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Describe the issue under consideration

The council is committed to establishing a modern day library service that is fit
for purpose and is therefore investing in the network of nine libraries. Over
recent years, the council has successfully invested £5m in transforming
Marcus Garvey and Wood Green Libraries, integrating these key sites with
Customer Service Centres. Over the next two years the council will make
further investment into Hornsey Library and improve IT services across the
network of branch Libraries.

Opportunities for improved libraries are continually being sought and Wood Green
Library will be redeveloped as a part of the council’s new office project and at the
same time the High Road West scheme will see Coombs Croft Library redeveloped.

The council currently operates a library service at 1 Shepherd’s Hill in Highgate; a
building which is owned freehold by the council

The council has been approached by Jacksons Lane Arts Centre (JLAC) with a
potential opportunity to relocate the Highgate Library service to within their centre
(shown edged red in the plan at Appendix A) as a part of a wider plan to modernise
and improve their arts and cultural facilities and enhance their position as a local
cultural hub. This building is also owned freehold by the council.

It is important for the council to explore and consider all opportunities that are
presented, especially as many of the community branch libraries are in aging
and in some cases inaccessible buildings. Highgate, despite being in an
attractive building, is no exception.

JLAC has submitted a bid to the Arts Council to secure capital funding to undertake
condition and improvement works to their existing centre, the successful
determination of which depends on match funding from the council as a minimum
requirement. The Centre would now like to add the relocation of the Highgate Library



1.7

1.8

2.1

2.2

2.3

2.4

2.5

2.6

2.7

service to their bid in order to enhance both the library and cultural offer in the area
and to secure capital funding to deliver these enhancements.

The council is committed to retaining a core library service in the Highgate area and
welcomes opportunities for library services to be improved.

An agreement is being sought from Members to approve this relocation in principle
and agree to the disposal of the freehold of the existing Highgate Library site
following the successful relocation, being the Highgate Library Service Relocation
Project (“the Scheme”).

Cabinet Member introduction
Cabinet Member for Adult Social Care & Culture

Haringey is one of the few boroughs in the country that has continued to protect and
improve our libraries. We are committed to improving our Library services and
cultural offer across the Borough and we therefore welcome proposals such as this
one to enhance our cultural offer.

Jacksons Lane Arts Centre is popular with local people and has a vast cultural offer.
The relocation of Highgate Library services to the Arts centre building opens up some
significant opportunities to enhance the wider community offer in the local and wider
North London area.

We want our libraries to be fully accessible, however there are community use areas
in the existing Highgate Library building which are not accessible to all as they are
located on the first floor, this is a real problem and this relocation proposal should be
given serious consideration because not only could it enhance the community
activities on offer, but also significantly improve accessibility making it open for a
larger portion of the community to enjoy.

Over recent years library usage has declined nationally and Highgate Library is no
exception to this as data shows there were 68,206 visitors in 2012/13 financial year
and this dropped to 56,010 in 2016/17 financial year. Relocating the library is an
opportunity to increase visitor numbers as it will help breathe new life into the library
by increasing both the cultural and community offer and make it available to all.

It is important this relocation improves the library service by creating more modern
and fit for purpose spaces and should the high level business case demonstrate the
project is viable | look forward to seeing the design proposals for an improved
Highgate Library.

Cabinet Member for Corporate Resources

The existing Highgate Library building located on Shepherd’s Hill is owned by the
council and we are responsible for all repairs and maintenance on this aging building.
The opportunity presented enables the council to consolidate their holdings and
therefore be responsible for a single site rather than two (1 Shepherd’s Hill and
Jacksons Lane Arts Centre).

By consolidating our holdings we will reduce the longer term liability to the council as
the existing Highgate Library building can be disposed of. This receipt can be
contributed to fund the creation of the new library service.
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The recommendation to dispose of the existing Highgate Library site is only in the
context the Highgate Library service has successfully relocated to the new location at
Jacksons Lane Arts Centre and a report will return to Cabinet with the details of the
disposal.

