TRURO CITY COUNCIL

Town Clerk’'s Department
Municipal Buildings
Boscawen Street

Truro TR1 2NE

Tel. (01872) 274766
www.fruro.gov.uk

email: info@truro.gov.uk

CITY OF TRURO

12 June 2026

To: The Mayor (Honorary Freeman Councillor Wells), Deputy Mayor (Councillor Rich),
Chairman of Finance & General Purposes Committee (Councillor Webb) members
of the FACILITIES & PROPERTIES ADVISORY SUB-COMMITTEE: Councillors Biscoe,
Claxton, Douglas-Martin, Swain, Tann, and all other Members of TRURO CITY
COUNCIL for information.

Dear, Councillor.

NOTICE IS HEREBY GIVEN that the meeting of the FACILITIES & PROPERTIES ADVISORY SUB-
COMMITTEE will be held at THE LARGE ROOM, TRURO COMMUNITY LIBRARY (SECOND FLOOR),
UNION PLACE on THURSDAY 18 JUNE 2026 at 19:00 for the transaction of the under
mentioned business: -

AGENDA
1 ELECT A CHAIRPERSON

2 MEMBERS IN ATTENDANCE AND APOLOGIES
To note apologies.

3 DECLARATIONS OF INTEREST
To receive and resolve on any dispensation requests.

4 TERMS OF REFERENCE
To review the Terms of Reference. (Appendix 1 pg3)

5 ELECT A VICE-CHAIRPERSON

6 AGENDA ITEMS
a. To agree the minutes of the meeting of the Accommodation Working Group
held 20 January 2025. (Appendix 2 pg/)

b. Public Conveniences Capital Investment Programme (Appendix 3 pg10)
To recommend a future strategy and investment priorities for the public
convenience estate to the Finance & General Purposes Committee.

c. Community Occupation of Council Property — Strategic Direction (Appendix 4
Pgs3)

i. To note the issues identified through the review of community occupation
arrangements within the Council's property portfolio.

i. To provide direction on the principles that should guide future community
occupation arrangements within Council-owned buildings, including
responsibilities for maintenance, compliance, insurance, rent and VAT
considerations.
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DATE OF NEXT MEETING
10 09 2026
12 11 2026
11 02 2027

David Rodda MBE
TOWN CLERK
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Appendix 1

FACILITIES & PROPERTIES ADVISORY SUB-
COMMITTEE

TERMS OF REFERENCE 2026-27

1. Purpose

The purpose of the Facilities & Properties Sub-Committee is to provide
structured Member input, oversight, and strategic scrutiny in relation to
Council property, estate risk and capital investment.

The Sub-Committee supports the Council in:

« Developing and prioritising the capital (CAPEX) programme

» Overseeing the Public Conveniences refurbishment programme

o Strengthening long-term stewardship of Council property assets

« Improving visibility of estate-related operational risk

e Evidence-based recommendations and financially sustainable
investment decisions

The Sub-Committee operates within the Council’'s Governance, Risk &
Assurance Framework and Future Operating Model and does not undertake
day-to-day operational management.

2. Authority

The Sub-Committee is advisory in nature.

It reports to the Finance & General Purposes Committee with
recommendations.

The Sub-Committee does not have delegated authority to:

o Approve expenditure

o Enterinto contracts

o Direct operational staff

o Alter approved budgets

« Undertake compliance assurance activity

Operational accountability remains with officers in accordance with Council
governance arrangements.

The Capital Project Assessment Matrix shall be reviewed periodically and
approved by the Finance & General Purposes Committee.
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3. Roles & Responsibilities

3.1 Capital Programme Oversight

« Review and scrutinise the developing five-year capital pipeline

o Consider asset condition data, statutory and compliance drivers and
risk exposure

« Support prioritisation sequencing prior to formal budget approval

» Review outline business cases prior to submission to the Finance &
General Purposes Committee

« Ensure capital proposals are proportionate, risk-based and aligned with
strategic priorities

« All capital proposals considered by the Sub-Committee shall be
assessed using the Council’s approved Capital Project Assessment
Matrix to ensure consistent, evidence-based, and proportionate
evaluation of statutory risk, asset condition, service impact, whole-life
cost, sustainability and strategic alignment

3.2 Public Conveniences Programme

o Oversee development of refurbishment and reconfiguration proposals

« Consider accessibility, lifecycle condition and compliance implications

« Support prioritisation based on condition grading and risk exposure

e Ensure proposals reflect proportionate sustainability and resilience
measures

3.3 Estate Strategy & Asset Stewardship

« Review condition survey outputs and asset intelligence

o Consider long-term investment horizons beyond the annual budget
cycle

« Support lifecycle-based and whole-life cost approaches to capital
planning

o Improve corporate visibility of estate-related risk

o Support alignment of property assets with current and future service
requirements.

3.4 Sustainability & Long-Term Resilience

o Consider whole-life cost, energy performance, carbon impact and
maintenance burden of buildings and estates

» Ensure capital investment reflects proportionate sustainability principles

o Support alignment of asset decisions with long-term resilience and
regulatory expectations
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4. Governance Principles

The Sub-Committee shall operate in accordance with the following
principles:

» Separation of Delivery and Oversight — Operational delivery remains
the responsibility of officers

« Evidence-based recommendations to Finance & General Purposes
Committee — Capital prioritisation supported by condition, compliance
and financial evidence

e Risk Visibility — Estate-related risks considered corporately

o Long-Term Stewardship — Whole-life cost and resilience considerations
applied proportionately

« Proportionate Governance - Scrutiny aligned to scale, complexity and
risk

5. Alignment With Recognised Good Practice

The Sub-Committee will operate with reference to recognised public sector
asset management and governance principles, including:

o ISO 55001 asset management principles (applied proportionately)
« Recognised local government governance frameworks
« Risk-based and whole-life capital appraisal approaches

Formal certification is not required.

6. Membership

Membership will be appointed by the Finance & General Purposes
Committee annually in May. A Chairperson will be elected from the members
of the committee each year.

The Sub-Committee shall normally include:

e Four Councillors, and;

o The Mayor ex-officio;

o The Deputy Mayor ex-officio;

o The Chairperson of Finance & General Purposes Committee ex-officio.

Attending officers will include:

« The Facilities, Estates & Compliance Manager (Lead Officer)
o The Deputy Town Clerk / Responsible Financial Officer
« Other officers as required

External advisers may attend by invitation where specialist input is required.
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7. Quorum
Three Members shall constitute a quorum.

8. Meetings
Meetings shall normally be held quarterly, with additional meetings convened
as required to support the capital planning cycle.

Minutes of meetings shall be reported to the Finance & General Purposes
Committee.

9. Delegated Powers
None. The Sub-Committee will make recommendations to the Finance &
General Purposes Committee

The Sub-Committee may request reports, information and supporting
evidence from officers as required. Requests shall be proportionate and
aligned to the capital planning cycle.

10. Review
These Terms of Reference shall be reviewed annually or as required to reflect
changes in governance or capital planning arrangements.
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Minutes from the meeting of the Accommodation Working Group held Monday 20
January 2025 at 1900 in the Training Room, First Floor, Truro Public Library, Union
Place, TR1 1EP

PRESENT Councillors Wells (Chairman), Swain (Mayor), Rabey (Deputy
Mayor), Mrs Carlyon and La Borde.
ALSO IN ATTENDANCE David Rodda MBE (Town Clerk) and Mark Wright (Facilities
Manager).
APOLOGIES Councillor Eathorne-Gibbons.

COUNCILLORS IN ATTENDANCE AND APOLOGIES
The apologies received were noted. A/24/1070

DECLARATIONS OF INTEREST
There were no declarations of interest. A/24/1071

MINUTES

It was proposed by Councillor Wells, seconded by Councillor Swain

and agreed that following an amendment the minutes from the last A/24/1072
meeting were a correct record and signed.

AGENDA ITEMS A/24/1073

Internet Connection

The Town Clerk explained that there was not currently an internet
connection and that it was important for the re-enabling of the
Municipal Buildings, regardless of final use that this be installed. The
quote given was for the initial installation and ongoing monthly line
rental, allowing for a future video streaming system should council
decide fo install so that meetings may be broadcast.

