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32 LOCATIONS
ACROSS THE UK & IRELAND
ADVISE ON
£16BN OF PROPERTY EACH YEAR
15MSQFT
OF SHOPPING CENTRES MANAGED

350 PUBLIC SECTOR
CLIENTS



INTRODUCING PR#|

OVER 120 PROFESSIONAL ADVISERS
COVERING 8 CORE AREAS:
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DELIVERING
THE

OF OUR TOWNS
AND HIGH
STREETS
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TILBURY TOWNS FUND

We prepared the Town Investment Plan
[TIP] in 2020 that helped secure £23 millicn
of capital investment from the Government-
backed £3.6bn Town Deal Fund, made
available to 101 centres. Underpinned by
wide-ranging engagement and consultation
with stakeholders and the local community,
the funds will help to Kick-start key projects
and interventions in Tilbury Town Centre;
including new healthcars and youth
facilities, improvernents ta the Station Hub
Gateway, and stronger cannactions to the
riverside and port.

CANNOCK CHASE DISTRICT COUNCIL

We provided property and planning advice
to help inform the Council's £24m bid to
secure Levelling Up Funds, matched by
£14m of Council funding. The money will
be used to help deliver new cinema and
theatre improvements, along with offices
and housing in the heart of the town
centre,

GRAYS TOWNS FUND

Project managed and prepared a Town
Investment Plan [TIP], securing nearly
£20 million of capital funds. This will
provide a “once-in-a-lifetime opportunity
to transform the town into the leisure
heart of Thurrock™; including creating a
brand new river front destination.
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CORBY TOWNS FUND

We unlocked £20 million of capital funds
to help deliver new regeneration and
infrastructure projects across the town
centre. The TIP involved significant
collaboration, engagement and
partnership-working during the height
of the pandemic. This helped inform

the preparation of a robust vision, and
prioritise key interventions; including the
repurposing of a long-term vacant building
in the town for new education uses.

ROTHERHAM BOROUGH COUNCIL

Advised on the preparation of a Town
Centre Masterplan and Delivery Strategy.
This provided a long term vision for the
town centre and identified key development
oppertunities. Our involvement has since
extended to the Council's Future High
Street Fund [FHSF] and Town Fund bids

in 2020, which secured over £45 million of
capital funds.

HIGH PEAK BOROUGH COUNCIL

Advised the Council on its bid submission
for the Government's Future High

Street Fund for Buxton Town Centre.

We led a multi-disciplinary team on the
preparation of a commercial masterplan
and business case, which helped to unlock
£6.6m of funds to progress a mixed use
redevelopment focused on The Springs
shopping centre and surraunding sites,
We have been retzined to advise on the
procurement of a development partner to
deliver the comprehensive redevelopment.
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RETAIL UNDER PRESSURE

Retail vacancy rates (%)

20%

B \/
10%
5%
0%

Q1 Q2 Q03 Q4 Q1 Q2 Q03 4 Q1 Q2 QO3 04 Q1 @2 Q3 04 Q1 @2 Q@3 Qo4 Q1 Q@2 Q@3 Q4 Q1 Q@2 Q@3 Qe a

2015 2016 2017 2018 2019 2020 2021 2022

—=Shopping centre = ==High street Retail park

Source: Local Data Company



TOO MUCH RETAIL SPACE S

Hampton

What percentage of our current town centre retail space (on average), do you think will need to be
repurposed/redeveloped in order to create more viable town centres?

5% 62%

30%

25%

20%

15%

% of respondents

10%

5%

0% ] .

0 1% - 9% 10% - 19% 20% - 29% 30% - 39% 40% - 49% 50% +

% of retail siace




THE “RISE AND FALL” OF SHOPPING CENTRE VALUES Eiio

Hampton

Asset value growth index (Q4 2000=100)
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OPTIMUM CRITICAL MIX
OF TOWN CENTRE USES?

Question:

Over the next five years, what will be
the optimum CRITICAL MIX of uses
and services in centres that will best
help to underpin their success, and
support viable regeneration &

development initiatives?

Cycle parking

Library & civic uses
Health centres

Market halls | indoor markets

Culture & heritage

Theatre

Free town centre car parking

Library & civic uses




LOCAL INTERVENTIONS

What measures do you think will help to build greater resilience in our town centres over the next five

years, helping to ensure their overall vitality and viability?

