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Introducing LSH
Lambert Smith Hampton is one of the UK and Ireland’s leading, and most progressive, property consultancies. Now more than ever, we work to ensure that our clients 

and communities remain connected, whilst relentless challenging the status quo and taking responsibility to find new ways to solve the biggest planning, regeneration and 
property challenges of our time.



Advising on all stages of the Regeneration & Property Lifecycle



Experience & Track Record 



Thought Leadership

https://www.lsh.co.uk/explore/research-and-views
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Advice Built on Research
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https://www.lsh.co.uk/explore/research-and-views




Research Aims:

• What are the critical issues and challenges facing 
our town centres and high streets?

• Have these challenges changed over the last 2-3 
years, and how?

• What realistic actions and interventions are 
needed to help deliver a town centre renaissance?

• Who should lead the recovery regeneration and 
renaissance of our town centres?

• What impact will ESG have on the future planning, 
development and management of our towns and 
high streets?

Our Partners:



Research Outline

• Online survey – Nov/Dec 2021.

• Builds on previous research:

• 2020 - ‘Investing in the future: Can we 
fix our “broken” town centres?’

• 2021 - ‘What next for our towns and 
shopping centres? 

• 300 responses from experts, advisors, 
and leading decision-takers across the 
public, private and third sectors. 
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ISSUES & 
CHALLENGES





The Big Issues?

2021 2020
Change in

Rank

1. High business rates 54% 50% ↑

2. Growth of online shopping 52% 70% ↓

3. Over-supply of retail floorspace 36% 43% ←→

4. Rise in home working / decline in office employment 26% 27% ↑

5. Lack of up-to-date plans and town centre strategies 22% 15% ↑

What do you think will be the top three challenges facing Britain’s high streets and town 

centres over the next five years?
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Internet sales as a percentage of total retail sales (ratio) (%)
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The Rise of Online
The growth in online sales represents a major challenge to our high streets and shopping centres that has 
been further accelerated by the impact of the pandemic. This was identified by over half of the 
respondents to the survey.
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Too Much Retail Space
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?
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Retail Under Pressure

In 2021 average retail vacancy rates in UK stood at a 
record high of 15.7%.  

• Shopping Centres - 19.1%.

• High Streets - 14.4%

• Retail Parks - 11.3%
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• Over 5,000 closed stores in 2021 v 6,230 in 2020.

• 40,000 jobs lost in 2020 v 74,000 in 2020.



The “Rise and Fall” of Shopping Centres

• Shopping centre asset values are 66% down on their peak (Q2 2007).

• Industrial values are up by 89% over the same period.
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Cost of Living & Energy Crisis
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Planning Reform, or Planning Muddle?

• ‘Planning for the Future’ White Paper - August 2020.

• ‘Levelling Up’ White Paper (LUWP) - February 2022

• ‘Levelling Up & Regeneration Bill’ – May 2022

• Reforms to Permitted Development Rights (PDRs) and the Use 
Class Order (UCO) system, including: 

❖New ‘Class E’  - September 2020.

❖New ‘Class MA’ PDR - August 2021.

• Delays in planning reforms have resulted in a policy vacuum that is 
creating uncertainty for both the public and private sectors. 



OPPORTUNITIES FOR
INTERVENTION &

REFORM?



Optimum Critical 
Mix of Town 
Centre Uses?

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?



Government Interventions
What Central Government initiatives/interventions do you think will be most effective in supporting 
our towns, high streets and shopping centres over the next five years?

Top Five Key Initiatives
2021            
(All)

2020 
(All)

Private
Sector

Public
Sector 

1. Business rates reforms 77% 54% 80% 64%

2. Support / guidance for town centre strategies & masterplans 41% n/a 39% 47%

3. Online shopping sales tax 40% 19% 41% 36%

4. Future High Street and/or Towns Dealand/or Levelling Up Funds 38% n/a 35% 51%

5. Other Government backed funds and/or tax incentives for new 
regeneration/ infrastructure projects

34% n/a 36% 33%



Government Interventions
What Central Government initiatives/interventions do you think will be most effective in supporting 
our towns, high streets and shopping centres over the next five years?