Questions of the other equipment, such as microphones and hearing
loop, were answered by the Facilities Manager, where separate items
will be included in a budget for the Municipal Buildings. This, when
ready would be presented to the group.

A Member reminded all present that it was agreed at the last meeting

to develop a five-year business plan, and therefore all costs until such

time as the use is decided should be kept to a minimum.

It was proposed by Councillor Roden, Seconded by Councillor Wells

and agreed that Truro City Council go forward with the installation of ~ A/24/1074
an infernet connection and request the Town Clerk and facilities

227
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manager additionally install access points for each room where
needed.

Picture Hanging

It was reported by the Town Clerk that until 11" November 2024 all
pictures removed from the Municipal Buildings had been stored at
Lanes of Cornwall paid for by Cornwall Council; Currently these are in
the Committee Room in order to save Council having to pay for their
storage.

Due to the quantity and size of the paintings a quote from a
professional to hang all portraits was £6000.00, however it was
recommended that there was little point in committing to hanging all
when it was likely some would need to be removed for repainting. As
a result members discussed the following opftions:
1. Put up all the pictures.
2. Put up only the pictures that would not be affected by
repainting and store the rest.
3. Continue to store all the pictures until such time as completely
ready to hang them.

Key factors for consideration were the future use of the rooms, if it was
responsible to have such valuable items in situ, and the desire for this
council to hold its last meeting in the Chamber.

It was proposed by Councillor Wells, Seconded by Councillor Roden

and agreed that Truro City Council hang all pictures in the Council A/24/1075
Chamber and store the others safely in the Municipal Buildings whilst

the use of the other rooms is considered, with a target to hang all

pictures as soon as practicable.

Recap Discussion of Tour of Municipal Buildings

Following the tour the group had in October 2024 the Town Clerk
reported that all outstanding issues had been resolved prior to the
current hiring out of the rooms in addition to the licence to use the site
granted by Cornwall Council on the 11t November 2024. This results in
all bills returning to the burden of Truro City Council, offset in part by
the income derived from hiring the Town Hall and the offices.

The staircase works were outstanding, but liability has been accepted
by the Hall for Cornwall after putting mitigation measures in place. The
wood option is preferred by the Conservation feam at Cornwall
Council. The kitchen had not been refurbished but was serviceable.

Confirmation was given that the current capacity of the offices in the
Municipal Buildings would not accommodate the staff now employed
by the council.

With 75 years left on the lease the Council is firmly in control of any
users of the rooms and the long-term use of the building. A/24/1076

228
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Income Generation Opportunities

The Hall for Cornwall had expressed interest to the Town Clerk in
continuing the room hire beyond March 2025. In the absence of
alternate income options, this was recommended however the price
would be talked over as it was felt more should be charged. Kier were
using the old Town Clerk’s office until they have completed their
contract with the Hall for Cornwall.

This option was considered appropriate if agreed on a yearly basis
allowing time to work on a condition survey and options assessment to
feed into the five-year plan.

It was proposed by Councillor Roden, seconded by councillor Swain

and agreed that the Town Clerk pursue discussions with Hall for A/24/1077
Cornwall and continue to hire the Town Hall and offices to them for 12

months.

DATE OF NEXT MEETING
It was agreed that the Chairman in consultation with the Town Clerk
call the next meeting when appropriate. A/24/1078

The meeting closed at 2015.

229
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Contact Details:

Report to: Facilities & Properties Advisory Sub-Committee

Date: 18/06/2026

Title: Public Conveniences Strategic Investment Framework
2026-2030

Authors, Roles and Mark Wright BSc (Hons), MIET

Facilities, Estates and Compliance Manager

1.

Approval and clearance obtained from the chair of the Y
committee:

Urgency Procedure(s) used? If yes, include rationale. N
Recommendations

That it recommends a future strategy and investment priorities for the public
convenience estate to the Finance & General Purposes Committee.

1.1

1.2

1.3

1.4

1.5

Context

The Council owns and operates a network of public convenience facilities
which support residents, visitors, accessibility needs, public health and the
local economy.

During the financial year 2025-26, the Council carried out an extensive
Strategic Review of the public convenience estate. This included condition
surveys, an accessibility audit, options appraisals, and investment planning.
Collectively, these documents create a thorough evidence base to inform
future decisions regarding the public convenience estate.

The review identified significant variation in condition, accessibility
performance, operational resilience and capital investment. The evidence
demonstrates that a single investment approach is neither appropriate nor
proporfionate, and that future decisions should first be informed by a decision
regarding the number of facilities required, followed by consideration of
condition, accessibility, compliance requirements, strategic value and whole-
life cost.

This report presents the identified investment opportunities for Member
consideration and seeks to establish the Council's priorities for future
investment within the public convenience estate over the period 2026-2030.

In developing this report, the option of charging for the use of public
conveniences has been discounted, as the Council has previously resolved
that facilities will remain free at the point of use. Should the Council's position
change in the future, this may influence the viability and affordability of
investment options.

Truro City Council - FPASC — Version 1 June 2026
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Current Position

2.1 The Review identified several investment needs across the public
convenience estate. These opportunities vary significantly in cost, complexity
and the benefits they would deliver.

2.2 Footfall monitoring undertaken at Green Street, Lower Lemon Street and The
Leats demonstrates consistently high levels of usage and provides an
additional evidence base for future investment decisions. The data also
indicates a notable difference in usage between the male and female
facilities at The Leats. Whilst a range of factors may contribute to this variation,
Members should note that the female facilities are located on the first floor
and require access via a flight of stairs, an issue previously identified within the
accessibility review. Whilst monitoring is not currently available across the
entire estate, the data should be considered alongside condition,
accessibility and compliance requirements when determining future priorities.

Table 1: Average daily footfall and total recorded usage at monitored public convenience facilities.

Teter Mame Average Daily Footfall (Persons) Lotal Footfall (Persons)

Footfall Counter - Green Street Female 408.17 109,667.00
Footfall Counter - Green Street Male 360.61 94,120.50
Footfall Counter - Lemon Street Female 379.75 93,419.00
Footfall Counter - Leats Male 360.01 92.523.00
Footfall Counter - Lemon Street Male 308.08 82,566.50
Footfall Counter - Leats Female 197.38 50,134.00
Total 1.899.75 522,430.00

Figure 1: Average daily footfall by day of week and facility user group.

Average of Daily Footfall by Day Name and Gender v B2
Gender @ Female @ Male

A

600

500
400
300
200
100

Monday Tuesday Wednesday  Thursday Friday Saturday Sunday
Day Name

Average of Daily Footfall

2

Truro City Council - FPASC — Version 1 June 2026
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The principal opportunities identified through the review are:

Table 2: Public Convenience Strategic Options

Note: Maintenance liabilities for Victoria Gardens, Hendra Road and Old Bridge Street have been deferred pending
Member consideration of the long-term future of these facilities.

Preferred 2026/27 Estimated
. Condition | Accessibility Strategic . Investment
Site X Maintenance .
Grade Grade Option . L Required to
Liability .
modernise
Green B C Retain £250 _
Street
Lower
Lemon C B Refurbish £24,800 £155,000
Street
The Leats C B Refurbish £14,650 £139,315

Truro City Council - FPASC — Version 1 June 2026
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Preferred 2026/27 Estimated
. Condition | Accessibility Strategic . Investment
Site . Maintenance R
Grade Grade Option . L Required to
Liability .
modernise
Refurbish /
Boscawen D D Amalgamation £13200 | £105,600
Park Option
: Member decision
Old Bridge D C requiedregarding | Deferred | £147,000
Street future operation
Hendra D D Redevelopment | poferred | £250,000
Road (see below) erere '
Member decision
required regarding
H : closure,
Victoria E E replacement or Deferred £152,480
Gardens amalgamation with
Hendra Road within
a new facility
Tennis A A Refain £1,930 i
Pavilion
Closed - future of
the facility linked to
Moorfield N/A N/A Moorfield Deferred N/A
redevelopment
proposals
Total £54,830 £949,395
2.4  The Councilis unlikely to be able to deliver all identified projects
simultaneously. Members are therefore invited to consider the fundamental
question of how many facilities the Council should offer and the relative
priority of each capital investment so that the refurbishment programme can
be implemented.
Requirements
3.1 The Review identified a range of potential investments across the public
convenience estate. Delivering all opportunities simultaneously is
unachievable with the available resources; therefore, a phased investment
approach will be required.
3.2 Members are requested to determine the preferred future strategy for each

facility and the relative priority of future investment, having regard to
condition, accessibility, service provision, risk and affordability.

