RELOCATION

Detailed investigation into a
building’s green credentials and
potential for productive working are
paramount when relocating.

More refurbished existing buildings are coming onto the
market because of a shortage of new greener buildings. At first
sight, they may appear affordable and in the right location,
even the EPC may look fine - but how do you avoid getting
stuck with a great big grey elephant?

Savvy occupiers and landlords are closely examining any
potential building’s green credentials; looking at how adaptable
they are to greener working - not just for the building, but the
way the organisation works or will be working in the future.

They look at the way the building is designed, its layout and
its heating, air-conditioning and lighting systems. These are
often overlooked because they “seem to be working fine”. But
they're very expensive to replace, run, and very often don't
provide the basic comfort which occupiers now demand.
Layouts don't lend themselves to efficient utilisation and the
building’s environmental impact is very high.

Organisations are becoming conscious of how a high carbon
footprint, apart from being expensive, is bad for business -

either through the new CRC league tables or from brand
recognition. As part of their environmental strategy, many are
now investing in ‘greener working’ programmes for their
employees, encouraging them to turn down the heating and
switch off lights, and even cycle to work.

Does your potential building lend its self to this way of
working? Can you find the light switch and does it turn off the
lights you really want? Are you able to control the heating or
are the systems fighting each other and wasting thousands of
pounds and large amounts of CO2 unnecessarily?

There are a variety of ways of ensuring an existing building
is future proof, especially if they have been updated in the right
way and are matched with an organisation’s way of working.
Seek the advice of a greener working expert such as
PASCHALI. They'll help your organisation work more efficiently
and prevent you from getting stuck with a grey elephant.

An important consideration once you've secured your new
building is the office layout. Instead of moving with your tired
old furniture, use the move as an opportunity to design a more
productive workspace. A badly designed office can have a
negative effect on the health of workers, especially when
they’re encouraged to sit on uncomfortable chairs for long
periods of time.

Robin Lansman, a member of the British Osteopathic
Association, says, “Over the last ten years in practice | have
noticed more and more office workers suffering back
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activity and the effects this can have on their mood and health,
we did everything within our power to avoid an overly
sedentary routine.”

The company introduced a light-filled area that encourages
natural activity, an outdoor patio, a company gym, break out
areas and colourful ergonomic HAG chairs.

“With the new layout, there is a tangible sense of morale and
buzz in the office as communication and ideas are able to flow
more freely across the workplace, engendering not just
conversation, but also team spirit,” Jennifer adds.

The large and diverse range of competitively priced property
available in the region will make you feel spoilt for choice when
considering a move to new premises. Careful consideration of
aspects such as green issues will pay dividends and future proof
the company. But in many ways, reassessing working practice,
office layout and décor will also have this effect. Employees
appreciate being given the opportunity to participate and as long
as the end result stays business focussed, there’s no reason
why you can't take their ideas on board.
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business to make other
significant capital investments
for some time. Another
consideration is certainty of
cash flow control. Rents tend
to be fixed for a number of
years at a time whereas
commercial mortgages tend to
be linked to variable interest
rates.

If the decision is taken to rent, then have regard not only to the
initial rent but also to rent review provisions and the means by
how any service charge is calculated. There can be particularly
substantial additional and unexpected liability later on if these
issues are not dealt with carefully at the outset. If you need to
make any alterations to a property when relocating, check that
the lease allows you to do so. If the lease requires you to obtain
consent to alterations then ensure this is obtained prior to
actually entering into the lease. If planning permission or building
regulations approval is required, you should seriously consider
entering into a preliminary agreement so that you don’t have to
commit to the lease unless the planning permission and building
regulations approvals are granted.

Detailed consideration of the repair obligations within the lease
are also crucial. Tenants are often caught out by onerous
repairing covenants within leases and best advice is that a full
survey is carried out in the initial stages. Unless the property is in
a particularly good state of repair, you should seek to ensure that
any repairing obligations do not require you to put the property
in any better state of condition and repair than it is in at the
outset. Getting this wrong can lead to liabilities running to many
thousands of pounds at the end of the term of the lease.

Finally, ensure that your statutory rights to a new lease at the
end of the term have not been excluded. Some landlords seek to
exclude these valuable rights and, if they are excluded, at the end
of the initial term you could find yourself subject to a further
involuntary relocation.
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