date of Birth

Number of years living at present address: ..............ccooviiiiinnn.

Previous address if answer is less than 1 year:

Y Yo o [ {11 F

SIgNAtUIE. .

D) (I

N A o
Date of Birth ..o

Number of years living at present address: ...............ccooeiiiiini.

Previous address if answer is less than 1 year:

J AN [0 [ (=11

SIgNAtUIE: .

DAl oo

Vickery Holman V

Property Consultants




Information Classification: PUBLIC
Please submit any other comments you wish to make to support your tender submission. You
may wish to enclose other documentation. In particular, the details of any proposals to raise
income from a café or commercial concession could be outlined in this section:

I, the undersigned, confirm the following on behalf of all those mentioned above:

(a) Il/we have carried out a full inspection of the property and this offer is made with my full
knowledge of the state and condition of repair of the same.

(b) I/we have not relied upon any verbal statement given by any officer or member of the Council
in the submission of this bid.

Vickery Holman V

Property Consultants
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(c) I/we have not entered into an arrangement with any other person that they shall refrain from
bidding or as to the amount of any bid to be submitted.

(d) I/we have not offered or agreed to pay or give any sum of money, inducement or valuable
consideration directly or indirectly to any person in relation to this bid.

(e) The Council is not obliged to accept the highest nor any bid received.

(H  My/our bid will not be considered if it arrives after the deadline or is incomplete.

(g) I/we have read all of the ‘Informal Tender Application’ and confirm that if my tender is
successful, | agree to sign a Lease under the standard heads of terms in Section B and those
I/we have submitted in Section C.

(i)  l/we understand my tender will be assessed on the following matrix:

Annual Rent bid 40%

Public convenience and concession proposal 60%
N AN e
AAArES S i
............................................................. Postcode: ..ot
Tl Mobile: ..........cooiiinnan.
Email
Signature: ... Date: ..cooiiiiiiis

Vickery Holman V

Property Consultants
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