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Pritish Film Institute, cuve Mcln {77,149
o a . ' [ V-
C REF: LEMC/IVA relocation project %‘
Dear Irene,

Please find enclosed revised costings, taking into consideration the new
offer available from the Mark Segal Family Trust on 29/31, Saffron Hill.

mhmemdesmimﬂﬂassmpﬂmmr&g&:ﬂ:mﬁﬂﬁm ‘Itﬂ.slsbasei
tentatively on letting as short term edit and production office/and possible
film/video preview facilities. (in the absence of other informaticn).

We have made :I.I]J.tl-ﬂl queries of thePlanninngfmerhymslttnCanﬁmmml
It may be of interest that no application for planning permission is recorded
in relation to the Dunn & Co. development. An application by the previous
agents Fibbens & Fox Associates was made in December '90 and recently withdrawn.
our information ref. planning permissions for the respective premises is

haﬁed on their advice.(Camden Council)

( mmldhamlﬂcedtnprw:demmthmredetaﬂedmfnnnatmnmthe
ative construction/conversion costs of the two buildings, but have to
date insufficient detail on Dunn & Co. Our assumption on the refurbishment
mﬁt of £35/£40 per sg.ft. would still appear relevant to the Dunn & Co. site.

with best wishes,

Registered Charity Number: 274256
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Rent pattern 1'

punn & Co. £8.90 per sq.ft. to first review at 5 years.
i foedincrﬁaaenfznifnrnextﬁyaars.

~ saffron £7/£8 per sq. ft. to first review at 7 years.
Increase at RPM figure of £17.50 for next 3 years.

Service maintained at constant charge both buildings for simplicity
at £1.40 per sq.ft. for 10 year period.

{ cumlative total shown at:-
1st yr 5 yrs 7 yrs 10 yrs
punn & Co. .
e 130,000 650,000 962,000 " 1,430,000
8.0, 20,300 101,500 142,100 " 203,000
Saffron Hill ; 3
rent 100,000 500,000 700,000 1,402,000
C R 18,700 93,500 © 130,900 187,000

(square footage Dunn & Co. 14,500/Saffron Hill 13,370)

IfﬂtemtriseaftarTyearsmﬂTeSaffrmHﬂ_lhﬁldingisatthehigh
figure shown, as indicated by RPM (last colum), then its expected that the

income generating potential of the MDA sublet will rise accordingly.

mserviaecha:gemmeEaffmnHﬂlbﬁlding, if let to a sole client as
intended, will cover usage cnly, rather than being a fixed charge. It is
anticipated therefore, that the Saffron Hill service charge will be maintained
at a lower rate than shown on the table.

Rates are not indicated on the table above, since the Saffron Hill rates
amumierrE?imfﬂmﬂmanis]andﬂlenmn&Ch.aremtyetknam.

The LEMC/LVA rateable areas will be subject to minimm of 80% reduction for
Registered Charities. We would point out that Camden has been sympathetic in

aenictered Charity Number: 274256
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the past, offering the LFMC an additional 50% reduction 'the statutory
rtion payable as a Charity. This concession would be applied for in

relation to any new premises. PS
pifference in rent, service charge payable
" 1st year RENT Dunn & Co. 130,000 S.C. 20,300
| saffron 100,000 18,700
difference 30,000 . ,- .L,600 - 31,600
g at 5 yrs Dunn & Co. 650,000 101,500
Saffron 500,000 93,500
difference 150,000 8,000 168,000
at 7 yrs Dunn & Co 962,000 142,100
Saffron 700,000 130,900
difference 262,000 11.200 273,200
at 10 yrs Dunn 1,430,000 .=203,000 -
Saffron 1,402,000 187,000
difference . 28,000 16,000 44,000
The rent and s.c. are less at Saffron Hill at each stage, even including
1;{ inflated rent for the years B8-10.

CONVERSION
gsaffron Hill was converted and thoroughly refurbished in 1989, only 2 years

ago. Provided that regular maintenance is carried out, dilapidation should
not present a risk.

