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Interim Options Appraisal

Destination Niche Retail

A somewhat similar type of experience to an indoor market can be created in niche retail
destinations housed in new build or converted premises. The most successful formula is a
single shop or a range of small specialist retail units, probably food and craft oriented, in a
landmark building. The original retail-led proposals by Wharfside attempted to capture an
element of this type of retail experience alongside more mainstream brands.

Reghed in Cumbria is a combination of character shops (organic food, hand made
chocolates, books, art etc.) with eating and drinking, and permanent exhibitions. It has
become more successful as it has increased the quality of the retail. People like exploring
the building. It is a commercial venture by the company that runs the Westmoreland
Motorway Services but has received significant public funding.

Exhibit 13: Rheged, Cumbria

The Lakeland Plastics shop in Windermere is also an attractive destination store. Although
it is a purely commercial operation, the store has attraction elements like children’s play
area, internet, reading area, works of art. It provides a leisure experience. The restaurant
only looks out over a car park but the views through the glass and the curved structure
create interest and it is very popular.

Exhibit 14: Lakeland Plastics, Windermere
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These examples, although not city centre locations or listed buildings, show that niche
retail destinations can be commercially successful and that the retail offer can be
complemented by leisure and attraction elements.

Creative Workspace and Showcase

Centres for creative work or the creative industries are frequently housed in converted
buildings, either alone or alongside other uses. They come in many different guises and
can be managed and delivered by a variety of different organisations, such as artists
collectives, further and higher education institutions, social housing providers (live/work
space), private developers (e.g. Urban Splash and Urban Space Management), as well by
the public sector.

The needs of tenants, and the expected rental income, vary widely for different types of
workspace. This might range from messy studio space for artists, often in basic warehouse
accommodation or minimally converted buildings, to expensively equipped digital media
suites with 24 hour security, cleaning and internet access.

Leicester Creative Business Depot, on the site of the former city bus depot, is a useful
example because it has had a positive impact on the surrounding area as part of a wider
regeneration initiative and it has exceeded all expectations for income generation.

Exhibit 15: Leicester Creative Business Depot
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LCB Depot consists of 55 business units plus a hot desk/internet area, meeting rooms,
reception, café and learning suite, spread over two adjacent buildings in the Leicester
Cultural Quarter. The requirement for a rental return determined the nature of the space
and the tenants, who are a mixture of creative media and not for profit companies,
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cultural organisations, arts consultants, individual artists, graphic designers and a theatre
company. There is no messy space for visual artists.

The capital development cost £4.75 million. A revenue subsidy from Leicester City Council
was expected for the first three years but the LCB Depot actually reached a break event
state within 18 months. External grant funding supports outreach activities.

The Tobacco Factory in Glasgow is another example of creative workspace. WASPS is a
charity providing a network of 16 studio buildings across Scotland. WASPS intends to
become financially self sufficient. It currently receives 85% of its revenues from artist
rentals in addition to revenue grants from the Scottish Arts Council, Aberdeen City Council
and Glasgow city council.

The Tobacco Factory, WASPS’ flagship project, was developed at a capital cost of £2.2
million with 72% of funding provided by the Scottish Arts Council. It is a studio and events
complex providing:

e 77 studios for individual artists

e 3,000sq.ft of open plan work space for 26 ceramicists

e 1,400sq.ft of space for glass artists

* Residential flats, café and 4,000sq.ft of exhibition/events space.

Unlike Glasgow, Perth is not a major metropolitan centre with the attributes to attract
large numbers of creative professionals who create the demand for floor space in the
Tobacco Factory.

Public spaces

Nottingham Old Market Square is larger than the space occupied by Perth City Hall but as
a civic square in the city’s retail and leisure heart it shows the level of ambition that Perth
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should aspire to if it chooses to create a new public space. The enhanced square was re-
opened in 2007 following an investment of £7 million from UK public and EU funds.

In 2004 Gustafson Porter were appointed following a major international design
competition. Their design involved using granite flagstones and terracing for seating to
create a useable space to accommodate major events, parades, markets, concerts and so
on. Water features, flower beds and trees help to create a sense of fun and human scale.