Top Five Key Initiatives/Actions

1. Repurpose shopping centres &/or vacant retail space

2. Develop more homes in town centres

3. Introduce more flexible turnover rents and/or lease structures

4. Improve town centre environments/ public realm/ green spaces

5. Provide new uses (e.g. professional services, care, fitness etc.)

All Respondents

61%

37%

30%

25%

24%

Private Sector

62%

37%

30%

21%

24%

60%

42%

27%

38%

20%

Lambert
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SHOPPING CENTRE TRANSACTIONS

* 516 shopping centre transactions over the last decade
* Local authorities purchased 64 shopping centres

* Equivalent to 1 out of 8 acquisitions
15 35%

30%
12
25%
20%
15%

10%

5%

0%

2012 2013 2014 2015 2016 27 2018 2019 2020 2021 H1 2022

B Mumber of local authority shopping centre purchases [LHS) % of deals made by local authonties [RHS)
Source: LSH Research 2022



~{_  REINVENT Lombert

: : : : Hampton
—_ —_ Many shopping centres, particularly those with relatively
highwacancy rates, would bensfit from significant
' -~ t change s to non-retail uses, while stopping shart of being

fully repurpesed. A condensed retail offer might be
supplemenizd by a varied range of other uses including
lzisure, residential, workplace, healthcare, education and
COMMuUnity uses.

This scale of reirvention is likely to require significant

redewelopment or regenaratian activity and capital
expenditure, with varying degrees of private and public
sactor invelvement. & wide range of innovative mixed-use
projects are currently in the pipeline at shopping centres

across the UK, which seek to transform them inta maore
diverse madern destinations.

This report categorises the different approaches to repurposing
needed by shopping centres as Replace, Reinvent and Revitalise.

REPLACE

| For some shopping centres in towns with a significant
owersupply of retail s pace, the best option may be wholescale
redevelopment that sees them lawellad to the ground and

o000 completely replaced with new uses.

Mast af the current examples where full redevelopment and
replacement is being pursued in the UK are either being

led by local authorities that are in a position to make bald
sirategic decisions about a town's retail provision and sacrifice
commercial value for the wider good; or private sector projects
where shopping centres are located in areas where alternative
uses clearly have a higher value than retail.

IR
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REVITALISE

The landlords of better parferming retail centres with
moderate levels of vacancy may not need to radically
redevelop their assets, but & degree of repurpesing would
still be advantageous so that centres have a broader appeal
ta modern consumers.

While remaining anchaored by their retail offer, mamy UK
centres are being repositionad as leisure destinations, with
increased food and beverage options, cinemas and gy ms
ta attract younger cansumers and families. Flexible space
for emporary uses such as pop-up shops may also be
suitable in these centres, to support a wibrant, evolving mix
of tenants.




REPLACE

CASTLEGATE SHOPPING CENTRE

BROADMARSH CENTRE
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{ REINVENT

EDINBURGH

OCEANTERMINAL (C81)

QOcean Terminal is 3 420,000 5q ftshopping centre vath a
prominent location on Leithwaterfront, but it has faced
challenges in recentyears, with two afits anchor nants
- Debenhams and BHS - going out of business.

Its owner, the Ambass ador Group, has recognised the
need to repasition the assat and to make more of its
waterside position. It is seeking to part-demolish and
remodel the centre, replacing the old Debenhams unit
and a multistoray car park with a mixed-usa development
comprising housing, commercial units and naw public
realm that will open up the waterfront. A planning
application covering phase cne of the projectwas
submitted in March 2022.

OXFORD

Templars Squara in Cowley, Oxford is 2 tired first-
generation coverad 1950s shopping centre whichwas
acquired by Redevco, on behalf of a cliznt, in late 2021,
The property was purchasad with aview to transforming
itinto a landmark residential-led mixed-use schame, and
pra-existing planning consant s in place.

The existing consent covers 224 residental units, a
hotel, restaurants and public realm improvements. A
multistorey car park and bridge will be demolishad to
clear space for flats, but existing retail will be retainad.

OCFORD~ TEMPLARS SOUARE £&t)

BURGESS HILL

BURBESSHLL- THE MARTLETS(CHI)

The Martlets Shopping Centre in Burgass Hill has been
the subject of regenaration plans for severalyears. Its
owner NewRiver was first granied planning permission
to redevelop the centre in 2014, but a revisad application
was approved in 2020,

The current plans seek to reduce the retail footprint and
add 142 residential units, a Travelodge hotel, Cineworld
cinema, bawling alley, gym and a new public library.
NewRiver is working with Mid Sussex District Council
to bring the development forward, but progress may ba
dependent onsecuring central government funding.