Truro City Council - FPASC — Version 1 June 2026
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3.3 Members are requested to establish an indicative order of priority for future
investment and identify those projects which should be recommended for
inclusion within the developing Five-Year Capital Investment Programme.

Risk & Compliance

4.1 Public convenience facilities continue to deteriorate over time and require
ongoing maintenance and capital investment. Deferring investment will result
in increasing maintenance costs, accelerated asset deterioration and the
need for more extensive future works.

4.2 Several facilities present known accessibility, condition and operational
challenges. Delaying investment may result in continued accessibility
limitations, reduced user satisfaction and an increased risk of service
disruption or temporary closure.

4.3  The Council's capital resources are finite. Failure to establish clear investment
priorities may result in resources being directed towards lower-value projects
whilst higher-risk issues remain unresolved.

4.4 Failure to invest in the estate in a planned and prioritised manner may
increase reliance on reactive maintenance, reduce value for money and
limit the Council's ability to deliver long-term improvements to public
convenience provision.

Financial Implications

5.1 The Strategic Review identified a maintenance backlog and planned
maintenance requirement of approximately £54,830 for 2026/27, together
with an estimated capital investment requirement of approximately £949,395
to modernise the public convenience estate.

52 The scale of investment identified exceeds the Council's ability to deliver all
projects simultaneously and will require prioritisation and phasing over several
financial years.

6 Member Considerations

6.1 Members are requested to identify those facilities which should be retained,
refurbished, redeveloped, repurposed or closed.

6.2 Members are requested to establish an indicative order of priority for future
investment within the public convenience estate.

6.3 The agreed strategy and priority order will form the basis of recommendations
to the Finance & General Purposes Committee and inform development of
the Five-Year Capital Investment Programme.

7 Supporting Information (Appendices)

7.1 Appendix A - Public Conveniences Options Analysis.

7.2 The full Public Conveniences Strategic Review documentation remains
available to Members on request.

Truro City Council - FPASC — Version 1 June 2026
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8 Approval and clearance

8.1 All necessary approvals for this report to be presented to the Facilities &

Properties Advisory Sub-Committee have been obtained.

All reports:

Final report sign-offs This report has been Date

cleared by (or mark not
required if appropriate)
Town Clerk David Rodda 11/06/26
Deputy Town Clerk (Finance and HR)

Truro City Council - FPASC — Version 1 June 2026
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Public Conveniences Sirategic Review and
Investment Plan 2026-2030

5. Options Analysis Report

1. Executive Summary

1.1. Purpose of This Report

This Options Analysis Report converts the condition and accessibility evidence
into a clear set of intervention choices for each public convenience. It
assesses what can realistically be achieved on each site — from minimal
maintenance to complete redevelopment — using the full spectrum of viable
local-authority options. The objective is to give Members a complete,
defensible basis for decision-making.

This report evaluates options only and does not commit the Council to
specific projects, funding allocations, closures, charging mechanisms, or
changes to operating arrangements.

1.2. How Options Have Been Developed
Options are grounded in:
. The completed RICS-aligned condition survey
. The BS 8300 accessibility audit

. The CAPCO Summary (Condition, Accessibility, Priority & Cost
Overview)

. Site constraints including footprint, access geometry, heritage,
utilities and passive surveillance

. Early-stage cost allowances based on Laxton’s pricing

. Public expectations evidenced through the Resident survey (PFA
Research, 2025)

. Truro City Council’'s 2025-2029 strategic objectives

Standards and guidance have been applied proportionately, recognising
the physical, locational and heritage constraints of legacy public
convenience buildings.
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Public Conveniences Sirategic Review and
Investment Plan 2026-2030

5. Options Analysis Report

1.3. Summary of Recommended Paths

The table below summarises the evidence-led recommended pathway for
each site, based on condition, accessibility potential, strategic value, and
proportionality of investment.

Site Recommended Path Rationale (Short Form)
Poor condition and accessibility, but clear park-based and
Boscawen . . . . . . - .
Park Option 2 — Low-Capital Intervention seasonal demand; proportionate intervention stabilises risk
arl
without over-investment.
Victori End-of-life, unpowered, inaccessible and with limited passive
ictoria
Gard Option 5 — Closure / Consolidation surveillance; continued investment would represent poor value
ardens
for money.
X . . . Robust, well-performing asset with strong accessibility and
Tennis Option 1 - Do Nothing / Cyclical . . ;
. . passive surveillance; minor defects can be managed through
Pavilion Maintenance . .
routine maintenance.
. . Structure sound but internal environment end-of-life; full
The Leats Option 3 — Refurbishment . . . . .
internal refurbishment required to reset condition and usability.
oud Brid Option 2 — Low-Capital Intervention Operationally weak and peripheral; short-term stabilisation or
ridge
Street g (interim), progressing to Option 5 — Closure / |withdrawal depending on the enhancement of nearby city-
ree
Consolidation centre provision.
High footfall, strategically central facility in mid-life condition;
Lower Lemon . . . . . . .
Street Option 3 — Refurbishment proportionate refurbishment required to maintain service
ree
standards and accessibility role.
6 Street Option 1 - Do Nothing / Cyclical Modern facility in strong condition with a Changing Places unit;
reen Stree
Maintenance no capital intervention required beyond routine maintenance.
Fundamental access and layout constraints mean
Hendra Road |Option 4 - Remodelling / Redevelopment  [refurbishment cannot resolve deficiencies; redevelopment is
required if provision is to be retained.

Some recommendations are interdependent, particularly where

consolidation or rationalisation is identified, and should be considered as part

of a coordinated estate-wide approach.

1.4. Estate-Wide Conclusions

e The estate contains two modern assets that require only cyclical

maintenance.
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Public Conveniences Sirategic Review and
Investment Plan 2026-2030

5. Options Analysis Report

e Two high-value city-centre blocks require refurbishment to maintain
service standards.

e Three legacy assets (Boscawen Park, Old Bridge Street, Victoria
Gardens) require proportionate, risk-aware decisions.

e One site (Hendra Road) cannot be made meaningfully accessible
within its current footprint or location; refurbishment would waste
capital.

e Across most legacy sites, a “retain as-is” approach leads to:

@)

@)

@)

@)

@)

Continued deterioration of fabric and hygiene
Rising maintenance burden

Increasing ASB vulnerability

Worsened accessibility gaps

Reputational risk (public toilets are one of the top 3 most
essential services to residents)

There is no single intervention model suitable for all sites; recommendations
reflect differing conditions, accessibility potential, strategic value and cost

proportionality.

2.Purpose & Scope

2.1. Purpose

The purpose of this document is to present a structured, evidence-based
assessment of intervention options for each public convenience within Truro
City Council’s estate. It tests refurbishment, redevelopment, rationalisation,
and minimum-intervention choices against technical feasibility, cost
proportionality, statutory obligations, and strategic fit.

2.2. Scope
In scope:
. All eight public convenience sites included in the condition survey
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Public Conveniences Sirategic Review and

Investment Plan 2026-2030
5. Options Analysis Report

. The full spectrum of intervention options as defined in the Options
Framework (Section 5).

. Accessibility implications under BS 8300

. Compliance implications under statutory duties
. Early-stage cost reasoning using Laxton’s data
. Operational and risk considerations

. Strategic alignment with the 2025-2029 Council Plan

. Evaluation of charging mechanisms, including feasibility and
implications. Decisions on whether to implement charging and the
form it may take are outside the scope of this document and are
subject to a separate Member decision.

