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Wards affected: All Wards 
 
LION YARD DEVELOPMENT PROPOSALS – RELOCATION OF TOILETS 
Key Decision 
 
 
1. Executive summary  
 
1.1. At the 17 January 2011 meeting of the Strategy and Resources 

Scrutiny Committee the Executive Councillor for Customer Services 
and Resources gave in principle conditional approval to a proposal 
submitted by Aberdeen Asset Management for the relocation of the 
toilets at Lion Yard. 

 
1.2. Consideration was given to the proposal in the Council’s role as 

commercial landlord. 
 
1.3. At the meeting concerns were raised by the public relating to the 

relocation proposal, and following the meeting work was undertaken to 
complete an Equality Impact Assessment (EqIA) covering the 
proposal.  This included consultation work to inform the assessment. 

 
1.4. As the matter has implications for the Council not only in its role as a 

commercial landlord but also as the provider of public toilets, in 
addition to it’s role as a planning authority, consideration of this matter 
has been transferred to the Leader in order to reflect it’s cross-
Portfolio nature.  

 
1.5. This report highlights the findings of the EqIA, and contains a 

recommendation on the proposal in light of the outcome. 
 
 
2. Recommendations  
 
2.1. The Leader is recommended to: 
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a)  Agree that consent should not be given to any formal request from 
Aberdeen Asset Management for landlord’s consent to the 
relocation of the toilets at Lion Yard based on the original proposals 
(Option 1 Appendix B). 

 
b)  Agree that landlord’s consent should not be given to the revised 

proposal received from Aberdeen Asset Management on 15 June 
2011 (Option 2 Appendix B) as the scheme does not adequately 
mitigate the negative impacts of the original scheme and introduces 
a new negative impact by reducing the male facilities. 

 
 

3. Background  
 
Development proposals Affecting the Toilets at Lion Yard 
 
3.1. At its meeting on 17 January 2011 the scrutiny committee considered 

a report outlining the proposal by Aberdeen Asset Management for the 
relocation of the toilets currently provided at Lion Yard. 

 
3.2. The Executive Councillor for Customer Services and Resources 

resolved to: 
i) Approve the Council granting its consent, as landlord, to 

Barclays Nominees (George Yard) Limited to relocate and 
operate the toilets as per the plans and specification outlined in 
the committee report, subject to the Council receiving a 
satisfactory lift maintenance service level agreement prior to the 
proposal being approved. 

3.3. The Council is the freehold owner, and therefore Superior Landlord, of 
the Lion yard shopping centre, subject to a head lease to Barclays 
Nominees (George Yard) Limited – who are represented by Aberdeen 
Asset Management.  The Council receives a geared ground rent for 
the shopping centre, based on 25% of the net rent received by the 
head lessee.  Any development of the shopping centre requires the 
Council’s approval as landlord.  The terms of the lease require that the 
Council make a capital contribution of 25% of the agreed cost of any 
development.    

 
3.4. The Council currently operates the Lion Yard public toilets.  Although 

the Council owns the freehold of the Lion Yard shopping centre, the 
public toilets are included in the lease to Barclays Nominees (George 
Yard) Limited and then leased back to the Council. 

 
3.5. Proposed improvements to the shopping centre were also considered 

by the Council, in its role as Superior Landlord, in July 2006, 
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September 2007 and September 2008.  The general strategy behind 
the proposals has been to better integrate Lion Yard with Grand 
Arcade by improving the link between the two shopping centres 
through better alignment and to seek to maximise retail floor space. 

 
3.6. The most recent application in September 2008 involved the toilets 

being retained in their current location, but reconfigured internally and 
to provide an access directly onto Fisher Square so as to allow for the 
closure of the existing entrance to Lion Yard from Fisher Square and 
the creation of new retail units.  This proposal was approved and 
landlord’s consent granted by licence in July 2009.  This approach 
would, however, represent a material change from the permitted 
scheme from a planning perspective and so would require additional 
consent.  If the developer wishes to progress this proposal the Council 
will require an EqIA with appropriate consultation so that input might 
be given to the planning decision from the authority in its role as 
provider of public toilets. 

 
3.7. A previous scheme in 2007 was given planning permission, on appeal, 

by the planning inspectorate.  This scheme involved closing the Fisher 
Square entrance to Lion Yard (against the wishes of the Planning 
committee) and installing toilets on the first floor alongside facilities for 
the disabled and for carers of young children and babies, a new lift to 
the first floor and a disabled toilet, baby change facilities and a family 
room on the ground floor.  If the developer wishes to progress this 
proposal by requesting formal consent from the Council as landlord 
the Council will require an EqIA with appropriate consultation. 

