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John van de Laarschot

Chief Executive

Stoke-on-Trent City Councll
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Bet365 employs
over 1,000 with

a turnover of

£288m
\/

New Look UK
distribution
centre of over
800,000 sq ft

Steelite employs

700 with a
turnover of





































$%&&&






















*

@+9*



<

<

%>

H1t

00>+

0"5

0'&'

0'&0

0'&0



II#









%

A2
















































































































































Regeneration



Mike Herbert
Regional Director, North Staffordshire

St. Modwen Properties PLC

The UK’s leading regeneration specialist

North Staffordshire Regional Office opened in Stoke 1988 for Festival Park
The St. Modwen, North Staffordshire office has -

e Reclaimed / serviced 905 acres of brownfield land

Developed 3.81 million sq ft commercial floor space

Prepared land for 1,660 new dwellings

Over 11,850 people employed on St. Modwen’s developments

£670m of value created for the local economy



So what Is Regeneration?

Does Retaill & Leisure contribute to
“Positive Growth”?



But first .... where are we today?



Vince Cable, Lib Dem Conference -19 September 2011
“We are Iin the midst of

The Economic Equivalent of War!”



The United Kingdom



The World



A Straw Poll — audience participation

1. Who feels confident today that their business is
“doing okay”?
2. Who has confidence that business is going to

Improve over the next 6 — 9 months?



Doing nothing Is not an option!



So what Is Regeneration?

Collins English Dictionary definition

1. The regrowth by an animal or plant of an organ, tissue, or part that
has been lost or destroyed,;

2. In electronics, the use of positive feedback to increase the
amplification of a radio frequency stage;

3. The act or process of regenerating or the state of being
regenerated; rebirth or renewal.

But, does that mean put back what was there before?
IS it creating or how do we use it to create Positive Growth?



Case Study — Festival Park to Etruria Valley

Are there lessons to learn from Festival Park and
Etruria Valley about Regeneration?

Always remembering, as many eminent historians have
often said, in one way or another ....

“The most important lesson of history is that the lessons of
history are rarely learned”



Festival Park & Etruria Valley

Pre 1979 - Major steel works and spoils tips



Festival Park & Etruria Valley
A Brief History

1978 — Steel production closed (Rolling Mill retained on part), 2,500 jobs lost
1982 — 165 acres designated as the National Garden Festival for 1986
Massive site reclamation and preparation of Festival
1986 — National Garden Festival; May — October: Net Cost £9.37m
= Reclamation + Garden Festival set up less revenue from Festival
End use target ; Redevelopment & creation of at least 2,300 jobs
1988 — St. Modwen appointed Development partner to create
FESTIVAL PARK:
Mixed Use; Retalil / Leisure / Office / Employment and POS
1994 — Festival Heights
1998 — Etruria Valley Phase 1
2005 — Etruria Valley Phase 2



Festival Park & Etruria Valley

Festival Park

Festival Heights

Etruria Valley
Phase 1
Phase 2




Festival Park & Etruria Valley



Festival Park & Etruria Valley



Festival Park & Etruria Valley



Festival Park & Etruria Valley



Festival Park & Etruria Valley



Festival Park & Etruria Valley



Festival Park & Etruria Valley



Festival Park & Etruria Valley



Festival Park & Etruria Valley

Summary

e Over 300 acres in the heart of Stoke-on-Trent.

« 1.37 million sq ft of retall, leisure and commercial floor space to date
« Capacity for another c.1 million sq ft.

* 150 bedroom hotel and conference facility.

« 100 new dwellings.

« Large areas of Public Open Space (managed by St Modwen)

* New cricket ground for Burslem Cricket Club; Allotments, etc.

e Over 6,000 jobs on site to date



What are the lessons from Festival Park and
Etruria Valley

© NO O~ WD RE

9.

Decisive action after initial shock

Simple, flexible masterplan to create Garden Festival
Targeted spend to maximise return, yet maintain flexibility
Complete review of masterplan in response to market demand
Acceptance of private sector ability to deliver

Use of “Higher Value Uses” to pump prime development
Maintaining “momentum” to expand regeneration
Indecisiveness on options / planning designation for future
phases

Allowing outside agencies to delay process

10. Loss of confidence
11. But — development continues ......



Market confidence needs:

e Clear understanding
* Masterplan
e Planning Consent
« Ability to deliver
« Positive Progress

e Support



Higher Values Uses

Does Retail & Leisure contribute to “Positive Growth”?

Is, or should Retall & Leisure Development be at the
vanguard of Regeneration to create Positive Growth, or a

consequence of it?



Retall & Leisure Development

Mixed use developments —

Provision of a balance of facilities for occupiers
City and Town centre development —

Improved offer to wider community
Edge of Centre / Accessible locations —

Convenience, but also Cost & Developability

Pump Priming



Retall & Leisure Development

Current Market and Demand

EGi Headlines over last 3 months
Search for “High Street”

Some positive news, some not so .....