Out of scope:

. Detailed design

. Planning and heritage consent strategies

. Procurement-level cost estimates

. Structural investigations beyond the non-intrusive survey

. Decisions about implementing charging or selecting an operating

model (subject to separate Member approval).

2.3. How to Use This Report

Members should read:

. The Executive Summary for a top-level overview

. The site sections for evidence-led options

. The comparison tables for capital logic

. The risk section for decision impact

. The standards section sets out the regulatory basis for the analysis.
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Public Conveniences Sirategic Review and
Investment Plan 2026-2030

5. Options Analysis Report

3. Methodology & Evidence Base

3.1. Survey Data Sources

This report is built directly from:

The Condition & Accessibility Technical Report

The BS 8300 accessibility audit

Photographic evidence and narrative site observations
CAPCO Summary grades and indicative cost allowances

Resident survey results (PFA Research, 2025)

3.2. Professional Standards Applied

Options were tested against the principles of:

RICS guidance on condition assessment and building life-cycle
considerations

BS 8300-1 & 8300-2 for accessible approaches, circulation and fixtures
Equality Act 2010 (Public Sector Equality Duty)
HSE sanitation, ventilation and safety expectations

Building Regulations (Approved Documents M, G, B, F) —relevant to
feasibility

Laxton's pricing for cost proportionality

These standards are not overstated in the narrative but are integrated into
the reasoning.

4. Evaluation Criteria

Each option was assessed against the following:

Technical feasibility (footprint, utilities, access geometry)
Compliance potential under BS 8300 and statutory duties

Condition and fabiric life-cycle
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Public Conveniences Sirategic Review and
Investment Plan 2026-2030

5. Options Analysis Report

. Cost proportionality within early-stage capital allowances

. Operational risk (ASB, Limited passive surveillance, hygiene, safety)
. Heritage or environmental constraints

. Strategic value (location, footfall, city-centre function)

. Public expectations (as evidenced in 2025 survey)

All options have been assessed relative to a ‘do nothing’ baseline.

4.1. Non-Intrusive Limitations

Consistent with RICS methodology, all surveys were non-intrusive.

Where elements were inaccessible, the condition is based on observable
indicators.

Costs exclude unknown concealed defects.

5. Options Framework

5.1. Introduction

Councils must consider the full breadth of options — from minimal
intervention to full redevelopment and rationalisation. This prevents claims
that viable alternatives were overlooked and ensures proportionate use of
capital.

The following options hierarchy applies across the estate, though not alll
options will be viable at every site.

This ensures that all reasonable alternatives have been considered and that
recommended interventions are proportionate.

5.2. Full Options Hierarchy

The options set out below represent the full spectrum of reasonable
intervention choices available to the Council in managing its public
conveniences estate. They range from minimal intervention through to full
redevelopment and rationalisation.
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This hierarchy ensures that all realistic alternatives have been considered,
including options that do not involve capital investment or retention of
existing facilities. Including an option within the hierarchy does not imply it is
viable or recommended for every site.
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5.2.1.0ptions Hierarchy Table

Option |Option Band

What This Means in Practice

What It Does NOT Include

Do Nothing / Cyclical
Maintenance

Only reactive safety actions and routine maintenance are undertaken to keep facilities
operational in the short term.

Any planned improvement, renewal, or life-extension

Redevelopment

5 Low-Capital A controlled package of maintenance, minor works and limited internal refresh as Structural works, reconfiguration, expansion of footprint, or attempts
Intervention required, delivered within an agreed cost ceiling, without resetting the building. to achieve full compliance where physically constrained

3 Refurbishment Planned renewal intended to materially extend asset life, including replacement of Significant structural alteration or resolution of fundamental access
(Targeted or Full) finishes, services and fittings. constraints
Remodelling / Structural alteration or replacement of the facility to address layout, access or end-of- . )

4 Retention of an unfit-for-purpose structure

life condition

5 Closure / Consolidation

Withdrawal, demolition, repurposing, or strategic reprovision linked to alternative
facilities

Continued WC provision at the same site

Application of the Options Hierarchy

Inclusion of an option band does not imply viability or recommendation. Each site appraisal in Section 6 identifies the
appropriate band based on condition, accessibility potential, strategic value and proportionality of investment.

Where Option 2 (Low-Capital Intervention) is recommended, the precise scope of works would be defined at the
delivery stage within an agreed cost ceiling, avoiding unnecessary escalation while retaining flexibility to address site-

specific risks.
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6. Site-by-Site Options Appraisal

Each site uses the same template for consistency.

6.1.

Boscawen Park

6.1.1.Snapshot

Item Position

General Condition Poor

Building Condition Grade

C

Priority Rating High
Recommended Path Option 2 - Low-Capital Intervention
Decision Sensitivity Medium

6.1.2.What's Driving the Recommendation

The building exhibits consistently poor performance across condition,
management and accessibility indicators, with no single system failure
but widespread deterioration that affects usability, hygiene and
perception of safety.

External visibility and passive surveillance are weak, increasing
vulnerability to anti-social behaviour and associated operational and
maintenance risk if the facility is not stabilised.

The facility performs a clear park-based role, providing essential
amenity support for visitors, families and organised activities within
Boscawen Park.

The park experiences high seasonal usage during spring and summer
months, with significant visitor numbers and event-related fooftfall,
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reinforcing the need to retain on-site toilet provision despite wider
network coverage.

The site sits within proximity (approximately a three-minute walk) of the
Tennis Pavilion public toilets, providing nearby alternative provision that
moderates the level of investment required aft this location without
removing park-based access entirely.

While the site cannot achieve full BS 8300 compliance within its existing
footprint and setting, there remains scope to improve usability, safety
and dignity of use through proportionate intervention.

Wholesale redevelopment or higher-order intervention would be
disproportionate to the site’s strategic role and typical footfall and
would not represent good value for money.

6.1.3.0Options Considered (Ranked Assessment)
X Summary X
Rank |Option Reason for Ranking
Assessment
. Proportionate response to poor condition and operational risk; stabilises the
Option 2 - Low- o . .
. facility, supports continued park use during peak seasonal demand, and
1 |Capital Recommended . . . . o .
. avoids unnecessary capital escalation given proximity to alternative
Intervention .
provision.
Option 1-Do Not Would allow continued deterioration, increase ASB risk, and defer costs into
o}
@ 2 [Nothing/ Cyclical the future; represents a false economy and does not provide a sustainable
. recommended .
Maintenance position.
. Delivers limited additional benefit over Option 2, fails to resolve
Option 3 - Not o . . .
@ 3 . fundamental accessibility and passive surveillance constraints, and
Refurbishment |recommended . . .
represents poor value relative to the site’s role and demand profile.
Option 4 - L . . . .
. Requires investment disproportionate to the site’s strategic importance and
Q4 |Remodelling/ Ruled out i
typical footfall.
Redevelopment
Option 5 - - .
Would remove park-based provision despite clear seasonal demand and
Q5 |[Closure/ Ruled out o
o visitor usage.
Consolidation
Key:

Recommended
?) Conditionally Recommended
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Not recommended
 Ruled out
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6.2. Victoria Gardens

6.2.1.Snapshot

Position

General Condition

Building Condition Grade

Accessibility Grade

Priority Rating High
Recommended Path Option 5 - Closure / Consolidation
Decision Sensitivity High

6.2.2.What's Driving the Recommendation

« This site is an end-of-life asset where only limited, safety-led expenditure
is justified, pending a Member decision on long-term retention,
consolidation or reprovision into the broader network.

« The facility is unpowered, and reinstating a compliant power supply
would require significant upfront capital investment before any
improvement works could be undertaken.

« Accessibility performance is exceptionally poor, and the site cannot
be brought meaningfully closer to BS 8300 principles within its existing
footprint, layout or access routes.

o The location is secluded with limited passive surveillance, creating an
ongoing risk of anti-social behaviour, user safety concerns and
reputational exposure.

« The facility is difficult to locate and poorly overlooked, reducing its
effectiveness even when operational.
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Seasonal park usage does not generate sufficient sustained demand
to justify disproportionate investment aft this location, particularly when
alternative provision exists within the wider network.