Conversion to LFMC/LVA/MDA requirement involves removal of lightweight stud
partition on the ground floor only.

Subdivision of the space will be necessary on any site, though as there are

toilets and kitchens and some existing partitioning for our purpose,

the cost oflight conversion and refurbishment will be met within the sum already
£100,000. We are confident that this sum may well provide for some up-

grading of equipment in addition.

N.B. as stated concrete floors, stairs, fire exits, doors, lift and loading bay
existing to requlation standard. ;

- 'l FoL o B T ol o |
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The Saffron Hill premises is designated as El(c), light industrial. Our
Gloucester Avenue premises are designated Bl (1987).

; EanﬂenﬂuuncﬂPlamingDEMtMveaﬁ?iﬁaiusﬂmtitwﬂlhapenﬂttai
to carry on our existing function, Cinema Club (Film Society/membership only)
and Workshop at Saffron Hill. No change of use permission will need to be
lied for. The Council will have to be notified of cur intended use of the
floor, as was required on our existing site. Inspection of fire and
safety to Film Society requirement will be a matter of course.

It is envisaged that there will be no delay in this respect with
regard to fron Hill.

Further should MDA require mainly office space, no change of use permission
will be needed for areas of less than 235 sg.m. (2530 sq.ft.)

The Dunn & Co. building does not have the designations required and therefore
planning permissions will have to bé applied for. As there will be different
use requirements on different floors of the building, the planning applicat-
ions could be subject to considerable delay. Previous applications for similar
use have taken up to 9 months.

Since the project with Dunn & Co. depends to such an extent on the developer,
it is conceivable that commencement of construction/conversion may well hinge
upon planning permissions being granted for the retail/restaurant and offices
on the upper floors, i.e. before the project is set in motion or otherwise.

Camden currently have a policy of refusing permissions for office development,
and for retaining existing usage where possible. This may thérefore entail
lengthy Appeals procedures inst. Fibbens Fox Associates/Bayham Street.

This may involve the BFL/LFMC/LVA as arts organisations, in a planning gain
deal to the benefit of the developer.

The Dunn & Co. pcmisesprmmtaraqlplauﬁng-risk.

MDA subletting/income

Estimated that MDA space requirement represents 2,200 sq.ft. (existing drawings)
of which 400 sqg.ft. for administration/office, leaving 1,800 sq.ft. to short
term sublet.

saffron Hill is more central, accessible tubes/rail etc. and artisan area.
Estimated therefore that rent chargeable for short term let (production ?)
wﬂlbeablemhesmmmathigharthanﬂﬁﬁentishmhﬁlﬁnq[mﬂyl
tube line).

Saffron Hill "£25/sq.ft. (est.75% occupancy) over 5 years
Dunn & Co. fzﬂfﬁq'.ft. o L ) " i LR L]

Registered Charity Number: 274256
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scenario A (Full possession both sites) assumed 75% occupancy as above F‘?‘
gaffron Hill
5 yrs at £33,750 p.a. = 168,750 + next 5 yrs (+30%) 219,375 = 388,125

Durn & Co.
135,000 + next 5 yrs (+30%) 168.750 = 303,750

[

5 yrs at £27,000 p.a.

C 84,375 difference
Scenario B (Saffron Hill part let 2nd floor/lst 3 yrs)
assumed 75% occupancy of remainder

saffron Hill
3 yrs at £38,935 p.a, = 116,805
2 yrs at £33,750 p.a. = 67,500

184,305 + next 5 yrs as above 219,375 = 403,680

N.B. part let floor at £15.50 inclusive rent, rates, service charge.
Certain inm for whole 3 years. 99,930. difference

Tt would appear that from a purely financial point of view Scenario B
willprmdeabettermﬂm&tﬂtﬂtalﬂnmesaffrmﬂillslta And that
in any event with or without this let, Saffron Hill has a greater income

earning potential than Dunn & Co.

V.A.T.

We have been advised that on a single lease assignment for the whole premises
(saffron Hill), no V.A.T. will be chargeable. This is of particular signif-
icance to the LFMC which has not as yet been required to register (ref. new

Provision of natural light

The Saffron Hill site offers good natural light to all parts of floor areas

which require it. :
Equally it offers the requisite area for LFMC/LVA light sensitive operations.