Arriving in Old Market Square through the medieval streets of the city centre,
this great public space gives a sense of release and of welcome. It is
Nottingham's guardian space, a safe haven, a place to rest and regain energy,
to wait and to meet friends. It's a place to be temporarily distracted from the
routine of daily life, a place to enjoy spectacular cultural and civic events. It's
at the strategic heart of Nottingham, it's the space that connects many parts
of the city and it's a major pedestrian thoroughfare linking key city centre
attractions and destinations.’

® www. nottinghamcity.gov.uk/www/marketsquare/index.asp
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Quality public spaces are increasingly being incorporated within mixed use regeneration
schemes as an attractive environmental asset, a driver of footfall and ultimately a
contributor to increasing property values.

Bradford has directed significant amounts of public funding into its central public space in
the hopes of driving wider regeneration. The central focus of the masterplan is a large
new City Park designed by Will Alsop, including an iconic “mirror pool” feature and space
to accommodate major events for up to 10,000 people.

The development will cost in the region of £22 million. It is expected to drive significant
rental uplift at the surrounding properties, the Odeon Cinema and the Business Forest (a
400,000 sq ft planned office development surrounding the Park), in addition to
employment, image and cultural and social benefits.®

Exhibit 18: Bradford Mirror Pool

ANA ] TR k% !

A

On a smaller scale, Cabot Circus, Land Securities’ recently opened retail development in
Bristol, has a new public square at its heart, replacing a 1950s grid pattern retail
development.

The public space is surrounded by pavement cafes and is the focal point of Cabot Circus’
premium shopping precinct. It provides an excellent setting for the restored Dominican
Friars’ Buildings, the only historic element of the development, and helps to create an
overall sense of space and openness.

Swww.bradfordeconomy.com/projects/place/mirror_pool_city_park
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Exhibit 19: Cabot Circus, Bristol

Some lessons from the case studies

Usually the re-use or adaptation of a civic building is geared around the needs of
current users and/or bringing together other footloose civic, cultural or community
uses. Perth City Hall is more challenging than most examples of redeveloped civic
buildings because there is no existing tenant to be re-housed and no large scale
occupiers in Perth that would appear to be suitable anchor tenants

Perth does not have the advantage of a large site with development potential
surrounding the City Hall. The proposals for Hornsey Town Hall, for example, envisage
capital receipts for part of the site funding the refurbishment, and income-generating
activity in other parts of the site are projected to generate sufficient income to cover
loss-making community and cultural activities in the Town Hall itself

Historic civic buildings can provide prestigious city centre venues for conferences,
exhibitions and events. However, it is expensive to convert and equip older buildings
to the same standard as modern conference and hotel venues. Such buildings are also
expensive to maintain

Other conversion projects for civic buildings have encountered problems due to the
need to phase development if an entire funding package is not available upfront.
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Incomplete refurbishment undermines the quality and appeal of a venue to tenants,
commercial partners and consumers and can be environmentally unsightly

* The profile and history of the building is a potential asset. The City Hall will be valued
by people in the local community who will have memories of it. Public access and
interpretation or discounts for community groups who use its facilities would further
help to build good relations with the local community

e Local authorities often retain the freehold to civic buildings in order to protect their
heritage. However, the day to day management (or at least the catering business) is
sometimes contracted out. Given the nature of these buildings it is important to
incentivise leaseholders/managers to invest in ongoing maintenance and repair,
otherwise the physical structure will tend to deteriorate over time

* To generate income, the mix in refurbished civic buildings often includes some office
or enterprise space available to rent. In the examples we looked at, catering was also
an important income stream, especially if it is associated with conferencing facilities.
It is uncertain that facilities hire (and associated catering) could generate a
sustainable income stream in Perth City Hall.

We noted above that the major challenge will continue to be finding a viable mix of uses
for the City Hall. What these case studies have shown is that viability will more often than
not be determined by the scale and nature of the conversion for the desired mix. In many
cases re-use is only made possible by significant public sector or grant subsidy of capital
costs and in some cases of ongoing revenue costs.
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