Any refurbishment, remodelling or redevelopment would represent
poor value for money, failing to deliver an inclusive, resilient or safe
facility relative to cost.

6.2.3.0Options Considered (Ranked Assessment)

X Summary .
Rank Option Reason for Ranking
Assessment
. End-of-life asset with fundamental constraints; avoids continued
Option 5 - Closure / . . . . .
1 o Recommended [sunk cost and allows provision to be rationalised within the wider
Consolidation
estate.
72 Option 1 - Do Nothing / Not Retains an unsafe, inaccessible and deteriorating facility, transferring
Cyclical Maintenance | recommended [risk into revenue budgets and increasing reputational exposure.
@ 3 Option 2 — Low-Capital Not Does not address the lack of power, poor accessibility or lack of
Intervention recommended |passive surveillance; investment would be rapidly stranded.
Option 3 - Disproportionate cost relative to benefit; fails to resolve fundamental
N ) Ruled out ) ]
Refurbishment site and access constraints.
Option 4 — Remodelling / Site location, access and strategic value make redevelopment poor
N Ruled out

Redevelopment

value compared with alternative investments elsewhere.

Key:

Recommended
©) Conditionally Recommended

Notf recommended
 Ruled out
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6.3. Tennis Pavilion

6.3.1.Snapshot

Position

Very Good

General Condition

Building Condition Grade

Accessibility Grade

Priority Rating Low
Recommended Path Option 1-Do Nothing / Cyclical Maintenance
Decision Sensitivity Low

6.3.2.What's Driving the Recommendation

e The Tennis Pavilion toilets are the highest-performing facility in the
estate, scoring strongly across condition, accessibility, cleanliness,
operational management and strategic value indicators.

e The building benefits from excellent accessibility performance,
comfortably meeting BS 8300 principles within its existing layout and
approach.

e Strong passive surveillance and regular footfall significantly reduce
vulnerability to anti-social behaviour and operational risk.

e Internal fixtures, finishes and services are in good to very good
condition, with no evidence of systemic failure or end-of-life
components.

e The facility supports both park users and destination visitors, providing
reliable year-round provision.

e There is no technical or operational justification for capital investment
beyond routine maintenance at this fime.
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6.3.3.0Options Considered (Ranked Assessment)

X Summary X
Rank [Option Reason for Ranking
Assessment

Option 1 - Do Nothing / Asset is performing well; routine maintenance is sufficient to
1 . . Recommended . i .

Cyclical Maintenance manage minor defects and sustain service standards.

Option 2 — Low-Capital Would introduce unnecessary capital spend with no material

2 Not recommended

Intervention

improvement in accessibility, safety or usability.

Option 3 — Refurbishment

Not recommended

Disproportionate response to a high-performing, mid-life asset
with no end-of-life indicators.

N 4

Option 4 - Remodelling /
Redevelopment

Ruled out

No technical, accessibility or strategic justification for escalation.

N

Option 5 - Closure /
Consolidation

Ruled out

Would remove high-quality provision in an active park location
without any offsetting benefit.

Key:

Recommended
©) Conditionally Recommended

Not recommended
) Ruled out
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6.4. The Leats
6.4.1.Snapshot

Item Position

General Condition Fair

Building Condition Grade C
Accessibility Grade B

Priority Rating Medium
Recommended Path Option 3 - Refurbishment
Decision Sensitivity Medium

6.4.2.What's Driving the Recommendation

e The Leatsis a core city-centre public convenience, serving high
pedestrian footfall and acting as a key element of the town'’s visitor
offer.

e The structural shell remains sound, but the internal environment —
finishes, fittings, ventilation and services — is at or beyond end-of-life.

e Piecemeal or low-capital interventions would not address the systemic
internal condition issues and would result in repeated short-term fixes.

e Accessibility performance is relatively strong, and refurbishment
provides the opportunity to retain and improve usability without major
structural change.

e The location is highly visible and well-used, meaning internal quality
has a direct impact on public perception and reputational risk.

e Fullredevelopment would infroduce disproportionate cost, planning
risk and programme complexity with limited additional benefit over
refurbishment.
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6.4.3.0ptions Considered (Ranked Assessment)

X Summary X
Rank |Option Reason for Ranking
/Assessment
Option 3 - Resets internal condition and services in a high-footfall location while
1 . Recommended . e
Refurbishment retaining a sound structure and strong accessibility performance.
Option 2 — Low-Capital Insufficient to address the end-of-life internal environment; would
2 . Not recommended . .
Intervention lead to repeated interventions and poor value.
Option 1 - Do Nothing Continued decline would undermine hygiene, usability and public
3 . . Not recommended . . . .
/ Cyclical Maintenance confidence in a prominent location.
Option 4 - . . . e .
. Disproportionate escalation with limited added benefit over
Q) 4 [Remodetling/ Ruled out , , o
refurbishment and increased delivery risk.
Redevelopment
Option 5 - Closure / High strategic value and footfall make withdrawal inappropriate
@ 5 Ruled out

Consolidation

within the current city-centre network.

Recommended
©) Conditionally Recommended

Not recommended
 Ruled out
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6.5. Old Bridge Street
6.5.1.Snapshot

Item Position

General Condition Poor
Building Condition Grade D
Accessibility Grade C
Priority Rating Medium / Low

Option 2 - Low-Capital Intervention (Interim)
or
Option 5-Closure / Consolidation (subject to
wider network decisions

Recommended Path

Decision Sensitivity Medium

Peripheral facility with declining condition and limited strategic role; two
viable pathways depending on wider city-centre provision decisions.

6.5.2.What's Driving the Recommendation

e This site is an end-of-life asset where only limited, safety-led expenditure
is justified, pending a Member decision on long-term retention,
consolidation or reprovision into the broader network.

e The location is peripheral to core pedestrian routes, resulting in lower
and less resilient footfall compared with other city-centre facilities.

e Accessibility performance is limited, and while some improvement is
possible, the site cannot achieve strong compliance outcomes without
disproportionate intervention.

e The facility is operationally weaker, with increased vulnerability to
cleanliness issues and anfi-social behaviour relative to more visible sites.

e The site’s role is closely linked to the future of nearby provision,
particularly The Leats, creating a legitimate case for consolidation.

e There remains sufficient demand to justify short-term retention if wider
city-centre provision is not yet rebalanced.
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e Significant capital investment would be poorly aligned with the site’s
strategic value and long-term role within the network.

6.5.3.0ptions Considered (Ranked Assessment)

Rank |Option Summary Assessment |Reason for Ranking

Provides a proportionate means of stabilising the
A ) . Conditionally condition and managing risk if continued
1 |Option 2 - Low-Capital Intervention o . L o
recommended provision at this location is required in the short

to medium term.

. Logical alternative if nearby city-centre provision
@ ) Conditionally

Option 5 - Closure / Consolidation (notably The Leats) is enhanced, allowing
recommended . o . .
rationalisation without service loss.

. . . Would allow continued deterioration and
Option 1 - Do Nothing / Cyclical . . . ] .
3 . Not recommended operational risk without resolving underlying

Maintenance

weaknesses.
. . Disproportionate investment given the peripheral

@ 4 |Option 3 — Refurbishment Ruled out . o .
location and the limited strategic role.

