
APPENDIX 7 

Quorn Parish Council – 1st September 2020 

Report of the Chair 

RE: OPTIONS FOR NEGOTIATION OF THE OLD SCHOOL TEA ROOM LEASE 

Purpose of the report 

To inform Council of possible options for formalising the use of outside areas by the Old 

School Tea Room as part of the rent negotiations due in November 2020. 

Background 

A five year lease for the tea room started on 7th May 2018 with an initial term of three years 

i.e. to 7th May 2021 at “one peppercorn” “in return for the building work carried out as 

described….” 

The premises for the tea room are shown on a plan of the Old School building attached to 

the lease, indicating only the room occupied by the tea room and none of the outside areas. 

However, included in the lessee obligations is “Provide furniture/outdoor seating”. And in the 

schedule under “Repair and Condition” “keep the Property and external seating areas….”  

There is mention in the lease that “The parties also acknowledge that the toilet facilities in 

the building are for the use of the general public as well as customers of the Lessee”. 

Included in the schedule to the lease are the terms for a rent review as follows: 

No later than 6 months before the end of the contractual term, the Lessor and Lessee shall 

negotiate in good faith to agree the rent payable from the third anniversary of the Term. In 

the absence of agreement within 3 months before the third anniversary of the Term, either 

party may refer the matter to an independent surveyor for determination. 

The agreed rent shall be payable from the third anniversary of the term and reviewed 

annually. 

(For the avoidance of doubt, the Lessor and Lessee acknowledge that any renewal of the 

lease shall be at market value and the three year peppercorn rent shall be disregarded for 

the purposes of determining the rent for the new lease). 

When the tea room opened in 2018, Phase 2 works, including the main hall, had not started 

and, from opening, the Lessee made use of both the front and rear outside areas, even 

though not specifically referenced in the lease. 

The use of the rear outside area (playground) has been a cause of continual complaint from 

adjacent neighbours. The Lessee advises that users like the rear playground as it is 

perceived to be secure for children and it provides shade. 

Proposal 

The rent review allows the Lessor to formalise arrangements for use (or not) of the outside 

areas by the Lessee and for the agreed rent to reflect use (or not) of these areas. 

It also provides an opportunity if the Lessor wishes to define new use of the outside areas, if 

not to be used by the Lessee 



The Chair, with the Clerk and Ground and Facilities Officer have identified the following 

options for formalising the use of the outside areas by the lessee: 

Options  

1. No change 

- Future rent based on indoor space only 

- Lessee is allowed to continue using front and rear playgrounds   

 

2. Tea room lease area extended to include the front and rear playgrounds and rent 

charged accordingly 

a. As 2. above but no children are allowed on the rear playground (recognising 

concerns of neighbour) 

b. As 2/2a.. above but with rear playground to be used as overflow only 

(recognising concerns of neighbour) 

 

3. Tea room lease area extended and rent paid for indoor space plus front 

playground only (but not top end immediately adjacent to neighbour’s wall) 

The rear playground is allocated as a space available to main hall users and to 

be developed/refurbished by Council as part of the ongoing improvements to the 

Old School. 

a. As 3. above but with new fencing and gates to make the front playground 

secure for young children and umbrellas provided for shade. Costs to 

Lessor/Lessee as part of lease negotiation.   

b. As 3./3a. above but lessee is allowed to make use of the rear playground for 

“special occasions”, limited to no more than 2 days in any 7 day period and 

subject to any prior bookings by main hall users not requiring access. 

Recommendation 

i) Council is recommended to formalise the use of outside areas of the Old School by 

the Lessee as part of the scheduled rent negotiations based on option 3, 3a & 3b, to 

ensure market value is being properly assessed, to allow for wider use of the rear 

playground and in recognition of the concerns of neighbours. 

Financial Implications 

Online research indicates an annual rent for the indoor space of between £7,000 and 

£12,000. However, professional advice is being sort because of the need to take in to 

account the outdoor space and separate availability of toilets provided by the Lessor.. There 

is no anticipated cost for this advice. 

Note that the current budget forecasts for 21/22 includes income from the Lessee of £6,000 

Risk Assessment 

While research indicates that the future income is likely to be greater than currently 

budgeted, a risk remains that the current lessee (or any other operator) will not be prepared 

to pay market value. 

The Council will continue with a reputational risk if neighbours remain dissatisfied with future 

use of the rear playground. 


