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Executive Summary
Uncertainty remains about the impact of COVID-19 on the retail environment over the forecast period on a national basis. A base scenario is used for 
the purposes of this business plan, albeit with risks identified given continued uncertainty in respect of public health, the economy, and the associated 
restrictions and interventions.

Business Plan assumptions Risks

Lockdown status National lockdown ends in Q2 2021

No further lockdowns are predicted, and the sector and asset 
return to relative normality in trading throughout 2021/22

Further delays to national lockdown

Rolling regional lockdowns impact The Strand in later quarters, 
with delays to the sector and the asset returning to normal 
trading

Moratorium Moratorium on enforcement action is lifted in June 2021 Further delay to lifting of moratorium

Impact Non-essential retail is opened, and further restrictions lifted, 
in accordance with the government roadmap

Q4 & Q1 rent collection is heavily impacted and tenants 
continue to use the moratorium for the avoidance of rent. 
Assumption of some arrears to be written off.

The potential for further lockdowns remains which will impact 
rent collection throughout the business plan forecast period. 
The Strand would see decreased lettings and worsening 
leasing outcomes as both tenant failure and vacancies 
increase.

Poor consumer confidence and wider macroeconomic 
downturn would lead to a significant decrease in retail spend 
and the profitability of retailers will reduce.

Outlined below are the predicted annual net council returns for the three financial years from 2021/22 to 2023/24:

2021/22 2022/23 2023/24

BP £ -£2,088,979 -£584,015 -£964,073
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Key drivers of performance are:

 ■ Rent and service charge collection rates decreasing due COVID-19 and 
the associated write offs.

 ■ Assumptions relating to the moratorium on enforcement action.

 ■ Over 100 individual leasing events between now and the end of 
the business plan period (expiries, break options, assumed regears, 
stepped rents, rent reviews) and assumptions about the individual 
outcomes of these all drive performance. However, due to the 
structural change in the retail market which has been accelerated 
dramatically by COVID-19, the leasing market is currently weak and 
negotiating strength is predominantly held by the tenants.

 ■ Sefton’s ability to mitigate the impact of COVID-19 on The Strand 
including incurring defensive capital expenditure to protect against 
further tenant loss. Strategic investment and development with the 

future of the asset and the wider town centre in mind are also vital, 
and recognise the rationale for the acquisition of the asset by the 
council for regeneration purposes.

 ■ Several ‘second tier’ leasing events which include expiries / breaks with 
certain large tenants.

All the above is discussed further in this business plan.

Moreover, this plan includes not only potential mitigating actions in the 
event of realisation of certain risks identified above, but also an overview of 
the process through which the council will develop and implement the vision 
and strategy for the future of the Strand and the wider town centre, in line 
with the original objectives for the acquisition of the asset.

There is much work to do in respect of the finalisation, quantification 
and formalisation of that strategy and action plan, not least in respect of 
community and stakeholder engagement. Moreover, as this entire business 
plan reflects, there remains significant uncertainty in respect of the 
pandemic and its impact on the economy and on key sectors, including but 
not limited to retail. This strategy needs to capture learning over the coming 
years on the future of town centres, the world of work, the retail sector and 
customer behaviours, and much more.

However, the importance of this asset to Bootle and of its resilience to 
economic recovery in the town are recognised. Work is therefore underway 
on the canalside site adjacent to the Strand to develop a food, drink and 
leisure offer that will be open and hosting events during the current financial 
year, benefitting both communities and the Strand itself. This and further 
works will continue as the vision for the future of the Strand is progressed, 
working towards a future asset at the heart of Bootle Town Centre of which 
communities can be proud, which is environmentally sustainable, and 
which effectively captures future opportunities to deliver positive financial, 
economic and social outcomes for the Strand, for Bootle and for Sefton.
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Background
Sefton Council purchased the Strand Shopping Centre in Bootle in 2017 
and a 3-year business plan was agreed in August 2017. Ellandi LLP has 
been retained as Asset Manager and has been managing the centre since 
purchase. There have been various changes in the retail market since 
acquisition, notably the structural shifts in the market that have been 
accelerated by the COVID-19 pandemic which will be discussed further in 
more detail later in this document. COVID-19 and 
the implications of the Coronavirus Act have been 
challenging for the whole retail sector, including 
for The Strand, and as a result the projected 
returns to the Council have been negatively 
impacted.

The centre generated a surplus of £1m which 
has supported the council budget in 2018/19 
and 2019/20, but a deficit is predicted across the 
business plan period. A programme of remedial 
measures has been put in place, together with 
Ellandi and Savills, to help improve this position 
including service charge savings, increasing the 
number of charity lettings, and reducing the 
marketing and promotional budget. Work also 
continues at pace on strategic planning for the 
future of the asset.