@ Option 4 — Remodelling / Ruled out Poor value and unjustified escalation relative to

uled ou
5 Redevelopment alternative investment elsewhere in the estate.
Key:

Recommended
?) Conditionally Recommended

Not recommended
S Ruled out
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6.6. Lower Lemon Street

6.6.1.Snapshot

Item Position

General Condition Fair

Building Condition Grade

C

Priority Rating Medium
Recommended Path Option 3 - Refurbishment
Decision Sensitivity Medium

6.6.2.What's Driving the Recommendation

e Lower Lemon Street is a key city-centre facility with consistently high
footfall and a strategic role in the overall public convenience network.

e The building is in mid-life condition, with ageing internal finishes,
services and ventilation that now require planned renewal rather than
reactive maintenance.

e Accessibility performance is comparatively strong, and the site forms a
crifical part of the estate-wide approach to meeting BS 8300
expectations.

e The constrained urban setting and presence of listed telephone boxes
limit external alteration options, placing greater emphasis on internal
quality and usability.

e Confinued reliance on low-capital or cyclical approaches would allow
a gradual decline and undermine service quality in a highly visible
location.

e Wholesale redevelopment would be disproportionate, offering limited
additional benefit over refurbishment while introducing higher cost,
planning and delivery risk.
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6.6.3.0Options Considered (Ranked Assessment)

Maintenance

. Summary .
Rank |Option Reason for Ranking
/Assessment
Obtion 3 Proportionate response to mid-life condition in a high-demand, central
ion 3-
1 P . Recommended |location; renews fabric and services while retaining strong accessibility
Refurbishment
performance.
Option 2 - Low- \Would not adequately address ageing services and internal
2 . . Not recommended . . . . . B
Capital Intervention environment in a high-profile, high-usage facility.
Option 1-Do . . . . .
. . Reactive maintenance would allow continued decline and reputational
3 |Nothing/ Cyclical Not recommended

impact in a prominent city-centre location.

Consolidation

Option 4 -
P . Disproportionate escalation with limited added benefit over
Q) 4 [Remodetling/ Ruled out , , R
refurbishment; increased cost and delivery risk.
Redevelopment
Option 5 - Closure / Central role and accessibility function make withdrawal inappropriate
@ 5 Ruled out

within the current estate configuration.

Key:

Recommended
?) Conditionally Recommended

Not recommended

) Ruled out
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6.7. Green Street
6.7.1.Snapshot

Position

General Condition

Building Condition Grade

Accessibility Grade

Priority Rating Low
Recommended Path Option 1-Do Nothing / Cyclical Maintenance
Decision Sensitivity Low

6.7.2.What's Driving the Recommendation

o Green Street is a modern, purpose-designed public convenience and
remains in good overall condition across fabric, fittings and services.

» The facility includes a Changing Places provision, forming a critical part
of the Council’s estate-wide approach to inclusive and accessible
toilet provision.

» Accessibility performance is good, Green Street provides the estate’s
Changing Places facility. While the wider block is not fully BS8300-
compliant in all respects, the combination of this specialist provision
with Lower Lemon Street’s compliant accessible WC achieves system-
level accessibility across the network.

« The location benefits from very high footfall, excellent visibility and
strong passive surveillance, significantly reducing operational and anti-
social behaviour risk.

o There is no evidence of systemic failure or end-of-life components that
would justify capital intervention.
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« Infroducing refurbishment or redevelopment at this stage would be
disproportionate and poor value, delivering minimal additional public
benefit.
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6.7.3.0Options Considered (Ranked Assessment)

Consolidation

. Summary .
Rank |Option Reason for Ranking
Assessment
Option 1 - Do Nothing / Asset is performing well; routine maintenance is sufficient to
1 ) ] Recommended ) ) . -
Cyclical Maintenance sustain service standards and accessibility provision.
Option 2 — Low-Capital Not \Would introduce unnecessary capital spend without a material
2 Intervention recommended |improvement in performance or compliance.
. . Not . . . -
3 |Option 3 — Refurbishment Disproportionate response to a modern, well-performing facility.
recommended
Option 4 — Remodelling / . . L .
@ 4 Ruled out No technical, accessibility or strategic justification for escalation.
Redevelopment
Option 5 - Closure / Strategic accessibility role and high usage make withdrawal
@ 5 Ruled out

inappropriate.

Key:

Recommended

©) Conditionally Recommended

Not recommended
) Ruled out
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6.8. Hendra Road
6.8.1.Snapshot

Position

Poor

General Condition

Building Condition Grade

Accessibility Grade

Priority Rating High
Recommended Path Option 4-Remodelling / Redevelopment
Decision Sensitivity High

6.8.2.What's Driving the Recommendation

e The Hendra Road facility is fundamentally constrained by its approach
and layout, with steep gradients and physical barriers that prevent
compliant or dignified access.

e The existing approach route and entrance geometry cannot be
modified sufficiently within the current footprint to align with BS 8300
principles.

e The internal accessible WC does not meet functional accessibility
requirements, and deficiencies cannot be resolved through low-capital
works or refurbishment alone.

e While the building is serviceable in basic condition term:s, its
accessibility limitations are structural rather than cosmetic.

e Confinued investment through maintenance or refurbishment would
strand capital without resolving the core compliance issue.

e The site sits within an area where future reprovision or consolidation
could be considered more strategically if redevelopment is pursued.

e Any decision to retain provision at this location must therefore involve
structural intervention or replacement, rather than incremental works.
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6.8.3.0Options Considered (Ranked Assessment)

Cyclical Maintenance

. Summary .
Rank |Option Reason for Ranking
Assessment
Option 4 - Only option capable of resolving fundamental access constraints
1 |Remodelling / Recommended |and delivering a compliant, usable facility if provision is to be
Redevelopment retained.
Option 5 - Closure / \Withdrawal may be viable in the future but requires coordinated
2 i Not recommended - . -
Consolidation reprovision elsewhere to avoid accessibility gaps.
Option 1 - Do Nothing / Retains a fundamentally inaccessible facility and transfers
3 Not recommended

compliance and reputational risk into the future.

0 4

Option 2 — Low-Capital
Intervention

Ruled out

Cannot address approach gradients, access geometry or internal
compliance failures.

N

Option 3 -
Refurbishment

Ruled out

Would represent wasted capital, failing to resolve the primary
accessibility constraints.

Key:

Recommended
©) Conditionally Recommended

Not recommended
S Ruled out
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7. Estate-Wide Risks, Implications & Dependencies

/.1. Estate-Wide Risks & Implications

How the Recommended Strategy

Risk Area Description Implication if Not Managed
Responds
Several legacy facilities are at or o Applies proportionate intervention
: ) . Accelerated decline, increased L .
Asset approaching end-of-life, with . where justified (Options 2-3) and
. . . . . . unplanned closures, and rising . ) .
Condition Risk |deteriorating fabric, services and avoids sunk-cost investment in end-

finishes.

reactive maintenance costs.

of-life assets.

Accessibility &

Not all sites can achieve
meaningful BS 8300 compliance

Risk of ineffective spend that fails
to improve accessibility outcomes;
exposure under the Public Sector

Focuses accessibility investment
\where it delivers real benefit (e.g.
Leats, Lower Lemon Street, Green

Equality Risk |within their existing footprint or ) . . . .

locati Equality Duty if investment is Street) and avoids futile

ocation.

poorly targeted. refurbishment elsewhere.
X X Treating all sites uniformly would . . . .

Financial & . . Stranded capital, poor whole-life  |A differentiated approach ensures

lead to capital being spent where . o . .
Value-for- . value, and reduced ability to fund |capitalis aligned with condition,

X the benefit is limited or short- o .

Money Risk lived priority sites. demand and strategic role.

ived.

Limited passive surveillance or . . .

. . . Stabilises or withdraws provision
X deteriorating facilities make Increased revenue pressure, . . .
Operational & . . \where operational risk outweighs
i them more vulnerable to anti- reputational damage, and concerns . . . .

IASB Risk . . . benefit; retains and improves high-

social behaviour, misuse and about staff safety. o . .

. . visibility, high-use sites.

cleanliness issues.

Closure or consolidation Recommendations are explicitly
Network decisions at individual sites can |Public concern about loss of interdependent and require

Coverage Risk

create perceived gaps if not
considered collectively.

provision or “closure by stealth.”

coordinated delivery across the
estate.

Reputational
Risk

Public conveniences are highly
visible services with strong
public sentiment.

Disproportionate backlash if
decisions appear arbitrary,
inconsistent or poorly explained.

The evidence-led framework
demonstrates that all reasonable
options have been considered at
every site.

Programme
Delivery Risk

Attempting to progress all sites
to the same level of intervention
simultaneously.

Overstretched capital programme,
delayed delivery and compromised
quality.