Recommendations

Members are asked to:
3.1.1  Agree in principle to the Scheme to relocate from the existing Highgate

Library service (shown edged red on the plan at Appendix B) to Jacksons
Lane Arts Centre (shown edged red on the plan at Appendix A) subject to a
feasibility study to be approved at a later meeting of Cabinet, but in
considering this recommendation, Members are referred to the legal
comments of the Assistant Director of Corporate Governance at paragraph
8.2 below;

3.1.2 To agree that the Highgate Library site ( as shown edged red on the plan at
Appendix B) is reviewed on the basis that it is surplus to requirements and
that the freehold interest can be disposed of, subject to the existing Highgate
Library service being able to relocate to the JLAC and to submit a further
report to Cabinet with the proposed terms for the disposal of the site for
approval;

3.1.3  Agree that costs associated with necessary condition works to JLAC and all
costs associated with relocating the library service to JLAC (including fit out
and fees) will be funded by the capital programme but to the maximum total
amount of the capital receipt obtained from the disposal of the existing
Highgate Library site (valuation letter for the disposal can be found at
Appendix C, which is the Part B Exempt Report) and the new Library service
will continue to be managed by the council. The council’s contribution will
include £1m of match funding, which will be alongside Arts Council funding
and JLAC other funding sources. The total funding contribution from the
Council will be part of a later report presented to Cabinet;

3.1.4 Agree to the inclusion of a new scheme (Jackson Lane Arts Centre
Enhancement & Highgate Library Service Relocation project) within the
approved capital programme.

Reasons for Decision

The opportunity to relocate the existing library service in Highgate to JLAC has been
presented to the council and has the potential to significantly improve the current
offer to the community by improving the library environment and technology available
and also presenting a more coherent approach to the wider community offer in the
area.

There is currently very limited funding for improvements to the existing Highgate
Library service. The relocation of the library service will make capital available to
support an enhanced library space on the JLAC site and complement the Arts
Council funding which is being sought to support refurbishment and condition works
at JLAC.
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The JLAC is a Grade 2 listed former church building for which the council has
freehold ownership. The lease to the JLAC expired on the 11™ August 2013 and they
are holding over on the lease and have a right of renewal under the Landlord and
Tenant Act 1954. The building is in a poor state of repair with a number of condition
issues and a backlog of repairs and maintenance.  The Arts Council funding
therefore provides the opportunity for capital to be available to prioritise these
condition works to be completed at the earliest opportunity.

A timely decision on this opportunity is required in order for the library service
relocation to be included in a variation to the existing Arts Council funding bid.

Alternative options considered

The alternative options that have been considered can be defined as follows:

Option A - Do nothing: If the council chooses to not progress this opportunity
it will only make minor improvements to the library services in Highgate.
There will not be the same partnership opportunities with JLAC to provide a
more collaborative approach to the arts and cultural offer within the local area.
In addition to this without the match funding to the Arts Council bid, the JLAC
building does not have an opportunity to become more accessible, efficient
and sustainable, nor does it have the capacity for growing audiences and
intensifying use. The lack of condition works could make some areas of the
building increasingly unusable and therefore the council as Landlord would
need to address these concerns, but without adequate budget for medium or
long term improvements.

Background information

The existing Highgate Library service is located at 1 Shepherd’s Hill in Highgate
(owned freehold by the council) and forms one of our 9 Libraries in Haringey.
Highgate is considered a branch Library. The council can only currently plan for
minor ICT improvements/maintenance to the existing library during 2017/2018,
although this is uncommitted at this stage. The building provides limited access to
community space, which is located on the first floor.

The council has been approached by JLAC about a potential opportunity to relocate
the library service from its existing accommodation to the JL building, which is within
a two minutes walking distance from the existing site. JL is a multi-arts venue in
Highgate and includes a theatre, a centre for participation and a space for theatre
companies and artists to create and perform.

The building from which JLAC operates has a number of pressing condition issues
which will require the council, as landlord of the premises, to invest capital funding to
maintain the current level of operation of the site. Condition works are needed to
create a sustainable future for the building, which meets the needs of users and
attracts new talent. The required condition works could cost up to £1m.

JLAC has also for some time been looking at ways of enhancing and improving their
existing arts and cultural offer through improvements to the design and fabric of the
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building and has engaged with the Arts Council to explore funding opportunities to
undertake condition and improvement works at their existing building.