The business plan and associated risk assessment 
derive from analysis of sensitivities around rent 
andservice charge collection rates, and the 
extension of the moratorium on enforcement 

action. Operational reporting will provide regular updates to this analysis 
as the regulatory and legislative environment is expected to change, but 
uncertainty remains at the time of writing. This business plan explores 
further in detail the implications of COVID-19 on The Strand and attempts to 
review the options to mitigate this impact and build a town centre that is fit 
for purpose to serve its local community.
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Retail Market & Trends
The national retail market has gone through a period of structural change 
since Sefton Council’s acquisition of The Strand Shopping Centre, which has 
been further accelerated by the impact of the pandemic. The retail market is 
continuing to evolve, and set out below are some of the challenges that this 
presents.

The market has seen significant polarisation over the past 5 years. Pre-
pandemic, the successful retail market was divided sharply with modern, 
large, destination type retail centres like Westfield, Bluewater, and 
Lakeside at one end of the market. These are used less frequently but 
have high basket spends and are often bolstered by leisure, food and 
beverage operators. At the other end of the polarised market are the 
smaller community centres. These are local schemes that fulfil a needs and 
convenience function for their shoppers, do not rely as heavily on fashion 
and are used regularly with typically lower basket spends. The impact of 
COVID-19 on the retail market is still to be fully understood, however what 
has become clear is a rise in “localism”, where shoppers use their local 
centres more and travel less frequently to city centre or destination retail 
locations. If this trend continues, we should see a positive impact on retail in 
The Strand and on Bootle Town Centre.

There has been a fundamental shift in the retail market; retailers are trying 
to downsize their portfolios using the pandemic as a backdrop. Retailers 
seem increasingly prepared to vacate schemes and towns entirely.

In historic property market cycles, it would have been possible to predict 
that once the market recovered and spending power increased with 
turnover and profitability on the rise, retailers would return to towns that 
they previously would not consider. If weaker retailers were removed from 
the market through Company Voluntary Arrangements (CVAs), this could 
create an argument for a resurgence in the strength of traditional retail 

destinations. However, the current retail market is not seen as the low point 
in a cycle, more a fundamental shift in shopping patterns and behaviours 
that have profoundly influenced retailer decision making, and a shift back to 
the decision patterns of the past 5-10 years is not expected.

Key trends in the occupational and consumer 
led retail market (including learnings from 
other retail schemes in the Ellandi portfolio):

Footfall
 ■ Occupiers at The Strand have been subject to various national rules 

relating to the closure of non-essential retail and limiting operations 
to click-and-collect or takeaway in various guises over the past 12 
months.

 ■ As non-essential retailers were forced to close in late March 2020 and 
again in January 2021, footfall across the Ellandi portfolio dropped 
significantly. Bootle was no exception to this, and footfall was broadly 
in line with the Ellandi average due to the prevalence of essential 
retailers in the scheme which is replicated across their portfolio of 27 
majority community shopping centres.

 ■ The centres that saw bigger declines in footfall tended to be city 
centre locations, or fashion and leisure led ‘destination’ shopping 
centres.

 ■ Community schemes have overall consistently outperformed the UK 
retail average as regional centres have felt the impact of large-scale 
store closures.

 ■ While footfall across the UK in the 12 months from March 2020 saw 
an average decline of -67.4%, community assets experienced a less 
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pronounced drop in footfall of -54.5% for that same period and The 
Strand showed resilience to declining footfall in the category with an 
average decline of -38.5%.

 ■ Despite footfall levels continuing to track below 2019 levels, the Ellandi 
portfolio and Bootle have continuously outperformed the national 
benchmark since March 2020.

 ■ While local restrictions and curfews have had a devastating effect on 
leisure and hospitality and with many office blocks still empty and 
much of the public avoiding public transport, footfall is not returning 
to towns and city centres, whilst local and grocery anchored shopping 
centres and retail parks continue to recover.

 ■ With continued demand for locally accessible everyday retail and 
amenities, Bootle has been well placed to capture local resident trade.

Consumer behaviours

 ■ The November lockdown caused the UK’s GDP to contract by 2.6%, 
according to the Office for National Statistics (ONS).

 ■ December’s rate of inflation doubled, rising to 0.6%, driven by higher 
travel costs and Covid disruption, according to the ONS.

 ■ According to data from Barclaycard, consumer spending in January fell 
16.3% YoY, the largest annual drop since spring 2020.

 ■ Peak visit days in Bootle are now predominantly during the week as 
visitors look to avoid weekend trips and more residents having the 
flexibility to do so with an increased number of the population working 
from home. This is mirrored in the Ellandi benchmark data.

 ■ Changes in visitor behaviours highlight the increasingly purpose-
focused nature of trips made by visitors to Ellandi schemes. While 
dwell time has decreased by 30% on average, visit frequency has 
increased from the equivalent average of 20 visits per annum to 25.