Enables phased delivery aligned to
priority, risk and readiness.
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/.2. Estate-Wide Dependencies & Decision Implications

Decisions relating to individual public convenience sites cannot be taken in
isolation. The estate operates as a connected network, and risk exposure at
one site is often influenced by decisions taken elsewhere. This creates a series
of dependencies that must be explicitly recognised when considering
options.

7.2.1.Network Dependency

Several sites perform overlapping or complementary roles within the estate.
As a result:

. Closure or consolidation at one location increases pressure on nearby
facilities
. The viability of withdrawal options depends on the condition, capacity

and accessibility of retained sites

. Failure to invest in key “anchor” facilities amplifies operational and
reputational risk elsewhere

This is particularly relevant where consolidation is proposed, as withdrawal
without enhancement would displace risk rather than reduce it.

7.2.2.Accessibility Dependency

Accessibility risk is not evenly distributed across the estate.

. Some sites make a disproportionate contribution to meeting BS 8300
expectations at a network level

. Closure or degradation of higher-performing sites would significantly
worsen overall accessibility provision

. Retention of constrained legacy sites without improvement
perpetuates known equality limitations

Decisions must therefore consider estate-wide accessibility coverage, not just
site-specific compliance.
7.2.3.0Operational Dependency

Operational performance is closely linked to location, visibility and usage
patterns.
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. Limited passive surveillance or peripheral sites increase cleaning
demand, call-outs and staff safety exposure

. Underperforming sites consume disproportionate management
resources
. Investment in stronger sites can reduce operational pressure elsewhere

Operational risk should be assessed in terms of aggregate management
burden, not isolated incidents.

7.2.4.Financial Dependency

The sequencing and coordination of decisions influences value for money.

. Incremental spend on sites likely to be consolidated risks stranding
capital

. Deferring decisions can increase future costs through accelerated
deterioration

. Targeted investment can unlock consolidation opportunities and

reduce long-term revenue exposure

Financial decisions, therefore, need to align with a clear estate-wide
direction, rather than piecemeal intervention.

7.2.5.Decision Timing and Sequencing

Several options are timing-dependent rather than absolute.

. Interim retention may be appropriate where future consolidation is
anticipated

. Early closure without reprovision may be premature

. Refurbishment decisions should prioritise sites that underpin the wider
network

/.3. Risk Position by Strategic Outcome

Even where the recommended options are implemented, not all risk is
eliminated. Some risks are intentionally managed, reduced or accepted as
part of a proportionate, estate-wide strategy. This section summarises the
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residual risk position by outcome type, clarifying where risk remains, why it
remains, and how it is being addressed.

7.3.1.Residual Risks Accepted by Design

Certain risks are consciously accepted because eliminating them would
require disproportionate investment or would not deliver commensurate
public benefit.

These include:

. Partial accessibility limitations at constrained legacy sites where
physical, locational or footprint constraints prevent meaningful
alignment with BS 8300 principles, and where further capital spend
would not materially improve outcomes.

. Ongoing operational exposure at retained park-based or seasonal
facilities, where passive surveillance is inherently weaker, but demand
remains sufficient to justify continued provision.

. Interim retention of operationally weaker sites, partficularly where
consolidation is anticipated but dependent on enhancement or
refurbishment of nearby provision.

In these cases, risk is not ignored; it is managed through targeted
intervention, monitoring and clear acknowledgement of limitations, rather
than attempting to pursue unattainable compliance or over-investment.
7.3.2.Risks Reduced Through the Recommended Strategy

The recommended options materially reduce several high-impact risks that
would otherwise escalate under a uniform or reactive approach.

Key reductions include:

. Reduction in stranded capital risk by avoiding refurbishment or
redevelopment of end-of-life or fundamentally constrained assets.

. Improved accessibility outcomes at a network level, by focusing
investment on sites capable of delivering genuine, durable
improvements rather than dispersing funds thinly across all locations.
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. Lower exposure to anti-social behaviour and operational pressure,
through withdrawal from sites with limited passive surveillance where
risk outweighs benefit, and retention of high-visibility, high-use facilities.

. Improved value for money, achieved through alignment of capital
investment with condition, demand and strategic role, reducing whole-
life cost pressures.

These risk reductions are a direct consequence of treating the estate as a
connected system rather than a collection of isolated assets.

7.3.3.Risks Dependent on Future Decisions and Sequencing

Some risks cannot be fully resolved through this analysis alone and remain
dependent on future decisions, funding availability and delivery sequencing.

These include:

. Consolidation-related risks, where withdrawal from one site is
contingent on the condition, capacity or enhancement of nearby
facilities.

. Timing risks, where interim retention may be appropriate in the short

term but becomes unsustainable if longer-term decisions are deferred.

. Reputational risk, if estate-wide rationale is not clearly communicated
or if interdependent recommendations are implemented selectively
rather than coherently.

. Funding and phasing risk, where delayed investment in priority sites
could increase future cost or operational exposure.

These risks sit at a strategic decision-making level and require coordinated
Member direction to ensure that risk is reduced rather than displaced across
the estate.

7.3.4.Overall Risk Position

Taken together, the recommended strategy does not seek to eliminate all risk
— which would be neither achievable nor proportionate — but to actively
manage risk, reduce exposure where meaningful improvement is possible,
and avoid unnecessary escalation where it is not.
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The residual risk profile is therefore intentional, evidence-led and defensible,
reflecting the realities of managing a legacy public convenience estate
within constrained urban, park and heritage contexts.

8. Delivery, Phasing & Next Steps

This Report sets out the evidence-led intervention pathways identified for
each site, and the implications associated with different choices. Section 8
describes a practical route from Member consideration of the options to
subsequent delivery planning, recognising capital constraints, operational
realities and future decision poinfts.

8.1. Delivery Principles

The following principles should guide the delivery of the recommended
options:

. Estate-wide coordination - Intferdependent recommendations must be
progressed as a linked programme, not as isolated site projects.

. Proportionality — Scope, cost and specification should align with the
agreed option band, avoiding escalation by default.

. Phased implementation — Not all sites require action simultaneously;
sequencing should reflect risk, condition and strategic role.

. Flexibility at delivery stage — Particularly where Option 2 is
recommended, scope should remain responsive within an agreed cost
ceiling.

. Clear audit trail — Decisions, deviations and deferrals should be

explicitly recorded to maintain transparency and defensibility.

8.2. Indicative Phasing Approach

While detailed programme planning sits outside the scope of this report, an
indicative phasing logic is set out below to support orderly decision-making.

8.2.1.Phase 1 — Immediate Risk Management

Focus on sites where risk exposure is highest or where continued inaction
would rapidly escalate costs or reputational impact.

Page 48 of 56



Public Conveniences Sirategic Review and
Investment Plan 2026-2030

5. Options Analysis Report

Typically includes:

* Withdrawal or consolidation decisions where assets are end-of-life

* Low-capital stabilisation works where continued operation is justified
* Routine maintenance confirmation for high-performing sites
8.2.2.Phase 2 - Strategic Investment

Progress refurbishment or redevelopment at sites that underpin the wider
network and deliver the greatest public benefit.

Typically includes:

» Refurbishment of high-footfall city-centre facilities

* Redevelopment where retention is contingent on resolving fundamental
constraints

8.2.3.Phase 3 — Review and Rebalance

Reassess interim decisions once earlier phases are complete.

Typically includes:

. Review of retained but constrained sites

. Confirmation of consolidation opportunities unlocked by earlier
investment

. Adjustment of the estate configuration based on observed
performance

8.3. Governance and Decision Poinfts

Moving from an evidence-based options appraisal to delivery requires clear
governance, staged approvals and an auditable decision trail. This is
especially important to maintain the distinction between:

. Member consideration of this Options Analysis Report, and
. Subsequent decisions to commit capital, approve projects, or change
operations.

Accordingly, implementation would typically require the following decision
points:
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. Member consideration of the recommended option band for each site
(Options 1-5), noting interdependencies across the estate.

. Agreement of an estate-wide sequencing approach, to ensure that
consolidation, refurbishment and redevelopment decisions are
coordinated rather than taken in isolation.