JLAC has the opportunity to bid to secure £2.5m of Arts Council funding to enhance
their current centre, if they are able to secure £1m in match funding. The requirement
for match funding from the council has previously been considered an obstacle to
Arts Council agreement. However, an initial review by JLAC has presented a
potential opportunity for ground floor space to be made available in their building to
relocate the library services from 1 Shepherd’s Hill and JLAC would like to include
this option in their funding bid to the Arts Council. JLAC are also expecting to have
other smaller sources of funding available to contribute towards their necessary
improvement works.

There is an opportunity for enhancement of the JLAC offer through improvements to
the building. JLAC has undertaken a feasibility study to support their Arts Council
funding bid and they are currently revising this feasibility to explore the opportunity of
the Highgate Library service being located on the ground floor. The JLAC proposals
within the feasibility study will include enhancements such as increasing audience
capacity, M&E system improvements, make the building more accessible to public
and staff, improving studio spaces, creating additional WCs, an improved cafe and
new office spaces that can be let, There is a strong synergy between the library
functions and the wider cultural offer with learning and collaboration opportunities;
strong cultural cross-referencing and enhanced user and audience experience.

JLAC is leading on the feasibility work to support their Arts Council funding bid,
including the relocation of the Highgate Library service. The Arts Council needs
assurance from this report that that match funding will be provided. The council is
regularly meeting with JLAC to review progress of the study and the council will
provide a quality assurance role throughout this process.

This also presents a real opportunity for the library service to be improved by being
located in a newly refurbished space, the potential for more accessible community
space (currently the community meeting rooms and classrooms in the existing library
building are located on the first floor and the building does not have a lift) and for a
more collaborative approach to community, cultural and educational activities. The
key objectives/criteria that will be met by the library relocation are as follows:

Relocation of the library service provided in an improved space with enhanced
technology

Offering access to a wider range of facilities and activities

Aiming to match floorspace provided at the ground floor of the existing library
Dedicated entrance to the library/own address

Library service still run by LBH supporting Arts Council funding bid

The existing Highgate Library building is currently owned freehold by the council and
is not included in the portfolio of sites for the Haringey Development Vehicle (due to
be formed this year). The building has accessibility issues as those unable to use the
stairs cannot access the upper floor, which is the part of the building designated for
community uses.

Both Highgate Library and JLAC offer some similar and complementary activities and
location in the same building could enable a more coherent approach to their
community offer, presenting significant benefits to the local and wider communities.
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Once the library service has successfully relocated to JLAC the 1 Shepherd’s Hill site
will be considered as surplus to the council’s requirements and therefore the council
will dispose of the site on the open market.

The 1 Shepherd’s Hill site is adjacent to a site under the ownership of Transport for
London (TfL), which is designated as metropolitan open land in part and as an area
of ecological interest. The council currently leases part of this site and is exploring
opportunities for this land with TfL in combining the two sites in terms of a potential
disposal.

The disposal of 1 Shepherd’s Hill will be undertaken subject to the library fully
vacating and therefore causing no disruption to the library service.

Contribution to strategic outcomes

The relocation of Highgate Library offers the following in relation to the council’s
strategic outcomes:

o Opportunity to attract new and retain current library users/audiences

¢ Enhancement of the learning environment, including new and creative stimuli
to education opportunities

e Building learning through play and creativity rather than through academic
routes

¢ Animproved and new technology offer

e Better disability and special needs access

The below table highlights some of the ways in which our libraries support the
delivery of the Corporate Plan:

Corporate Plan
Priority

How Libraries contribute to this priority

Priority 1 — enable
every child and young
person to have the
best start in life with
high quality education

Libraries enable every child and young person to have the best start
in life through their literacy intervention programmes, via Bookstart,
Story & Rhyme Times, Book Clubs, and the annual Summer Reading
Challenge.

All Libraries have regular invited class visits from local schools at
least once a term;

Libraries encourage and support ‘Reading For Pleasure’ and
initiatives such as ‘Read On. Get On’ by the National Literacy Trust
and Save The Children;

All Primary Schools are invited to join The Summer Reading
Challenge — the UK’s biggest reader development programme;
There is an out-reach programme for Children’s Reader
Development with local authors, bookshops & schools — this year
alone we have had a total of 14 children’s authors and illustrators
meeting over 1,400 local children.