 
3.8. An earlier proposal was considered by the City Centre Development 

committee in July 2006, which involved the relocation of the toilets at 
first floor level immediately adjoining part of the Grand Arcade 
development.  This proposal also involved the closure of the Fisher 
Square entrance to Lion Yard.  Although the committee indicated 
support for this proposal, the developer was subsequently unable to 
agree satisfactory terms with Grand Arcade. 

 
3.9. The proposal considered at the 17 January 2011 meeting involved the 

relocation of the public toilets to Church walk at first floor level.  
Access to the first floor being by means of the existing staircase 
adjacent to the proposed new location or by the escalators by the New 
Look store.  Disabled access would be via the existing Grand Arcade 
lifts. 

 
3.10. At the meeting concerns were raised by the public about the relocation 

of the toilets highlighting the issue of disabled access.  Subsequently, 
the Council received a petition of over 10,000 signatures against the 
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relocation.  The report presented to the meeting had concluded that 
the proposed re-provision at first floor level would be DDA compliant, 
but noted that it was considered to be inferior in location and less 
convenient than the existing arrangement.  

 
 

Equality Impact Assessment Outcome on the Latest Proposal 
 
3.11. Immediately following the meeting a full Equality Impact Assessment 

(EqIA) was commissioned to consider the proposal. 
 
3.12. As part of the EqIA process consultation was undertaken.  This 

included consultation commissioned from mruk research to survey 
residents who had signed a petition against the relocation, and to 
undertake interviews with parents with babies and toddlers.  In 
addition, a meeting was held with representatives of disability groups.  
The outcomes from this consultation were central to informing the 
assessment and identifying the disadvantages that need top be 
considered. 

 
3.13. The EqIA (attached at Appendix A) was published on the Council’s 

website on 12 May 2011.  It concluded that disabled people, older 
people and parents with small children are likely to be disadvantaged 
by the proposed relocation.  For all three groups the journey time to 
reach the first floor was considered to be problematic. 

 
3.14. Based on the findings of the EqIA it is recommended that consent is 

not given to any formal request from Aberdeen Asset Management for 
landlord’s consent to the relocation of the toilets at Lion Yard based on 
the current proposals. 

 
3.15.  As a result of the outcome of the EqIA, the Council sought a meeting 

with Aberdeen Asset Management, at the earliest opportunity, to 
discuss the outcome and their plans.    

 
3.16. The Chief Executive and Director of Resources met with Aberdeen 

Asset Management on 14 June 2011.  At this meeting AAM outlined 
revised proposals which had been developed in the light of the 
Council’s published EqIA, an access report which they had 
commissioned from the Centre for Accessible Environments and 
consultation with disability groups undertaken by AAM through a 
meeting held on 6 June 2011.   

 
3.17. Documents detailing the revised proposal were received on 15 June 

2011, and the plans for the revised proposal are attached as Appendix 
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B.  Other background documents are available on the Council’s 
website. 

 
3.18. The revised scheme (Option 2 on the drawing in Appendix B) involves 

installing an 8-person lift and a RADAR controlled disabled toilet on 
the ground floor directly below the proposed first floor provision. The 
provision at first floor level is revised to include a dedicated baby 
changing facility. These revisions result in a reduction in the proposed 
male toilets from 6 to 5 urinals and from 4 to 2 WCs. 

 
3.19. Given that the new submission is based on amendments to the 

original scheme, officers have considered the impact of the changes 
being proposed to the scheme against the negative impacts which 
were identified in the original EqIA.  This assessment is detailed in 
Appendix C. 

 
3.20. The assessment concludes: 
 

• It will still take longer to get to proposed site of the first floor 
toilets from the same point on the ground floor than to access 
the current ground floor toilets.  Older people and parents with 
children and pregnant women will still have some negative 
impacts caused by longer journey times.  The new lift may 
reduce access times compared to the original proposal.  

 
• There is provision of a disabled toilet on the ground floor 

controlled by a RADAR key, which will mitigate some of the 
negative impacts for disabled users who have access to a 
RADAR key.  However this is only a single cubicle therefore 
some queuing may occur.  

 
• The new proposals will not mitigate against the concerns raised 

by carers about split provision. 
 
• The reduction in facilities in the male toilets to facilitate the lift 

adds a new potential negative impact.  
 
 

Next Steps 
 
3.21. The scrutiny committee is asked to consider whether the revised 

information submitted, and the mitigations on the negative impacts 
from the original EqIA are felt to provide a suitable basis to consider 
the revised proposal at this meeting.   
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3.22. It should be noted that AAM would still need to ensure that the revised 
proposal has all necessary planning consents.   

 
3.23. Unless Aberdeen Asset Management is able to develop a proposal 

which receives landlords consent, and has appropriate planning 
consents, the current arrangements will continue. 