REVITALISE

HAMMERSMITH

The former Kings Mallwas purchasead by Ingka Centres,
the IKEA-affiliated shopping centre awner, in 2020, It was
retaunched as Livat Hammersmith in February 2022, and
is anchorad by IKEA's first small-format high street store
inthe UK,

The Hammersmith centre is the first in Europe to baar the
Livat brand, which is being rolled out globally. Mz aning
‘lively gathering’ in Swedish, the Livat concept seeks to
reposition shopping centres as ‘meeting places' where
communities can meet, 2at andsecialise.

Initiatives aimed at creating a community -focused centre
include a programme of events and pap-up outlets;
as well as some ratail space that is bockable by the hour,

gwving local businesses an opportunity 1o set up
shop themseles.

HAMMERSNITH- LMATHAMMNERSMTH

NORWICH

NORWICH-CASTLE QUARTER

The former Castle Mall was rebranded as the Castie
Quarter in 2019, with asset manager RivingtonHark
seeking to reposition it from retail-led centre to a
mixed-usa family destination, with an enhanczd kisure
and entertainment offer. The cantre now has a Leisure
Quarterwhich features a cinema, bowding alley and gym
alongside other entertainment options.

The next phase of the repositioning is Castle Sacial, a new
food market incorporating five street food kitchens, a live
performance space and a programme of regular events.

SOUTHEND-ON-SEA

- A e L | e pd o
SOUITHEND-ON-SEA - VICTORIA SHOPFING CENTRE

Southend-on-Sea Borough Council bought the Victoria
Shapping Centre for E10m in late 2020, and hassince
sought to fillvacant spaces with a more diverse range of
occupiers. An indoor climbing centre and an art gallery
are amang recently-secured fenants.

Whilz these are bringing new life to the centre in the short
f2rm, the council’s ownership of the centre will give it
scope to develop longer-term plans as part of its wader
regeneration aims; and the idea of moving council offices
to the centre has also been mooted.
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TOWN CENTRE REGENERATION FUNDING OPTIONS =

How do you intend to fund key town centre regeneration & development projects in the next 5 years?

Funding source A L s
Survey Responses
Joint ventures/partnerships 36%
Public sector (all/part) funding 30%
Levelling Up / Towns Deal / FHS Fund 26%
Institutional investors/ private sector 18%
Grants 16%
s106/CIL 12%
Bank loans 10%
Individual wealth 8%

Public Works Loan Board (PWLB) 8%



GOVERNMENT-BACKED CAPITAL FUNDS

Fund
Future High Streets Fund (2018)

Towns Fund (2019)

Levelling Up Fund (2020)

Welcome Back Fund (2021)

UK Community Renewal Fund (2021)

UK Infrastructure Bank (2021)

UK Shared Prosperity Fund (2022)

Objective
To renew and reshape town centres and high streets in a way that drives growth.

Economic regeneration of 101 towns.

Supports investment in three key areas — (i) local transport projects; (ii) town centre /
high street regeneration; and (iii) cultural and heritage assets.

To support the safe return to high streets and help build back better from the pandemic.

To prepare for the UK Shared Prosperity Fund

Investment in infrastructure assets that drive regional and local economic growth or
support tackling climate change.

Succeeds the old EU structural funds. Provides funding up to March 2025 focussed on 3
local priorities — (i) communities and place; (ii) support for local businesses; and (iii)
people and skills. All areas of the UK will receive an allocation from the fund via a
funding formula rather than through competition.

mbert
Hampton

(£)
f£lbn

£3.6bn

£4.8bn

£56m

£220m

£22bn

£2.6bn
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For the third year running, the
Opportunity Index is included
in addition to the main index,
putting a spotlight on those
locations with the greatest
potential to overcome current
challenges and grow.
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The Opportunity Index encompasses an analysis of government
funded suppert [Future High Street Fund, Towns Fund, Levelling Up
Fund, City Region Deals and Enterprise Zones|, forecastad population
growth among 20- 44 year olds, housing deliveries and future
pipeline, and the ratio of retail to office stock. The last of these is
indicative of opportunities to repurpose and regenerate.