Priority 2 — empower
all adults to live
healthy, long and
fulfilling lives

Adult reading groups running in all Libraries, helping to reduce social
isolation and foster lifelong learning;

Books on Prescription at 3 Main Libraries;

Libraries host a wide variety of wellbeing activities including:

- Age Concern advice sessions

- Yoga classes




- Pilates classes

- Tai Chi & Chi Kung classes

- Fitness for Life classes

- IAPT (Cognitive Behavioural Therapy NHS support)
- Alcohol Recovery

- Stroke Information

- Smoke free life Haringey

- Sexual health advice

- BUBIC — peer support for drug users

- Venture club for blind & partially sighted
- Alzheimer’s Society Haringey

- Meditation classes

Priority 3 — a clean
and safe borough
where people are
proud to live

Some of our Libraries have attractive outside spaces and gardens for
the public to use and enjoy;

Libraries host regular environmental advice drop-ins providing energy
saving information and advice sessions;

Libraries offer venues for Safer Neighbourhoods are meetings and
Residents Association surgeries.

Priority 4 — drive
growth and
employment from
which everyone can
benefit

We offer SMEs space, IT facilities and support through the Business
Lounge at Wood Green library, facilitating advice sessions,
networking activities and other related events.

Priority 5 — create
homes and
communities where
people choose to live
and are able to thrive

Libraries provide signposting to Housing Support Services, and the
integrated CSCs in libraries offer housing advice.

Libraries are an active part of local communities, as demonstrated by
the priorities above, which support local communities in many ways,
and provide spaces to meet, learn, study and relax.

7.3 JLAC is a key arts and cultural provider in the borough. As well as offering exciting
theatre and wider arts experiences to audiences in Highgate and across the borough, it
is a well-known and valued provider across London, with visitors contributing to the
local economy and to the wider social fabric of the borough. JLAC invests in outreach
programmes to ensure that its work reflects the full diversity of the borough and to build
awareness of arts and culture across Haringey. For example, JLAC reaches out to
older people through its regular and extremely popular lunches and to younger people
through specific education based interventions in Tottenham.

7.4 In terms of the Corporate Plan, JLAC contributes to priorities 1, 2 and 4 and to the
quality of life for many local residents. The proposals here will only strengthen JLAC’s
community outreach capability and ensure effective links at both neighbourhood and

borough level.

8. Statutory Officers comments

8.1 Comments of the Chief Finance Officer and financial implications
8.1.1 The report seeks Cabinet agreement to undertake a business case to
ascertain the viability of co-locating the current Highgate Library within
the JLAC premises.




8.2

8.1.2 Should the business case conclude that it is feasible to co-locate the
current Highgate Library within the JLAC it is proposed that the Council
contributes £1m as match funding for the JLAC Arts Council bid and
this is funded from the eventual disposal of the current Highgate
Library site.

8.1.3 Should the business case conclude that it is feasible to co-locate the
current Highgate Library within the JLAC it is proposed that the costs of
the relocation are met from the capital receipt once the cost of the
match funding of the JLAC bid has been taken into account.

8.1.4 As the cost of the match funding is known, £1m, the costs of the
relocation of the Highgate Library will need to be contained within the
balance of the capital receipt generated.

Comments of the Assistant Director of Corporate Governance and legal
implications

8.2.1 With regards to recommendation 3.1.1, the Council has a statutory
duty under Section 7 of the Public Libraries and Museums Act, 1964 to
deliver a comprehensive and efficient library service to those who wish
to use it. This duty must be complied with alongside the Council’s other
statutory duty set out below. In fulfilling its duty, a local authority must
have regard to the desirability of:

- ensuring that facilities are available for the borrowing of and reference
to books and other printed material and pictures and film to meet the
general and special requirements adults and children;

- encouraging adults and children to make full use of the library service
and of providing advice as to its use and information as may be
required by users of the service;

8.2.2 Case law has considered the meaning of the duty, specifically
Ouseley,J in Bailey v London Borough of Brent [2011] EWHC
2572 (Admin), stated that:

‘A comprehensive service cannot mean that every resident lives close to a
library. This has never been the case. Comprehensive has therefore been
taken to mean delivering a service that is accessible to all residents using
reasonable means, including digital technologies. An efficient service must
make the best use of the assets available in order to meet its core objectives
and vision, recognising the constraints on council resources. Decisions about
the Service must be embedded within a clear strategic framework which
draws upon evidence about needs and aspirations across the diverse
communities of the borough.”