 ■ While many people continue to work from home the population 
continue to avoid larger retail destinations and town centres in favour 

of local retail and amenities.

 ■ As a result, while many schemes in the Ellandi portfolio have seen a 
decline in visitors from further afield with visitor catchments shrinking 
by 18% in radius on average, visits from local postcodes near centres 
have seen an increase of up to 100% in some locations.

 ■ Compared to Bootle, Liverpool has suffered a far more pronounced 
impact on visitor behaviours, with an average footfall decline of 63% 
and a shrinkage of catchment radius of 42%, with a significant loss 
in visits from residents who live nearer to local town centres and high 
streets.

Retail Sales

 ■ In December, total retail sales increased by 1.8% as shoppers spent 
more in the run-up to Christmas.

 ■ Like-for-like sales for the month were up 4.8% as overall sales were 
still affected by restrictions and temporary closures.

 ■ 2020 total retail spend fell 0.3% year-on-year, with non-food sales 
falling 5% and food sales up 5.4%.

 ■ Unsurprisingly, grocery spend was particularly robust, with 17.3% 
year-on-year (Y-o-Y) growth, while discount store sales grew by 21.5% 
and furniture store sales by 11.6%.

 ■ At the other end of the spectrum, spending in department stores and 
clothing shops fell by 15.2% and 7.3% respectively.

 ■ Due to increased lockdown measures, hospitality and leisure spend fell 
by 50.0%, which dragged overall consumer spending down by 2.3% for 
the month.

 ■ Retail sales in the UK grew 1% in February, compared with the same 
period last year, in a sharp reverse of a 1.3% contraction in January. 
Data from the BRC-KPMG Sales Monitor showed much of this growth 
was driven by a rise in online, particularly in non-food categories, with 
non-essential online sales soaring 82.2% in February. The uptick in 
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sales is clearly encouraging, and an indication that the roadmap to 
reopening has boosted consumer confidence and prompted a mini 
boost in spending on non-food items.

 ■ Looking forward, the Office for Budget Responsibility (OBR) now 
expects a ‘swifter and more sustained’ economic recovery due to 
the success of the UK’s vaccine programme. While there remains a 
considerable amount of economic uncertainty, the Government’s 
independent forecaster expects growth of 4% this year and 7.3% in 
2022, which would see the economy hit its pre-pandemic level by the 
middle of next year - six months earlier than previously estimated. The 
OBR also reported that UK households have built up savings of around 
£180bn in the past year, and forecasts that around a quarter could 
potentially be spent once restrictions are lifted, driven by a ‘degree of 
euphoria’ among consumers.

 ■ No turnover detail from retailers in Bootle is available at the time 
of writing, with many of the teams on furlough or too stretched to 
provide proper information, but anecdotally many are still struggling 
with trade down on this period last year. Some of the fashion retailers 
have reported poor trade.

 ■ Another anecdotal report from Bootle is that whilst stores are seeing 
footfall down year on year, some are noting that conversion rates are 
much higher – shoppers are making purposeful trips to buy what they 
need, or perhaps have identified online before they visit.

 ■ While trading conditions remain challenging, some retailers are 
navigating their way through the crisis relatively successfully by 
finding ways to adapt their operations to changing consumer 
behaviours. They are doing this by embracing innovation and 
technology (which includes trialling new concepts and formats) and 
accelerating the move towards omni-channel fulfilment models.

Retailers

 ■ The recent collapse of major retailers such as Debenhams and Arcadia, 
plus potential further closures, will accelerate the supply reset that the 
industry is perceived to need.

 ■ According to the BRC- Local Data Company’s latest vacancy monitor, 
rates rose to 13.7% in the last 3 months of 2020. Some of the space 
will find viable retail replacements, from discount operators such as 
B&M and Home Bargains, and stronger fashion retailers such as Zara, 
Frasers Group and JD Sports.

 ■ Other space could be repurposed into ‘experiential leisure’, with firms 
anticipating pent-up demand for social activities once lockdown 
restrictions end.

 ■ Looking ahead, an increase in the conversion of current retail schemes 
into other non-retail uses is expected, be that residential, logistics, 
alternatives (data centres for instance), or public use such as green 
space, with successful repurposing will be driven by local market 
dynamics.
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UK Shopping Centre Investment Market
Prior to the Covid-19 pandemic, the UK shopping centre investment market 
was already at record low levels of transactional volume. Around £500m of 
assets transacted in 2019 (excluding super-prime London and debt trades), 
compared to a 10-year average of around £3.5 billion. Structural change in 
the retail sector had combined with uncertainty relating to the UK General 
Election and Brexit process, contributing to weaker market sentiment and a 
reduction in pricing and liquidity.