The Dunn & Co. site offers little natural light. It does not appear that
amrprmslmhashemmﬂafﬂrinmﬂasmgﬂus.

Aamietared Charity Number: 274256
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ADDENDUM TO REPORT OF AUGUST 9TH '91

REF: 29/31, saffron Hill,London ECL and Dunn & Co. comparison.

LBEGAL

| —

SAFFRON HILL - Freeholder (City Corporation) DUNN & CO. Freeholder (unknown)

long leaseholder (Segal Trust)
69/70 years

lets to EFL BFI

poth - situations direct to shorter term let. See RFM's letter of l4th Jan *90
which advises either of these situations as desirable scenario.

petween & long leaseholder and a freeholder there is littled difference, since
ﬂmanamnsihashaughﬂthelnngleaseandthentherumaﬂﬁfreehﬂd.
{r_mlesstl?EmEﬂrﬂlEGthErhﬂEahigmrbgagEﬂnEitherthEleaﬁenrthE
frgeholﬁ,inwhichcasemefumldfinﬂﬂﬁsmtmﬂgmgameﬂ}eritmypnse
awlmlﬂmsmmmdﬁfﬂmuwmm. In effect
Eitherﬂzelmgleasehnldernrthefreetulderletsasmrtercrlmgernr
fulllengthnftheleaseinmesamaway,sinneﬂmyarethemneranamt
suhj,ecteitherﬂftha'ntﬂthewthﬁnfrﬂitsqﬂingupnr&mmahﬂvEthm.

The tmts of the shorter than 69/70 year sublease depend on what the client
tates., These terms can only be established if negotiations are cpened.
Normally this would take more than an initial discussion with the agent.

C ma:emnecfusamreafthemnn&i:ﬂ.terrn&beym&d'thefixe&ﬁy&artn
review and the 20% increase for 5 years after.

“Negotiations of a comparable deal ref: known 10 year scenario (DUNN) might
have been achi with a little determination, vis a vis SAFFRON HILL. One
had barely begun to talk legal/financial.

IE;p.Lf"relate:i +o contracting of works

SAFFRON HILL - straightforward DN & 00. — unknown(to LEMC)

punn & Co. could prove complex,i.e. financial down payment, related to which
works are effected by which party. Conditions to ensure freeholder or their
agents effect proportion said, ith two teams of architects ? The conntracts
will be more complicated, given the nature of the major structural works proposed.
one will be dependent on the frecholder or their agents somehow. This will not

be as straightforward as Saffron Hill and will entail a great deal more consult-
ation on everyone's part. mﬁc;htakesthmarderdmranceletalnnethemst.

mplmuﬁ:qandpamissimsprmessmulﬁpmvetm.
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LOCATION

LFMC staff, executive and members who visited both sites considered the
SAFFRON HILL location to be far superior to the Dunn & Co. LVA staff and
other members appeared to be of the same view. Of the 23 pecple who came
to see the building, 22 either very much preferred-orzexpressed a liking
for the location. .

The Building Committee's advice against the Dunn & Co. building being now
its actual location.

SAFFRON HILL - is much better served by transport (already said).

it's much more central

it's quiet (important for working and for screenings and
exhibition)

,i_.t's- cleaner (important for film-handling and general work-
ing conditions.) less polluted etc.

It's accessible by tube, bus or rail to all the constitutent art colleges of
the LONDON INSITUTE/L.C.P. Clerkenwell, Elephant & Castle, Central/St.Martin's,
Chelsea (Piccadilly, Circle Line). The Slade, London University, L.S.E.,
Guildhall School of Music, the Whitechapel Gallery, the Barbican, IilianBaylis
Theatre, Sadlers Wells, the old Air Gallery, the London Lesbian and Gay Centre,
F.F. (club) and other new clubs.

since a large percentage of our cinema audience comes from the Art Schools and
student body, or pecple who have an art background, then the proximity of all
of the above means a livelier and more generative scene than Kentish Town.