. Approval of capital budgets and phasing, where Members decide to
progress any sites beyond cyclical maintenance.

. Officer sign-off of outline scopes and cost ceilings, particularly for
Option 2, to prevent scope creep while allowing site-specific risk
management.

. Formal recording of any deviations from the Options Framework,

including the justification, decision owner and implications (cost,
compliance, risk and programme).

. Separate Member decisions on charging mechanisms and operating
models, if pursued, as these sit outside the scope of this report and
require distinct consideration.

. Programme monitoring and review points, so that Members can see
whether risk is reducing as infended and whether assumptions
(demand, ASB exposure, usability) remain valid.

Clear separation between Member consideration of options, project
approval, and operational change is essential to avoid misinterpretation and
to keep decisions defensible.

8.4. Next Steps

Following Member consideration of this Options Analysis Report, the following
actions would typically include:

. Agreeing on an estate-wide delivery sequence aligned to risk and
funding

. Commissioning outline scopes for sites progressing beyond Option

. Confirming interim management arrangements where decisions are

time-dependent
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. Preparing a separate delivery and funding report for Member
consideration

. Embedding monitoring and review points to frack risk reduction and
performance

This approach ensures that decisions remain evidence-led, proportionate and
controllable, while retaining sufficient flexibility to respond to emerging
information or wider strategic change.

9. Conclusions and Considerations for Members

This Options Analysis Report sets out the evidence, constraints and realistic
intervention pathways for each public convenience within the estate. It is
intended to support informed Member consideration by clearly showing what
can and cannot be achieved at each site, as well as the consequences
associated with different courses of action.

The analysis demonstrates that:

. The estate contains a mix of modern, mid-life and end-of-life assets that
cannot be managed effectively through a single approach.

. In some locations, minimal intervention remains appropriate and
represents good stewardship of public assets.

. In others, targeted refurbishment is necessary to maintain service
standards, manage risk and sustain accessibility outcomes.

. Several legacy facilities present structural, locational or operational
constraints that mean continued investment would not deliver
proportionate benefit.

. In at least one case, refurbishment would not resolve fundamental
access limitations and would risk stranding capital.

All reasonable options — including minimum intervention, refurbishment,
redevelopment and closure — have been tested at each site. Where options
are not recommended, this is based on demonstrable limitations in feasibility,
accessibility outcomes, strategic role or value for money, rather than
preference or assumption.
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This report does not make delivery decisions, allocate funding, determine
charging arrangements or set operational models. Instead, it provides
Members with:

. A consistent, evidence-led basis for comparing sites

. Clarity on the implications of acting, delaying or taking no action

. Visibility of dependencies between sites within the wider network

. A transparent explanation of why certain options represent poor or

disproportionate use of public funds

The recommended pathways are presented for Member consideration and
should be viewed collectively, recognising interdependencies across the
estate and the importance of sequencing and coordination.

This document provides a structured foundation for subsequent Member
decision-making, ensuring choices can be taken with a clear understanding
of condition, accessibility, operational risk and long-term consequence.
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Direction

Authors, Roles and Mark Wright

Contact Details: Facilities, Estates & Compliance Manager

Approval and clearance obtained from the chair of the Y

committee:

Urgency Procedure(s) used? If yes, include rationale. N

Recommendations

To Members note the issues identified through the review of community
occupation arrangements within the Council's property portfolio.

That Members provide direction on the principles that should guide future
community occupation arrangements within Council-owned buildings,
including responsibilities for maintenance, compliance, insurance, rent and
VAT considerations.

1.1

1.2

1.3

Context

T

he Council owns several buildings that are occupied and managed by

community organisations under a variety of lease, licence and occupation
arrangements.

T

hese arrangements have developed over time and support a range of

community services and activities across the city.

As existing agreements are reviewed and renewed, the Council has an
opportunity to consider its future approach to community occupation of
Council-owned buildings.

Current Position

Existing arrangements vary considerably in respect of:

Rental arrangements

Length and form of agreement

Repair and maintenance responsibilities
Insurance arrangements.

Responsibility for statutory compliance

Truro City Council - FPASC — Version 1 June 2026
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e Financial contributions towards running costs

2.2 In many cases, occupation is provided at a subsidised or nominal rent in
recognition of the community benefit delivered by the occupying
organisation.

2.3 The review has identified that different approaches have been adopted over
time, resulting in inconsistencies across the portfolio and varying levels of
responsibility retained by the Council and individual occupiers.

2.4 The review of existing agreements, together with consideration of
maintenance, compliance and VAT implications, has highlighted the need
for a more consistent approach to future community occupation
arrangements.

2.5 As agreements are reviewed and renewed, consideration is required
regarding the extent to which the Council should:

e Subsidise occupation through reduced or nominal rents

e Retain responsibility for building maintenance and repairs

e Retain responsibility for statutory compliance activities

e Recover costs associated with property management and compliance

e Structure arrangements in a manner that supports efficient VAT
management.

Requirements

3.1 As existing agreements are reviewed and renewed, a consistent approach is
required to ensure that future community occupation arrangements support
both the needs of community organisations and the Council's responsibilities
as property owner.

3.2 Future arrangements will need to be clearly defined:
e Rental arrangements
e Repair and maintenance responsibilities
e Statutory compliance responsibilities
e Insurance responsibilities
¢ Property management arrangements

e Financial contributions and cost recovery arrangements where
appropriate.

3.3 Any future approach should seek to balance:
e  Community benefit
e Protection of Council assets
¢ Financial sustainability
e Legal and regulatory compliance

e Effective management of VAT implications.

Truro City Council - FPASC — Version 1 June 2026
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Risk & Compliance

4.1 The Council retains responsibilities as property owner regardless of the
occupation arrangements in place and therefore has an ongoing interest in
the condition, management and safe operation of its buildings.

4.2 Unclear or inconsistent arrangements relating to maintenance, statutory
compliance, insurance and property management may expose both the
Council and occupiers to legal, financial and operational risks.

4.3  Where responsibilities are not clearly defined, there is an increased risk of:
e Non-compliance with statutory requirements
e Failure to undertake required inspections, testing or maintenance
e Disputes regarding repair and maintenance obligations

e Increased financial liabilities for the Council

Reputational damage arising from failures in building management.

4.4  The structure of occupation agreements may also have implications for the
Council's VAT position and the recovery of VAT associated with property-
related expenditure.

4.5 Establishing a clear and consistent approach to community occupation
arrangements will support effective asset management, compliance and risk
conftrol across the Council's property portfolio.

5 Financial Implications

5.1 Community occupation arrangements may reduce rental income and result
in the Council retaining responsibility for maintenance, insurance and
statutory compliance activities.

5.2 Where the Council retains these responsibilities, consideration is required as to
whether the associated costs should be funded by the Council or recovered
from occupiers through charges or contributions.

53 Where responsibilities are transferred to occupiers, consideration must be
given to the ability of community organisations to meet those obligations and
the potential impact on the services they provide.

54 The structure of occupation agreements may also affect the Council's VAT
position and the recovery of VAT associated with property expenditure.
6 Member Considerations

6.1 In determining the future approach to community occupation arrangements,
Members may wish to consider:

e The extent to which occupation should continue to be subsidised through
reduced or nominal rents

Truro City Council - FPASC — Version 1 June 2026
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e Whether responsibility for building maintenance should sit primarily with the
Council or the occupier

e Whether statutory compliance activities should be managed by the
Council as the property owner or delegated to occupiers

¢ The extent to which costs associated with maintenance, compliance and
property management should be recovered from occupiers

¢ The importance of VAT efficiency when determining future occupation
arrangements.

6.2 Any future approach should seek to balance community benefit, financial
sustainability, asset stewardship and compliance responsibilities.

Supporting Information (Appendices)

7.1 None.
8 Approval and clearance

8.1 All necessary approvals for this report to be presented to the Facilities &
Properties Advisory Sub-Committee have been obtained.

All reports:

Final report sign-offs This report has been Date
cleared by (or mark not
required if appropriate)

Town Clerk

Deputy Town Clerk (Finance and HR)
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