Top Five Key Initiatives
2021            
(All)

2020 
(All)

Private
Sector

Public
Sector 

1. Business Rate reform 77% 54% 80% 64%

2=. Online shopping sales tax 41% n/a 39% 47%

2=. Support / guidance for town centre strategies & masterplans 40% 19% 41% 36%

4. Future High Street and/or Towns Dealand/or Levelling Up Funds 38% n/a 35% 51%

5. Other Government backed funds and/or tax incentives for new 
regeneration/ infrastructure projects

34% n/a 36% 33%



Government Interventions
What Central Government initiatives/interventions do you think will be most effective in supporting 
our towns, high streets and shopping centres over the next five years?

Top Five Key Initiatives
2021            
(All)

2020 
(All)

Private
Sector

Public
Sector 

1. Business Rate reform 77% 54% 80% 64%

2=. Online shopping sales tax 41% n/a 39% 47%

2=. Support / guidance for town centre strategies & masterplans 41% 19% 41% 36%

4. Levelling Up 38% n/a 35% 51%

5. Other Government backed funds and/or tax incentives for new 
regeneration/ infrastructure projects

34% n/a 36% 33%



Need for Town Centre Visions & Strategies
Over 40% of respondents called for more Government support and guidance for town centre strategies 
and masterplans. This is another “hot topic” that was the subject to wide-ranging comment and feedback 
by respondents to the survey:

“There is little to no hope for our town centres unless 

clear strategies are put in place with sufficient 

resource within local councils to manage and promote 

change in partnership with the private sector.”



Town Investment Plans – Good Practice
“Where possible, communities should be part of originating ideas, setting objectives and visions rather than 

just giving feedback on proposals that are already some way along.  If communities feel heard and are 
invested in the success of the project(s), this should ultimately help develop a sense of pride and connectivity 
to place and community. And for some towns, the existing sense of pride and identity in their town can be a 

valuable resource for change.”  MHCLG 2020

1. Leadership & Governance

2. Partnership & Collaboration 

3. Stakeholder & Community Engagement

4. Context Analysis

5. Visioning, Strategic Objectives & Spatial Strategy

6. Project Identification & Prioritisation

7. Alignment with other strategies, partnerships, programmes & 

investment

8. Early engagement with private sector and other funding bodies

9. High-level (Green Book) business case plan for each project and 

delivery plan



Corby Town Centre

• New Town - 1950

• Closure of Steelworks – 1980s

• New investment – e.g. Corby Cube, Swimming Pool, 
Cinema.

• England’s fastest growing town – pop 53,000 in 2001, 
increased to 62,000 in 2016, target 100k by 2031

• Significant housing development – over 14,000 new 
homes by 2031.

• Strong logistics / warehousing – provision 3x higher 
than national average

• BUT high levels of deprivation, poor health, education 
& skills gaps

• Poor links between town and station, and to residential 
and employment areas beyond.

Corby Cube

Swimming Pool

Cinema

Shopping Centre

Logistics / Warehousing



Corby ‘Town Investment Plan’ (TIP)

Repurpose Vacant Building for New 
6th Form Centre

Improve Pedestrian and Cycle Connectivity Between Town, Station, 
Residential and Industrial Estates

TOWN 

CENTRE

BEFORE

THE VISION

“Our TIP will take Corby’s growth to the next level and we are excited to build on the strong collaboration we have 
developed with existing businesses, the community, landowners and stakeholders through the Town Deal Board.” 

Foreword to TIP by Chair of Town Board, Leader of Council & Local MP.