8.2.3 There is no statutory duty on the Council to carry a public consultation
under Section 7 of the Public Libraries and Museums Act 1964.



8.2.4 Also with regards to recommendation 3.1.1, the Council must comply
with the public sector equality duty (PSED) under section 149 of the
Equality Act 2010. The duty is to have regard to the need to (a)
eliminate unlawful discrimination; and (b) advance equality of
opportunity; and (c) foster good relations, between people with
protected characteristics and those without it. The protected
characteristics are age, disability, gender reassignment, pregnancy and
maternity, race, religion or belief, sex and sexual orientation. It is not a
duty to achieve any of these, it means the Council must have a
‘focussed awareness’ and ensuring possible indirectly discriminatory
effects of a decision are considered in the decision making process.

8.2.5 There is no duty for the Council to carry out an equality impact
assessment (“EIA”), but if an EIA is carried out effectively, it will show
the Council has acted in accordance with the public sector equality
duty.

8.2.6 Recommendation 3.1.1. is asking Members to agree in principle the
relocation of Highgate Library, however, the public section equality duty
must be fulfilled before, and at the time of, a decision is made, as it is
an essential preliminary to a decision. We are aware that the public
sector equality duty has not been fulfilled to date.

8.2.7 Under Section 123 of the Local Government Act 1972, a local authority
may dispose of land in any manner they wish, including the sale of a
freehold interest, providing it is for best consideration that can be
reasonably obtained, unless the Secretary of State consents to the
disposal.

8.2.8 If the disposal is for less than best consideration, under the Local
Government Act 1972: General Disposal Consent 2003, specific
consent of the Secretary of State will not be required where the local
authority considers that the purpose for which the land is to be
disposed is likely to contribute to the achievement of the promotion or
improvement of economic well, social or environmental well-being of its
area.

8.2.9 In determining whether or not to disposal of land less than the best
consideration reasonably obtainable, and whether or not any specific
proposal to take such action falls within the terms of the Consent, the
Council should ensure that it complies with normal and prudent
commercial practices, including obtained the view of a professionally
gualified valuer as to the likely amount of the undervalue.

8.2.10 Itis noted that Cabinet will be presented with a further report for
approval with the final details and heads of terms agreed for the
disposal of the site. It will assist the Council in discharging its duty
under Section 123 of the Local Government Act 1972, if a valuation
report is also included in the further report, as ‘Consideration’ under



Section 123 is confined to transaction elements which are of
commercial or monetary value.

8.3 Equalities and Community Cohesion Comments

8.3.1 The current Library Service at JLAC is located on the ground floor and
therefore accessible, however it has community spaces on the first
floor that can only be accessed by stairs and the proposed relocation
has an opportunity for community spaces to be located on the ground
floor.

8.3.2 The proposed new location is within two minutes walk of the
existing library site and therefore there is unlikely to be an impact on
travel times for users and this presents an opportunity for improved
convenience for those who use both the Library and JLAC as there will
be a range of community and library uses within one building.

8.3.3 The library service will be modernised as a part of the relocation and
this will provide more opportunities for digitally excluded groups to
access technology.

8.3.4 Opportunities for the Library to share spaces/events with JLAC will be
explored, which could significantly enhance the cultural and community
offer within Highgate.

8.3.5 The existing site will remain available to the Library until it has been
successfully relocated, which will minimise any disruption to Library
services.

8.3.6 The feasibility study and design development process will identify and
consider any potential negative equality impacts. An Equalities Impact
Assessment can therefore be prepared and considered as a part of
further Cabinet decisions.

8.4 Head of Procurement Comments
8.4.1 Strategic Procurement acknowledges the council’'s commitment to

retaining a core library service in the Highgate area and improving this
library service.

8.4.2 Strategic Procurement notes that this recommendation is aligned to the
Corporate Plan.

8.4.3 Strategic Procurement notes that funding will be from the capital receipt
obtained from the disposal of the existing Highgate Library.
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Use of Appendices
Appendix A — Site Plan showing JLAC
Appendix B — Site Plan showing existing Highgate Library site

Part B Exempt Report
Appendix C — Valuation summary for existing Highgate Library site