Shopping centres are one of the most affected commercial property sub-
sectors from the Covid-19 crisis, causing transactions to reduce further as 
lockdown took effect in March. Excluding the £138m sale of 
Kings Mall in London in January, around £300m of shopping 
centres transacted in 2020. Seven of these 17 transactions 
were sold to councils.

Many deals agreed prior to lockdown have remained “on 
pause” since. Despite the disruption, the limited number of 
sales which have gone on to complete successfully during 
and after lockdown generally fall into three categories 
– council acquisitions, grocery anchored and residential 
development assets, and smaller assets sold to cash buyers.

Market activity indicates that a select number of shopping 
centres continue to receive a degree of buyer interest, despite 
Covid-19 and macro challenges. However, assets outside of 
the above three categories are viewed as largely illiquid until 
some clarity can be found following Covid-19 disruption.

In general, traditional lenders are currently all but closed for 
new business in the shopping centre space. This lack of debt 
will inevitably feed into pricing as the market finds its clearing 

level, without the leverage required to support opportunistic returns. 
Where stapled finance can be made available to buyers this is expected to 
significantly aid liquidity.

A limited, but growing, pool of highly opportunistic buyers remains 
interested in the space, but many are taking a “wait and see” approach 
while Covid-19 disruption continues. They are likely to be highly selective 
about the assets they target, conservatively “pricing in” downside risk 
while seeking an opportunistic return. This is likely to have a significant 
impact on initial yields, particularly where alternative uses are largely 
unviable, where there is material over-renting / over-spacing of retail, and/
or there is a high degree of income risk.
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Enforcement Action & Insolvency Impact
Provided below is a summary of the three key insolvency events: CVAs, 
administrations and liquidations for reference.

Company Voluntary Arrangement
This is a legally binding agreement with a company’s creditors to allow a 
proportion of its debts to be paid back over time. 75% of the creditors, by 
value, who vote need to support the proposal. Once the proposal has been 
approved then all unsecured creditors are bound by the arrangement. The 
company can carry on trading as normal and the directors remain in control. 
The CVA is monitored by a supervisor who must be a licensed insolvency 
practitioner. The arrangement usually lasts for 3-5 years.

Administration (looking for a buyer/investment 
and/or disposing of stores)
Often a voluntary process initiated by its directors when a company is 
experiencing financial or operational difficulties, administration effectively 
means a licensed insolvency practitioner (IP) assumes management of a 
business in the short-term going forward. An administration can also be 
imposed by shareholders of a business if they feel their capital may be at 
risk. Administration is not a long-term solution in itself, instead it provides a 
company with breathing space during which time it is given protection from 
creditors who may be threatening to begin legal action to recover outstanding 
debts, a legal stay is known as a ‘moratorium’. During the time the company is 
in administration, the appointed IP is required to act in the best interest of the 
insolvent company’s creditors as a whole and will need to consider whether the 
company has the potential to trade successfully in the future (often following a 
period of restructuring, investment or after a sale), or whether its problems are 
unfortunately insurmountable and therefore it needs to be liquidated.
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Impact of retail trends on The Strand
Impact of insolvency activity on The Strand

The Strand has been impacted by the increase in insolvency activity in the 
retail and F&B sector since Sefton’s acquisition.

Post COVID-19 there have been several key insolvency events, but only three 
that have impacted The Strand. 

The Strand has been isolated from many of the post COVID-19 insolvency 
events including major fashion retailers. In addition to these high-profile 
fashion failures, significant amount of the CVAs and administrations have 
been in the casual and fast dining sector. Further insolvency events are 
expected in 2021 as the various support packages available to retailers from 
government potentially come to an end.

Current trading conditions are difficult for many of The Strand’s occupiers. 
This is a national issue, and The Strand has not been immune from this 
pressure. Key sectors that have been impacted by COVID-19 include:

 ■ Travel

 ■ F&B

 ■ Hospitality

 ■ Car parking

 ■ Commercialisation

 ■ Betting and gaming

 ■ Fashion and other non-essential traders

Prudent assumptions have been against these sectors in the financial 
modelling. There have been retail sectors that have benefitted from the 
impact of covid-19, as discussed above. Where relevant this has been 

reflected in modelling, albeit with reasonably conservative assumptions 
against these occupiers where they are represented in The Strand. There 
are several tenants within The Strand which are at a higher risk of future 
insolvency events. We consider these to be high risk due to several factors: 
underlying weakness in their business model, sectors that have been 
particularly hard hit by COVID-19 or those that Ellandi consider are taking a 
cynical approach to managing their business liabilities.
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Liquidation (ceases to exist)
Liquidation is the process of bringing a business to an end and distributing 
its assets to claimants. It is an event that usually occurs when a company 
is insolvent, meaning it cannot pay its obligations when they are due. It 
often follows the culmination of many months of financial distress when 
the possibility of a successful turnaround has been extinguished. As 
company operations end, the remaining assets are used to pay creditors and 
shareholders, based on the priority of their claims.