Tilbury ‘TIP’ Vision: “Hub-Heart-Heritage”
The Hub – Tilbury Station Gateway

The Heart – Civic Square & Youth Facility

Heritage – River Thames & Fort

BEFORE

THE VISION



Local Interventions
What other 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 All  Respondents Private Sector Public Sector 

1. Repurpose shopping centres &/or vacant retail space 61% 62% 60%

2. Develop more homes in town centres 37% 37% 42%

3. Introduce more flexible turnover rents and/or lease structures 30% 30% 27%

4. Improve town centre environments/ public realm/ green spaces 25% 21% 38%

5. Provide new uses (e.g. professional services, care, fitness etc.) 24% 24% 20%



Shopping Centre Transactions

• 516 shopping centre transactions over the last decade

• Local authorities purchased 64 shopping centres

• Equivalent to 1 out of 8 acquisitions

Source: LSH Research 2022









• St Nicholas Centre, Sutton – advised LB of Sutton on £26m purchase of 
441,000 sq ft centre in 2021 – targeting downstream planning, regeneration 
& asset management advice 

• Eastleigh BC – Market & feasibility testing of 3 town centre sites. Providing 
advise on regeneration potential of Swan Centre (325,000 sq ft).

• Galleries, Bristol – Advising Bristol City Council on the redevelopment of a 
1980`s centre with proposed mixed-use redevelopment.

• Salford (Pendleton) – planning, agency and viability advice for owners 
PRAXIS on application (2022) for 1,300 new apartments, reconfiguration of 
shopping centre and car parking consolidation. 

• Stafford BC – Advising Council on acquisition of assets, to help deliver 
Future High Street Fund projects

St Nicholas Centre, Sutton 

Pendleton, Salford

Shopping Centre Investment Advice



LEADERSHIP &
INVESTMENT



Who Should Lead the Renaissance?

Who do you think should lead the transformation and renaissance of our towns and 
high streets?

41%

21%

10%
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4%

4%
3%

1%
1% 1%

All parties

Local government

Property owners/ investors

National government

Regional government

Town Centre Managers/ BIDs

Local communities

Local Enterprise Partnerships

Occupiers

Mayors

Other

• “All parties” – 41%

• Local Authorities - 21%

• Property Owners & Investors - 10% 

• National Government - 8%

• Regional Government - 6%



Funding Sources
How do you intend to fund key Regeneration & Development projects in the next 5 years?

Funding source 2021 2020 2019

Joint ventures/partnerships 36% 38% 46%

Public sector (all/part) funding 30% 24% 36%

Levelling Up / Towns Deal / FHS Fund 26% 31% n/a

Institutional investors/ private sector 18% 24% 24%

Grants 16% 24% 23%

s106/CIL 12% 12% 18%

Bank loans 10% 21% 17%

Individual wealth 8% 17% 6%

Public Works Loan Board (PWLB) 8% 14% 22%

Income strips 3% 4% n/a



Government Funding Options
Fund Objective (£)

Future High Streets Fund  (2018) To renew and reshape town centres and high streets in a way that drives growth. £1bn

Towns Fund (2019) Economic regeneration of 101 towns. £3.6bn

Levelling Up Fund (2020)

Supports investment in three key areas – (i) local transport projects; (ii) town centre / high 
street regeneration; and (iii) cultural and heritage assets. First round of the Fund allocated 
£1.7 billion to 105 successful bids. The 2nd Round was announced in the Chancellor’s Spring 
Statement (March 2022) and builds on the LUWP.

£4.8bn

Welcome Back Fund (2021) To support the safe return to high streets and help build back better from the pandemic. £56m

UK Community Renewal Fund (2021) To prepare for the UK Shared Prosperity Fund £220m

UK Infrastructure Bank (2021)
Investment in infrastructure assets that drive regional and local economic growth or support 
tackling climate change.

£22bn 

UK Shared Prosperity Fund (2022)

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.

£2.6bn



Preferred Investment Classes
Which town centre asset classes are you actively seeking to invest in over the next five years?