The Opportunity ranking results are starkly different to the Vitality Index,
drawing on a distinct set of indicators. While the top locations for Vitality are
mostly towns and cities in the south of England, the Top 10 for Opportunity is
dominated by locations in the North West, the Midlands and Yorkshire. None of
the towns and cities listed in the Top 10 of the Opportunity Index appear in any
of the Vitality Index’s pillar Top 10s.

Top place in this year's Opportunity Ranking is taken by Muneaton, which

moves up one place from 2022. The Warwickshire town achieves top scores for
population growth forecasts for 20-44 year olds and government funding, having
made successful bids to both the Future High Streets Fund and Towns Fund.

Muneaton is one of three West Midlands locations in the Top 10, alongside
Telford and Wolverhampton. The ranking of Telford is boosted by the recent
award of £20m from round two of the government’s Levelling Up Fund. The
same amount was also awarded to Lincoln, helping it to becorne the only East
Midlands location in the Top 10.

The Morth West features heavily in the Top 10 with 5t Helens, Wigan and
Liverpool all included. 5t Helens and Wigan are consistent scorers across the
Opportunity metrics, while Liverpool receives a particular boost from strong
population growth forecasts for 20-44 year olds. Population forecasts are also
a major factor behind Yorkshire's two representatives in the Top 10, Sheffield
and Wakefield, which both receive a maximum score for this indicator.

Plymouth is the ‘odd one out” in the Top 10, being the only southern location.
The South West city is home to multiple regeneration projects and scores
highly for both government funding and housing delivery. No South East, East
of England or Morth East locations are included in the Top 10 but, at a regional
level, the Morth East has an above-average Opportunity score.

While the Top 10 is purely comprised of locations in England, other parts of the
UK also rank highly for Opportunity. The average score for locations in Scotland
is the highest of any region covered by the report, and Edinburgh and Dundee
only narrowly miss out on Top 10 placements. Likewise, Cardiff is just outside
the Top 10 and Wales has one of the highest average scores for Opportunity.

UKVITALITY INDEX
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WHITHER TOWN CENTRE INVESTMENT?

* Different Government-backed capital funds are fragmented
* Significant resource/cost incurred by local authorities applying for funds.
* Funds are short-term - need to be spent by 2024/25.

* Project costs have increased significantly - some are no longer viable

* Limited prospect of match funding from the private sector or other sources.

* Need a joined up approach to regeneration funding.

* Devolution could help.






WHAT HAVE WE LEARNT?

* Leadership and governance

e Stakeholder and community engagement

* Market-facing evidence-based visions and strategies

* Repurpose/Redevelop unviable retail/office & shopping centre space
* Introduce more flexible and diverse uses

* Introduce new homes with different tenures

* |nvest in new physical/digital infrastructure

* Plan for more active modes of travel - “walkable neighbourhood
concept”.

* Restore civic and community pride

* Create beautiful, green, attractive buildings and places

Lambert
Smith
Hampton

Cycle parking

Library & civic uses
Health centres

Market halls / indoor markets

Culture & heritage

Theatre

Free town centre car parking



"I know of no single formula for success, but over
the years | have observed that some attributes of
leadership are universal and are often about finding
ways of encouraging people to combine their
efforts, their talents, their insights, their enthusiasm
and their inspiration to work together."

Queen Elizabeth Il address to the United Nations, July 2010



FUTURE GAZING

THE CENTRE
OF THE FUTURE

The shopping centre as we think of it now may not exist in the future.
Retail-only centres will need to evolve into mixed-use locations, serving
a wide range of community needs. These may no longer be thought of as
shopping centres, but simply as town centres. While every location will
have to respond differently to the needs of its local community, some key
characteristics of successful future centres can be proposed.

MIXED
50 Leisure, food and beverage, flexible offices, residential,

healthcare, education and other uses may all sit
slongside retail in future centres. The greater the range
of commercial, residential and community uses offered
by a centre, the more reasons that people will have to
come ta themn and to stay for longer:

Finding the right combination of mixed wses will
generate 3 halo effect’, with consumers” positive
experiences in one area making it mare likely that they
will use athers, improving footfall and revenues across
the centre.

LIVING

@ Mixed-use centres with residential s pace will need
to be inte grated into the communities that live in
and around them. Future centres will not survive if
they are anly places where peaple go toshop and
then leawe; instead they need to be locations where

communities Live, work, play and socialise.