It's traditionally an artisan area, with studios, photographers, graphic
designers, (and sound studios next door !), so being a Film— Makers' Co-op
erative we would be in the right area.

RPM originally referred to this area, City Fringe, as the most suitable for
LEMC/LVA relocation (feasibility).

LEMC disagree with the Planning Department's and RPM's current view that
Saffron Hill, 1 minute round the comer from Farringdon tube, is not a good
location for us.

It is surely of vital importance that the views of those people who are going
to have to work in a building and run its operations, particulary its cinema,
are for this location. They are in all probability the people who know what
will work or what won't. From all the feasibility studies, this would seem to
have been the main cbject.

DM & C0. — on the contrary is served by 1 tube line, with a long walk
s It's not central
It's noisy (traffic from two main roads), dirty and grimy,
traffic fumes make for an unpleasant working envircnment.

L
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shopping precinct area, no galleries in the vicinity, little way from
mmlmketc* People who come to Camden for the Lock don't habitually
pupintuﬁeeanavant—gardengwie. No history of this being the case.

pesidential area to College Street side, building backs onto residential
properties. Complaints from neighbours vis a vis night-time events likely.

costly to publicise events this location, owing to distance from centre.
This is a known scenario. Camden unreliable aundience figures.

CAPITAL COSTS

With good design, architects appointed by LFMC/IVA to work in close consult-
ation conversion of internal space, Saffron Hill much less expensive and
simpler (lay-out existing as said).

provision of projection booth and cinema space likewise straightforward,
whereas Dunn & Co. no sign to date of suitable provision. Soluticns to a
difficult space so far suggested do not inspire canfidence. The major
structural alterations now being proposed will not be cheap, and depend on
the cwner's assumed goodwill.

pssume capital costs at Dunn & Co. to be in excess of 500,000, whereas
gaffron Hikl 100,000 is a genercus provision, possibly allowing for same
equiprent renewal.

(RPM's estimate of 200,000 has no substantiation and seems exaggerated. A
house in Motting Hill can be bought for that !) -

saffron Hill work entails besides initial design, brieze block and stud
partition, carpentry, fire doors, re-siting of scme radiators and electrics
on the ground floor. Flastering, making good, some decoration and floor

cuch work can be done all in one go or it can be carried out area by area
over a longer period. The money for it does not to be there all at the outset.

punn & Co. poses additional problem of floor curved to exterior walls, so
no furniture (cupboards for films) can be put against the wall.

a sum of £150,000 from Housing the Cinema Fund. Whether this is the case

or if it is if there is any of it remaining after legal and other costs
(Feasibility studies, agents, reports etc.) then this could be applied to
refurbishment.

we understand the agent for Saffron Hill referred to the possibility of
certain monies being made available at the beginning with repayment via rent
increase over a given period. This could be better explored.

1ABOUR simple labour can to a large extent be supplied by the LFMC members
themselves. If people are enthusiastic about a building they will work for it.

S ol g - S M
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RIS i s

msmwmmmmmmmwmm
WORKSHOP SPACE SHOULD NOT BE UNDERESTIMATED, IT HAS A VALUE IN REAL TERMS.
A PRICE CAN BE SET AGAINST IT.

Saffron Hill - will be a more attractive situation for funding and sponsor—
ship.

ADVERTISING AND PUELICITY — direct street access/hence display possibilities
ﬂlataremtavajlableﬂnfirstﬂmrofnwm&m.

FIRE/SAFETY AND DISABLED ACCESS

Itlsamttarafmsetlntifaplaceiseasiertngettnamimx
central, that audience fiqures will increase. Though this matter does not
latterly appear to have been given any consideration by RPM, it was in the
earlier reports as an item for serious thought. Visibility/access to street
will be an advantagé. The lighter areas of the building pleasant to edit in.

saffron Hill 's proximity to the centre (laboratory visits, sound faciliies)
makes it a more attractive place to hire workspace.

The first impression of both the location, the building and its lay-out
will make it a place pecple like to use. This means more reliable income.
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