So far 5,318 units have been through an insolvency procedure in 2020, spread 
across 138 brand fascia’s and 85 holding companies. This is more than the 
whole of each of the previous two years (4,017 units & 4,283 units in 2019 & 
2018 respectively).1

2020 insolvency activity by asset class
The in-town market has seen the largest impact in 2020 with high street 
stores (37%, 1,992 units) and high street shopping centres (23%, 1,235 units) 
collectively accounting for 60% of all insolvency activity. This compares to 32% 
of units for the out-of-town market and only 4% for regional shopping centres. 
In-town has also seen the most closures (890 units across the high street and 
high street shopping centres) compared to 191 for the out-of-town market.2

1  Source: Savills Insolvency Impact Analysis – October 2nd, 2020

2  As above

2020 insolvency activity by retail sector
Fashion is the sector that has seen the most insolvency activity in 2020, 
accounting for 2,322 units, 44% of all those that have undergone a either 
a CVA, administration or liquidation this year. Leisure accounts for over a 
quarter (29%) of all units to have entered an insolvency process in 2020, 
compared to only 6% the previous year. With much of the leisure sector 
unable to trade at all during the lockdown and the sector seemingly being 
the last to see some return in consumer traffic, it is unsurprising the sector 
has seen an increase in brands facing financial difficulty, particularly as the 
industry is service led and much less able to serve consumers online. Mass 
market retail has seen the most activity (55%) however, it is important to 
note that the proportions across the spectrum are broadly reflective of the 
division across the entirety of the UK’s provision.3

3  As above
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Income Forecasts
Net income summary
The business plan is based on the following assumptions, recognising the risks identified herein:

Business Plan assumptions Risks

Lockdown 
status

National lockdown ends in Q2 2021

No further lockdowns are predicted, and the sector and asset 
return to relative normality in trading throughout 2021/22

Further delays to national lockdown

Rolling regional lockdowns impact The Strand in later quarters, with 
delays to the sector and the asset returning to normal trading

Moratorium Moratorium on enforcement action is lifted in June 2021 Further delay to lifting of moratorium

Impact

Non-essential retail is opened, and further restrictions lifted, 
in accordance with the government roadmap

Q4 & Q1 rent collection is heavily impacted and tenants 
continue to use the moratorium for the avoidance of rent. 
Assumption of some arrears to be written off.

The potential for further lockdowns remains which will impact rent 
collection throughout the business plan forecast period. The Strand 
would see decreased lettings and worsening leasing outcomes as both 
tenant failure and vacancies increase.

Poor consumer confidence and wider macroeconomic downturn would 
lead to a significant decrease in retail spend and the profitability of 
retailers will reduce.

The following net output to Sefton over the next 3 years for the two scenarios:

2021/22 2022/23 2023/24
BP -£2,088,979 -£584,015 -£964,073
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Financial Business Plan - Key Assumptions
A forensic review of the letting assumptions in the business plan has been 
undertaken by Ellandi in conjunction with Barker Proudlove, the retained 
letting agents on the centre.

Considering the impact of Covid-19 on retail and the acceleration of pre-
existing structural change in this sector, it is appropriate to review the 
assumptions made in the previously agreed business plan for The Strand. 
Significant future capital investment in the malls is not assumed in the 
modelling at this time, given continued economic and sectoral uncertainty, 
but strategic planning for the future of the asset continues to progress.

The new business plan assumptions have been made on a line-by-line 
basis with detailed knowledge of likely occupier demand, the nature of 
the individual units and the resulting outcomes in terms of likely void 
periods, rent, rent free and capital contribution assumptions. The revised 
business plan continues to avoid a heavy reliance on traditional Zone A 
(ZA) rental evidence and tone. Rent assumptions have been made based 
on affordability and total occupational costs which has become a much 
more relevant metric for retailers is generally the basis of new lettings and 
renewals across community shopping centres. Total occupational costs 
include business rates, service charge, insurance and rent payable. Rent is 
the only cost of these four where there is any flexibility and as such is under 
pressure in the current environment. Retailers use this figure, rather than 
solely focussing on rent, when they appraise the profitability and viability of 
stores. Whilst retailers are 100% exempt from paying business rates to 30th 
June 2021, with a subsequent 66% exemption to 31st March 2022 (up to a 
total of £2m) this is potentially encouraging operators to continue to trade 

to the summer and there are risks of vacancies after this date.