By becoming living places with a resident population,
demandwill be created for awide range of community
services, including healthcare, education, libraries
and sports facilities. The mixed-use centre of the
future may essentially need to function as a town
centre in itself, serving a broad range of public needs.

-2 -

2417

Across all commercial property sectars, one

af the key post-pandemic challenges is finding
ways to utilise and generate value from space
for langer perieds of the day and week. For
shopping centres, this means adding uses that
ensure they do not become dead spaces outside
of retail hours.

ntroducing residential space could be key, as it
creates an on-site population generating 24/ 7
demand for services. Community, cultural and
leisure uses will also bring life to centres at
times when shops are quiet or closed.

— @

FLEXIBLE

Flexible space and leaseswill be needed to ensure that
centres can attract a broad range of accupiers across
sectors. Landlords will need to be flexible on terms, by
affering short leases or turnover rents, or even setting
aside some space that can be rented on an hourly or
daily basis tosupport new and local businesses.

Flexible wnits that are easily divisible and adaptable

to different tenant needs will also be required. Future
centres may ultimately need to offer ulira-flexible
space that breaks corventional sector distinctions
and can be used as retail, leisure, work or community
space; and occupied by different tenants depending on
the time of day, or the day of the week.

SUSTAINABLE

With ESG considerations continuing ta rise up the
agendas of investors, oocupiers and consumers, there
will be an increasing onus on centres ta make positive
environmental and social impacts. The shopping
centre of the mear future will need o be carbon
neutral, and designed or retrofitted with features that
reduce energy consumption and water usage.

Better integration with public transport and cycling
links will help to reduce the emissions caused by
trawel to shopping centres. Thiswill also be supparted
by the move towards mixed-use centres, as the
addition of residential units will lessen the trawvel
reguirements of those living in these new homes.

EXPERIENTIAL

The key advantage that physical retail and leisure

' pperators have in an increasingly online world is

their ability to provide in- person experiences that

go beyond simply browsing and buying products.
Shopping centres will increasingly need to cater to
cansumer demand for persanalised, immersive retail
experiences, and the human desire for social and
face-to-face interactions.

Anincreased focus on experiences will see centres
giving greater volumes of space o leisure and food
and beverage uses, s well as providing flexible and
pop-up retail spaces suited to local, artisan and
boutigue businesses.

While unprecedented challenges abound, shopping centres still
have important roles to play within towns and cities. However,
they may need to take on radically different forms in order to

survive and flourish. Repurposing activity is key to securing
the future of centres, but it must be carefully planned and
implemented so that it supports bold new visions of their long-
term roles at the heart of communities.

Lambert
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DR STEVEN NORRIS
National Head

Planning, Regeneration +
Infrastructure (PR+l)
+44 (0)7733 122 420
SNorris@Ish.co.uk
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Lambert Smith Hampton 2022

Steve National is Head of LSH’s PR+I team, and also leads the Town Centre & Economic
Regeneration team.

Steve has 30 years’ experience providing planning, regeneration and commercial property
consultancy advice on a wide variety of retail and town centre issues for regional planning bodies,
local planning authorities, developers, investors and operators.

His expertise ranges from the preparation of evidence-based town centre visions, action plans and
regeneration strategies - informed by wide-ranging stakeholder & community engagement - to
securing funding and permissions for major mixed-use schemes.

Since 2020 Steve and his team have successfully advised on the preparation of Town Investment
Plans (TIPs) for his clients to help unlock funding from the Government-backed Towns Deal Fund.
He has also advised on Future High Street, Welcome Back & Levelling Up bids.

Steve is a member of Revo (and sits on their Strategic Board and Regeneration Committee), and
an Expert Adviser to the Government’s High Street Task Force. He is also a member of the
Association of Town & City Management (ATCM); and chaired the annual RTPI conference on retail
and town centres for over a decade.

Details of Lambert Smith Hampton can be viewed on our website \W\WW/. Ish.co.uk

This document is for general informative processes only. The information in it is believed to be correct but no express or implied representation is made by Lambert Smith Hampton as to its accuracy or completeness, and  the opinions in it
constitute our judgement as of this date but are subject to change. Reliance should not be placed upon the information, forecasts, and opinions set out herein for the purpose of any particular transaction, and no responsibility or liability,
whether in negligence or otherwise, is accepted by Lambert Smith Hampton or by any of its directors, officers, employees, agents or representatives for any direct, indirect, or consequential loss or damage which may result from any such
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