 
3.24. Any new proposals received would require an EqIA to be completed, 

with appropriate consultation, and this will be undertaken prior to 
submission to committee.  For any proposal to be implemented it 
would also, separately, require all appropriate planning consents to be 
obtained.   

 
 

Grand Arcade Lift Maintenance and Availability 
 
3.25. Concerns had been raised at the 17 January 2011 meeting as to the 

operating record and serviceability of the lifts in Grand Arcade, and 
the executive Councillor’s approval was made subject to the Council 
receiving a satisfactory lift maintenance service level agreement. 

 
3.26. Following the meeting the Council’s officers have been in 

correspondence with DTZ, the managing agents for Grand Arcade 
Partnership (GAP), on this matter. 

 
3.27. It should be noted that the lifts in question are located within Grand 

Arcade (which is leased to GAP by the Council), and fall outside the 
ownership of Lion Yard and the jurisdiction of Aberdeen Asset 
Management. 

 
3.28. Clause 3.4(v) of the Council’s lease to Grand Arcade Partnership 

covenants GAP to “keep all lifts for use by the public in good working 
order and safe”. 

 
3.29.   There are two sets of lifts in Grand Arcade (North-side and South-

side) and both are covered by a Platinum service contract enabling a 
four-hour call out response in addition to quarterly inspection and 
maintenance visits. 

 
3.30. Performance analysis for each of the sets of lifts shows that since the 

centre opened the South-side lifts have been operational for 93% of 
the time and the North-side lifts for 92.57%.  The only time when both 
lifts in either core have been out of operation at the same time was on 
26 April 2011, when both lifts on the North-side were non-operational 
for a period of 2 hours and 8 minutes. 
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3.31. The analysis shows a level of breakdowns to each lift as 4.16 times 
per annum, which compares with industry standards of 5 breakdowns 
per lift per year.  48% of breakdowns are repaired within 4 hours, and 
76% within 2 days.  However, in some instances the speed of repair 
has been delayed due to the dependency on the availability of spare 
parts.  As a result, DTZ have offered Kone storage space on site to 
store parts in order to decrease lift down-times. 

 
 
4. Implications  
 
(a) Financial Implications 
 
4.1. Consultation was commissioned from mruk Research to support the 

EqIA.  This cost £5,000, compared with an original estimated cost of 
£7,200. 

 
4.2. Under the terms of the head lease the Council receives a 25% share 

of rent, and could expect to receive in the order of £100,000 to 
£125,000 per annum if the reconfiguration of retail space were to be 
undertaken.  This would be in addition to the £55,000 already 
budgeted for from the earlier approval of works (which are yet to be 
undertaken).  

 
4.3. A capital contribution from the Council would be required under the 

terms of the lease for any development works.  The Council has 
already budgeted £1.63m towards the cost of future works. 

 
 
(b) Staffing Implications  
 
4.4. If the management of the toilets within Lion yard was transferred to 

Aberdeen Asset Management potential staffing issues including TUPE 
would need to be considered in detail.  This possibility has been 
raised with the relevant service, and Executive Councillor. 

 
 
(c) Equal Opportunities Implications 
 
4.5. An Equality Impact assessment has been undertaken covering this 

proposal.  It is attached as Appendix A.  Any revised proposals 
received would require completion of an EqIA, and this would be 
completed prior to submission to the scrutiny committee for 
consideration. 
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(d) Environmental Implications 
 
4.6. There are not considered to be any significant environmental 

implications related to this report. 
 
 (e) Community Safety 
 
4.7. There are not considered to be any significant community safety 

implications related to this report. 
 
 
5. Background papers  
 
These background papers were used in the preparation of this report: 
 
Development asset strategy for Lion Yard Cambridge – Arlington Property 
Investors – April 2006) 
Lion Yard Refurbishment Report: CB Richard Ellis – June 2006 
Lion Yard Development Proposals Agenda, Minutes and decisions – City 
Centre Development Scrutiny Committee – 19 July 2006, 26 September 
2007 and 1 September 2008 
Equality Impact Assessment – May 2011 
Consultation Reports on Lion Yard toilets March/April 2011 
Revised Proposals from Aberdeen Asset Management (AAM) received 15 
June 2011 
 
 
6. Appendices  
 
Appendix A – Equality Impact Assessment 
Appendix B – Revised proposal for toilets 
Appendix C – Comparison of EqIA negative impacts against the revised 
scheme 
 
 
7. Inspection of papers  
 
To inspect the background papers or if you have a query on the report 
please contact: 
 
Author’s Name: David Horspool 
Author’s Phone Number:  01223 - 457007 
Author’s Email:  david.horspool@cambridge.gov.uk 
 
 