Asset Class All Private Public

Co-working space 42% 37% 50%

Retail - High Street 35% 33% 36%

Cultural/ Creative Uses 35% 16% 60%

Residential - Private 34% 33% 36%

Residential - B2R/ PRS 30% 30% 31%

Retail - all 29% 35% 21%

Commercial Leisure – F&B 28% 21% 38%

Shopping Centres 28% 30% 26%

Leisure - all 26% 26% 26%

Residential - Public 25% 14% 41%



Investment – A “Sting in the Tail”
The current and future investment in the long-term commercial, social, and sustainable future of our towns, 
high streets and shopping centres was another “hot topic” raised by respondents.

“There are huge opportunities at present, with 
unprecedented government funding ... (but) ... there is a 
risk that the resources aren’t there ... on both the client 

and construction industry side ... to deliver the projects in 
a timely manner. Ultimately this could lead to funding 

being withdrawn and therefore projects failing.”

“Central Government should also consider the revenue cost associated with applying for
competitive funding streams and how that hinders the ability of some local authorities to participate.”



ENVIRONMENT & 
SOCIAL VALUE



ESG Explained
Environmental, Social and Governance (ESG) concerns have wide-reaching impacts stretching beyond the 
organisational level. The actions of organisations have both indirect and direct social impacts on people, 
places and communities across the globe. Taking responsibility now, with clearly defined action plans can 
make for a better tomorrow.

• Climate change risk and resilience

• Resource depletion and efficiency

• Waste and pollution

• Zero carbon

• Biodiversity

• Health and well-being

• Customer satisfaction

• Community engagement

• Supporting SMEs

• Diversity and inclusion

• Staff retention

• Policies and procedures

• Meeting Government guidelines
and regulations

• Board diversity and structure

• Governance structures

ENVIRONMENTAL

How does the company act 
as a steward of nature? How 
do its activities directly and 

indirectly impact the 
environment? 

GOVERNANCE

The organisational
decisions made behind

closed doors

SOCIAL

How does a company 
manage relationships 

with employees, 
customers, suppliers, 
and the communities 

where it operates?



The Climate Challenge
Which five main local interventions for towns and shopping centres do you believe will most help 
address the UK’s pledge to tackle climate change over the next ten years?

.

Key Interventions 2021 2020
Change in

Rank

1. Improve public transport networks 66% 31% ↑

2. Carbon zero buildings 53% 35% ↑

3. Provide infrastructure to allow transition to electric vehicles 53% 41% ↓

4. Promote (10-15min) walkable neighbourhood concept 44% n/a
-

5. Infrastructure to promote healthy and active travel 44% 25% ↓

6. Improved public realm / green spaces / tree planting 44% 19% ↑



LOOKING FORWARD:
Are there reasons to be 
Cheerful?



5%

44%

25%

24%

Things Can Only Get Better ....  Can’t They?

Thinking ahead to 2025, how do you feel about the futures of the towns and high streets 
you are currently operating in, or engaged with?

Optimism was returning at the end of 2021.

• Just under half of survey respondents (49%) 
indicated they felt at the very least 
OPTIMISTIC.

• This is up from 38% in 2020 / but down from 
65% in 2019.

• Interestingly, public sector respondents 
appear to be more positive about the future.  
Some 60% were optimistic about the future, 
compared with 44% in the private sector.

Very Optimistic

Optimistic

About the Same

Pessimistic

Very Pessimistic



What have we Learnt?
• Establish strong leadership and governance

• Involve communities and stakeholders from the start

• Develop robust evidence-based visions and investment
strategies

• Repurpose unviable retail & office space, & shopping centres

• Replace with more flexible and diverse uses

• Introduce new homes with different tenures

• Invest in new physical/digital infrastructure

• Plan for more active modes of travel

• Restore civic and community pride

• Create beautiful, green, attractive buildings and places

• Build on the “walkable neighbourhood concept”.





"I know of no single formula for success, but over 
the years I 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 II address to the United Nations, July 2010
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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.
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