EGiI Headlines over last 3 months

Alexon invites proposals

Northern high streets grim

Realis confirms M&S (City Sentral, Stoke)
Thomas Cook to axe 24 stores

75% of public sector job losses 'are in North and Midlands'
Retail vacancy rates to plateau at 11% by 2014
Mobile technology hits shop numbers

King assesses high-street issues

Figures cast doubt on Comet sale

Mall ‘subsidy’ slammed

HMV 19% drop in sales

UK retail sales growth falls

Struggling Alexon for sale



EGI Headlines over last 3 months
High street sales drop by 2.2%

Sharp rise in boarded-up shops
Retailers abandon buyer search
CBRE on ‘barren’ high streets
Poundworld expands Discount UK

UK vacancy rate at 11.2%

BRC data highlights retail pain
Hundreds more jobs go at TJ Hughes as debts hit £430m
High-street failures up 8%

4,500 shops close in 5 months

Retail failures to cost landlords £393m
Jury out on convenience move

Waitrose goes convenience crazy



EGiI Headlines over last 3 months

Thorntons targets 180 closures

Tenon warns on retail carnage

33 Jane Normans saved

Blood letting on high street

Store renewals boost Dixons' performance

TJ Hughes Collapses

South East in retail recession

Ambitious timetable for Arndale Centre revamp
Land Securities forges ahead despite challenges
Administrators pounce on retail chains

TJ Hughes heads for administration

Thorntons to close 120 stores

Profits tumble at Carpetright



Colliers International
Midsummer Retail Report 2011

SUMMARY
Two “Bright Spots” of the Retail Market
* London and Supermarkets
Perfect Storm of competition from
e E-tailing
* Supermarkets
e Qut-of-town Retail Parks

Some High Streets and Shopping Centres in danger of terminal decline



Colliers International
Midsummer Retail Report 2011

Rents - Central London +5.5% (June 2010 to June 2011)
Outer London +1%
All other regions between -1% and -6%
West Midlands -4%
Shopping Centre Investment
Prime Values improving 5.5% moving to 5.25% (18x rent  19x)
Secondary declining 7.5% moving to 8.5% (13.3x rent  11.75x)



Retall & Leisure Development
A Curate’s Egg

High Quality Prime Locations and Retailers continue to perform well
Supermarkets — the “Big 5” and Discounters, very strong

Discount operators in popular locations remain strong

Secondary / less popular locations, middle market retailers;

Very difficult

The Retailer is KING — can virtually name their price;
E.G. Unitcostc.£2.1m, end value £2.3m
Rent c.£170,000 pa on a 10 year lease

Incentive £800,000 = 4.7 years rent on a 10 year lease



Retall & Leisure Development
So how can it help Regeneration and Positive Growth?

* Pick Winners

Be Honest about Demand and Deliverability

Deliver AND Maintain Quality

Act promptly — The retailers have lots of choice

The market will change

Use Resources, particularly Cash wisely

Don’t lose sight of the Bigger Picture

Use Higher Value uses to pump prime

Accept that some eggs may get broken along the way

Allow for flexibility — life changes



Case Study — The Trentham Estate and Gardens
» Very important Historic Gardens and Estate 725 acres

Derelict, in severe decline
Constrained by

* Edge of urban area location

Green Belt

Registered Park & Gardens and Conservation Area

Grade Il listed buildings and structures

Tree Preservation Orders

Site of Special Scientific Interest



Case Study — The Trentham Estate and Gardens

Plus Points

* Immense history and past popularity

» Excellent location

e Massive catchment - 15.75m people within 90 minutes

» Exceptional beauty but hidden by the dereliction



The Dance Hall



The Gardens



The Trentham Estate and Gardens
The Solution

Commercial Development

» Garden Centre, Specialist Shopping and Restaurants — 200,000 sq ft
» Hotels and Holiday lodges

» Leisure attractions — e.g. Monkey Forest -140 Monkeys in the SSSI
Why?

 Commitment to Top Quality Restoration

* Premier Tourist & Leisure Destination

» Raising Profile and Aspirations

 Ability to Deliver (skill and finance) — and honoured

DOING NOTHING WAS NOT AN OPTION



The Trentham Estate and Gardens

Compromises



The Trentham Estate and Gardens

Compromises



The Trentham Estate and Gardens

Delivery



The Trentham Estate and Gardens






The Trentham Estate and Gardens



The Trentham Estate and Gardens



The Trentham Estate and Gardens



The Trentham Estate and Gardens



The Trentham Estate and Gardens
The Outcome

Visitors to the Italian Gardens and Lake
Paid entrance from £7.75 for adults to £99.50 for a Family Annual Ticket
Reopened to public May 2004, major restorations completed by end 2007

« 2008 108,000 (paid entry)
« 2009 216,400 (+100%)
« 2010 315,900 (+ 46%)

o 2011 390,000 (+24%) 2 months to go



Summary

e Pick Winners -
The public sector role is to create the conditions for growth

The private sector delivers

Be Honest about Demand and Deliverability

Act promptly — the market will change

Use Resources, particularly Cash wisely

Don’t lose sight of the Bigger Picture

Use Higher Value uses to pump prime

Accept that some eggs may get broken along the way

Allow for flexibility — life changes

Deliver AND Maintain Quality
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