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SCOPE OF PRESENTATION

4. WHAT HAVE WE LEARNT?
2.  WHAT ARE THE OPPORTUNITIES 

FOR TRANSFORMATION?

1.  WHAT ARE THE ISSUES & 
CHALLENGES

3.  WHO SHOULD LEAD & FUND  
TOWN CENTRE REGENERATION?
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ADVISING AT EACH STAGE OF THE 
REGENERATION LIFECYCLE
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OUR CLIENTS INCLUDE
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TOWN & SHOPPING CENTRE ADVISERS
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RESEARCH & THOUGHT LEADERSHIP

https://www.lsh.co.uk/explore/research-and-views 

https://www.lsh.co.uk/explore/research-and-views
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OUR RESEARCH PARTNERS
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RESPONDENT PROFILE & ROLES
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A PERFECT STORM

Online Sales @ 26%

408 stores / 12,500 jobs
2 warehouses /  300 jobs

Interest rates @ 5.25%
Inflation @ 6.7%

Retail Park Vacancies @ 9%

High Streets Vacancies @14%

Shopping Centre Vacancies @18%

UK gross debt @£2.5bn1 
(100% of GDP)

Footfall c.15% down from 2019

Sources: include Local Data Company & Springboard

Notes: 1 @2023 (Q1)
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RISING OCCUPANCY COSTS
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TOO MUCH RETAIL
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RESPONDING TO THE CLIMATE CRISIS

TOP FIVE KEY INTERVENTIONS 
2023 2022 2021

CHANGE IN 
RANK 

(2021- 2023)

Improve public transport network 70% 66% 31% ←→

Provide more infrastructure for electric vehicles 43% 53% 41% ↑

Provide infrastructure for healthy and active travel 43% 44% 25% ↑

Prioritise retrofitting over demolition/rebuild 43% N/A* N/A* N/A

Improve building energy efficiency 42% N/A* N/A* N/A

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?
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WHAT ARE THE 
OPPORTUNITIES 

FOR 
TRANSFORMATION 

& GROWTH?
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BUILDING TOWN CENTRE RESILIENCE
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?

30%

23%

25%

37%

61%

17%

24%

38%

48%

72%

0% 10% 20% 30% 40% 50% 60% 70% 80%

Flexible turnover rents and/or lease structures

Reduce car parking costs and/or more free parking

Improve town centre environment/public realm/green spaces

Increase the supply and mix of housing in town centres

Redevelop/repurpose vacant retail space for other uses

2023 2022
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OPTIMIUM CRITICAL MIX OF 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?
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What is the one critical ingredient for enabling town centre residential development 
opportunities?

40%

14%

14%

10%

9%

7%
6%

Placemaking and masterplanning

Implementing planning permissions swiftly

Engagement with communities and local authorities

Site assembly

Mix of tenures

Public realm

Other

ENABLING TOWN CENTRE LIVING
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NHS COMMUNITY DIAGNOSTIC CENTRES

• The Mall, Wood Green Shopping Centre – 

• The Glass Works, Barnsley – part of wider town centre 

redevelopment.  Services include ultrasound, X-ray, breast 
screening, phlebotomy and bone density scans. Open 7-days 
a week.

• Dolphin Centre, Poole – Dorset Health Village in the 

former Beales store.  Brings together primary, community 
and secondary care as well as local health support teams.

• St George’s Shopping Centre, Gravesend - NHS 

ultrasound clinic offer patients a seven-day service.

• Victoria Shopping Centre, Southend - 
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CORBY – RAISING EDUCATION, SKILLS & CONNECTIVITY

Long term vacant building in town

New 6th Form College
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MAKE OUR CENTRES ENTERTAINING & FUN
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PLANT, GREEN & REWILD

Gloucester City Centre Harrow Town Centre

1. Aesthetics – creating beautiful 
places & spaces

2. Air purity

3. Temperature control

4. Noise reduction

5. Oxygen

6. Water management

7. Psychological health

8. Physical health

9. Privacy

10. Economic benefits

11. Wildlife

12. Light pollution

Hammersmith
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REPLACING BLANDSCAPE
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REPLACING BLANDSCAPE WITH LANDSCAPE
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TURNING THE IMPOSSIBLE …
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INTO THE ART OF THE POSSIBLE

The Broad Marsh Green Heart vision aims to reconnect Nottingham's ancient streets with a green space at its heart
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DELIVERING THE VISION

"put the 'marsh' back to the Broad 
Marsh, by introducing new urban 

wetlands"

The Nottingham Caves (“hidden gems of 
the City”)  uncovered & opened up as a 

major attraction, with a hotel above.
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SHOPPING CENTRE FUTURES
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WHO SHOULD       
LEAD & FUND                        
A TOWN CENTRE 

RENAISSANCE?
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WHO SHOULD LEAD THE RENAISSANCE?
Who do you think should lead the transformation and renaissance of our towns and high streets?
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HOW IS THE RENAISSANCE BEING FUNDED?
How do you intend to fund your key regeneration / development projects over the next five years?
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GOVERNMENT-BACKED CAPITAL FUNDS
(£)ObjectiveFund

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

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

£4.8bnSupports investment in three key areas – (i) local transport projects; (ii) town centre / 
high street regeneration; and (iii) cultural and heritage assets. 

Levelling Up Fund (2020)

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

£220mTo prepare for the UK Shared Prosperity FundUK Community Renewal Fund (2021)

£22bn Investment in infrastructure assets that drive regional and local economic growth or 
support tackling climate change.

UK Infrastructure Bank (2021)

£2.6bnSucceeds 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.

UK Shared Prosperity Fund (2022)
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2023 UK VITALITY INDEX
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WHITHER TOWN CENTRE INVESTMENT?

• Different funds are fragmented

• Significant resource/time/cost incurred by local authorities

• Funds are short-term / need to be spent by 2024/25. 

• Project costs have increased significantly

• Limited prospect of match funding from the private sector 

• Need a joined-up approach - long-term/patient funding.  

• Devolution could help.
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WHAT HAVE WE 

LEARNT?
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REASONS TO BE CHEERFUL?
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?
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DELIVERING SUCCESSFUL TOWN CENTRES
• Leadership and governance

• Stakeholder and community engagement

• Market-facing evidence-based visions and strategies

• Repurpose/Redevelop unviable retail/office & shopping centre space

• More flexible and diverse uses

• New & affordable homes with different tenures

• Invest 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
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Details of Lambert Smith Hampton can be viewed on our website www.lsh.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 reliance or use 
thereof. All rights reserved. No part of this publication may be transmitted or reproduced in any material form by any means. electronic, recording, mechanical,

photocopying, or otherwise, or stored in any information storage or retrieval system of any nature, without the prior written permission of the copyright holder, except in accordance with the provisions of the Copyright Design & Patents Act 1988.

Warning: the doing of an unauthorised act in relation to a copyright work may result in a civil claim for damages and criminal prosecution.

DR STEVEN NORRIS

Executive Director

National Head of Planning, 
Regeneration + Infrastructure 
(PR+I)

M: +44 (0)7733 122 420

E: SNorris@lsh.co.uk

Steve is an Executive Director, National Head of LSH’s PR+I team, and also leads the Town Centre 

& Economic Regeneration team.

Steve has over 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.

http://www.lsh.co.uk/
mailto:SNorris@lsh.co.uk
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