UK retailers are under a series of cost inflation pressures that have 
threatened profit margins and decreased profitability. The rise in online 
shopping is a threat to fashion-led retail and this is not a challenge just 
for Bootle. However, there are other cost increases that have significantly 
impacted on margins including rises in business rates, the national living 
wage, import price inflation due to drops in the value of sterling and 
uncertainty surrounding Brexit. Retailers are not able to pass these cost 
increases on to consumers, many of whom are facing reduced household 
disposable income. They therefore focus on non-fixed costs, one of 
which is the cost of property, including rent and service charge. Even pre-
covid, landlords were in such a weak bargaining position that retailers 
have been able to use their relative strength to reduce rents and service 
charge outgoings at lease events. Post covid-19 this trend has only been 
accelerated. Now that property costs are such a relatively low percentage 
of retailers overall cost base, we are seeing other factors dominate their 
decision making. Property economics are less and less relevant to a retailer’s 
spatial strategy and decision making.

Summary of expiry profile
A summary of the centre’s expiry profile is set out below, with 58.9% of 
income due to expire over the coming five years. 36.1% of the income is 
due to expire within the business plan period, which results in a significant 
number of lease renewal transactions assumed over the period.

The current weighted average unexpired lease term (WAULT) of The Strand 
is 5.8 years to expiry, 2.4 years to break.
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Rent and service charge payments
Arrears
A line-by-line analysis of all outstanding rent and service charge arrears for 
this period has been undertaken. Assumptions are based on a combination 
of factors including the following:

 ■ Consideration of whether the tenant is a national/multiple or a local/
regional/sole trader.

 ■ Was the tenant an ‘essential retailer’?

 ■ Did the tenant open for trade in June, and have they been able to 
trade in any way through the second and third lockdowns?

 ■ Knowledge of tenant financial strength

Rent arrears where uncollectable may need to be written off. Service charge 
arrears will need to be funded to top up the service charge account. This 
has been allowed for in cashflow where assumed that service charge will 
have to be written off. The service charge repayments are not reflected in 
the payment plan cashflow as this is not income due to Sefton, rather the 
service charge fund.

Of the rent arrears, the remainder is assumed for collection by agreeing 
payment plans. Varying assumptions are applied which feed into payments 
plans based on the age of the debt. As such the payment plans taper off 
throughout the 2021/22 financial year.

Several tenants are choosing to pay their liabilities monthly to aid with 
cashflow, even if not explicitly provided for in their leases.

It should also be noted that a substantial proportion of arrears are with 
major retail chains who remain financially stable and have remained open 

throughout the pandemic. This is the case nationally across the sector. 
Approach to tenant engagement and any enforcement action will be 
according to a case-by-case approach.

Moratorium on enforcement action
With the impact of Covid-19 on the economy in April 2020, central 
government introduced the Coronavirus Act which included various 
provisions to protect businesses. This included a moratorium on 
enforcement action. Landlords cannot invoke commercial rent arrears 
recovery (CRAR), wind up businesses or issue statutory demands for unpaid 
sums. This moratorium was initially intended to cover March -June 2020 
but has since been extended to September 2020, 1st January 2021 and 
subsequently to 30th June 2021. In our base case it is assumed that this is 
lifted in July 2021.

Monitoring of government guidance continues, and enforcement action 
will be sought against tenants believed to be able to pay, as and when the 
moratorium is lifted.  Actions and legal proceedings elsewhere in the UK are 
being monitored to understand implications for the Strand.

If the length of the moratorium were extended, arrears could continue 
to build. This comes with an increased risk that the tenants do not set 
aside these increasingly large sums. In order to allow for future sensitivity 
analysis, different collection rates have been applied, and write offs 
relating to those collections depending on the nature of the tenant. If no 
enforcement action can be taken in the business plan period, significantly 
worse collection rates would be expected.
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Vacancies
 ■ The current retail market is very challenging and there are very few 

new entrants into the UK market. Most of the activity evident is related 
to lease extensions, regears or relocations.

 ■ However, proactive engagement continues to secure new tenants to 
address vacancies in the asset.

 ■ There are currently 14 vacant units in The Strand, of which 12 would 
be considered ‘standard’ retail units, which comprise 6% of the total 
area.

 ■ Total vacancy across the site, including all vacant areas, equals 13% of 
the total area.

 ■ The national shopping centre vacancy rate is currently 14.3%.

Repairs and Maintenance
A planned and preventative maintenance (PPM) survey was undertaken in 
2019 via the service charge as is best practice every 3-5 years. This survey 
highlighted work required in the malls as much of the mall finishes and 
lighting are no longer economical to repair and require replacement. It 
was intended that the service charge PPM budget would be used where 
justifiable and appropriate to undertake some of this work.

Part of the service charge will be allocated to repair works. The intention 
was to focus on areas of the centre with the highest levels of vacancies and 
temporary lettings, excluding The Palatine, and would have delivered the 
modernisation of Mons Square, the refurbishment of The Hexagon and the 
refurbishment of The Esplanade, leveraging better leasing outcomes across 
these areas.

As a result of covid-19 and the reduced service charge collection rates, 
an emergency service charge budget was implemented at The Strand, 
reducing it by 40%. To achieve this, all non-urgent or emergency health and 
safety PPM work were put on hold. The refurbishment work has fallen into 
the non-essential category of work and is currently on hold. Until service 
charge collection rates improve there is not enough money in the service 
charge fund to pay for these works. This will not improve tenant confidence 
in the shopping centre as previously hoped, however in light of the current 
situation it is expected that tenants would prefer that service charge 
budgets are kept to a minimum.

The work on hold is not discretionary and will be undertaken at some point 
in the future.

Short-Term Mitigation Options
If it becomes clear that the risks identified are materialising, radical and 
proactive steps may be required to mitigate the impact of these on The 
Strand. Full business cases will need to be prepared for these options and 
have not been fully costed or appraised to date, but these options will be 
kept under review as part of operational management reporting. These may 
include closure of parts of the Strand, temporary lettings, service charge 
reductions, and further fee reductions.

Work also continues in engagement with potential occupiers and partners, 
notably in the health sector, to minimise vacancies, increase footfall and 
maximise community usage. Moreover, evaluation of options for vacant 
units that align with longer-term strategy (e.g. leisure uses) will continue.
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Opportunities for The Strand
There are several key options available to Sefton Council to mitigate the 
impact of the pandemic and of change in the sector on The Strand, and 
to use the role as landlord and Local Authority to catalyse an exciting 
development opportunity for The Strand and the wider community. This was 
the original premise of the acquisition. Accelerated structural shift in retail 
post covid-19 means that town centres require proactive intervention to 
ensure they remain relevant and purposeful spaces for their communities. 

As landlord, Sefton Council can take an exciting, medium- to long-term 
vision for the Strand, which the private sector would not be able to. 

This will result in better outcomes for our communities, and ultimately in 
improved return on financial investment. 

The council continues to progress vision, strategy and action plan for the 
future of the Strand, of the town centre, and the whole of Bootle. This 
process will continue to be delivered collaboratively with communities 
and stakeholders, including through the Area Action Plan process now 
underway.

Redevelopment Opportunities
Sefton has a clear vision for the borough, and for the town, as formulated 
in the Sefton 2030, Bootle Town Centre Investment Framework 2016 and 
the Strand Vision 2035 documents. The Area Action Plan work presently 
underway will also support this. The Strand needs to become a desirable 
location for residential, education and business uses by introducing a 
variety of new offerings including leisure, culture, restaurants, health and 
community activities, and public space. 

The Strand of the future needs to be better configured and to provide the 
following attributes:

 ■ Open plan design

 ■ Integrated into the rest of Bootle town centre and the surrounding 
area.

 ■ Reduced retail footprint

 ■ Introduce alternative uses including a focus on culture, F&B, leisure 
and extending the evening economy.

 ■ Provide a town square with quality public realm.

 ■ Be open to the canal and take advantage of the waterside setting.

 ■ Provide better links to Washington Parade and Stanley Road

The future of The Strand must be:

People First
A plan developed through 
consultation and engagement 
with communities, delivering 
positive economic, social and 
environmental outcomes for those 
communities

Connected
Building on proximity to Liverpool 
and to the new Everton FC stadium, 
and on strong transport and digital 
connectivity

Green
An environmentally-sustainable 
asset that aligns with Sefton 
Council’s strategy for climate 
emergency

Resilient
A diversified proposition that 
complements the wider town centre 
offering and is regionally competitive 
through its distinctiveness
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There are several immediate priorities for the repurposing of The Strand. Bootle town centre needs to take advantage of the opening of the new Everton 
Football Club stadium at Bramley Moore Dock in the coming years, while recognising the current and anticipated changes in retail and in the world of work.

Bootle Canalside
Short-term actions in this respect include the transformation of the 
canalside site on Washington Parade into an exciting new events and 
entertainment space. Work is now underway to transform the site into 
a vibrant space to host a range of events from Summer 2021. Initial 
clearance works on the Washington Parade site has now finished, 
allowing contractors to begin stage two of the project, which will see the 
space opened up to create a dynamic, multi-purpose venue that will sit 
alongside the waters of the Leeds Liverpool Canal. This would include a 

Diversification Retention of a smaller retail footprint aligned to customer needs
A flexible office accommodation offering for the future world of work
Leisure, food and beverage offers that build on proximity to the city of Liverpool and to the new Everton FC stadium, and support 
extension of the evening economy
Public spaces and other uses that enhance the area and maximise the canalside location

Distinctiveness Reflective of Bootle and its history, character, community and values
Recognising the need to differentiate the offer from other secondary towns across the region
Building on our assets:
The Leeds – Liverpool Canal
Excellent public transport links
Sefton’s high-quality digital infrastructure
Expansion of the Port of Liverpool
The growth and success of Hugh Baird

Driven by 
communities

Formal and informal consultation, engagement and communications throughout the planning and development process
Creating opportunities for local offerings in retail, culture, food and beverage, and beyond
An environment for events led by communities, and for communities
A vision, a project and an asset that build on and engender pride and belonging in Bootle
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food, drink and leisure offer, new events spaces and an urban garden. Other 
enhancements in this area will also improve the environment and open up 
the canal, with vegetation clearance enabling use of that space. An exciting 
calendar of events is envisaged which, subject to restrictions at the time, 
would include a Food and Drink Festival later in the Summer, and a Christmas 
Market from December 2021. The hosting space will aim to bring new activity 
to the under-used land as the long term regeneration of Bootle develops; 
stimulating the local economy, transforming the look and feel of the town 
for residents, businesses and visitors and improving the quality of life for the 
community. The Festival of Ideas managed by Make CIC in 2020 has provided 
a strong platform to understand what the Bootle community wants to see 
from this project. 

Levelling Up
In June 2021 Sefton Council submitted bids 
for projects across Sefton as part of the 
government’s Levelling Up Fund. If successful, 
the funding will help kickstart regeneration 
and recovery in parts of the borough, 
including Bootle, that have been hit hardest 
by the COVID-19 pandemic, bringing jobs and 
investment to the area and supporting the 
development of the vision for the Strand.

The project submitted as part of the bid will support the ongoing 
regeneration and recovery as part of the wider transformation of Bootle, 
including the Bootle Area Action Plan and the wider regeneration of Bootle 
town centre. The proposed bid for Bootle will include exploration of new 
visitor attraction in the town centre. A ‘Flying Cinema’ would be a unique and 
complementary part of the region’s visitor offer and will help diversify use 
and increase town centre footfall. This interactive and immersive experience 

would complement plans already in place at Bootle Canalside for a food, 
drink and events space. Although work continues to progress the project in 
advance of feedback on the bid, such a leisure attraction could include a 
unique “Fly Over Britain” experience, along with immersive shows focused on 
the history of Bootle and the region. 

Additionally, Everton Football Club are supportive of the Levelling Up Funding 
bid, given the site’s proximity to the new stadium location at Bramley Moore 
Dock, transport commitments made through the planning process to connect 
Bootle Town Centre, the proposed stadium development, and mutually 
beneficial community and regeneration opportunities for canalside and 
towpath links between the stadium site and Bootle Town Centre.

The project development process will remain community-focused, drawing 
from local community consultation and engagement in recent and 
forthcoming weeks and months, in particular from young people, schools and 
colleges. 

Running concurrently with the Canalside project the strategy to realise the 
vision for The Strand will continue to develop, addressing the challenges 
and maximising the opportunities ahead for the asset and for Bootle’s 
town centre. 
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Appendix
Current Asset SWOT Analysis

Strengths Weaknesses

 ■ Sefton Council are a proactive and fully engaged local authority.
 ■ Development feasibility work has demonstrated that a repurposing 

of the centre is possible.
 ■ Only 5 tenants contribute more than 4% of rent
 ■ Loyal local catchment
 ■ Strong level of footfall at 6,800,000 p.a.
 ■ Considerable number of national brands trade from the centre
 ■ Affordable rents
 ■ Positive feedback from retailers on trade (pre covid-19)
 ■ Convenience led scheme with focus on serving people’s needs.

 ■ Significant oversupply of retail space in the town centre is putting downwards 
pressure on rents and occupancy.

 ■ High concentration of fashion tenants, increasing the risk of default.
 ■ Redevelopment would not be viable for the private sector to deliver in the short/

medium term.
 ■ Bootle has an estimated 160,000 sq. ft too much retail (To be validated further).
 ■ Number of temporary tenants and those on flexible leases
 ■ Impending HMRC and Santander office closures
 ■ Number of small units in the centre
 ■ Number of voids / temporary tenants in The Palatine
 ■ M&S closure
 ■ Phase 1 looks dated.
 ■ Lack of available capital expenditure can put lettings at risk, particularly for units in 

poorer conditions.

Threats Opportunities
 ■ Short WAULT.
 ■ Further potential tenant defaults could affect short/medium term 

cash collection.
 ■ Further lock down measures could affect collection statistics.
 ■ Competing schemes
 ■ Unforeseen administrations and further CVAs
 ■ Unexpected decision making by retailers.
 ■ Number of expiries and breaks over the next 3 years, the WAULT to 

break is 2.4 years.
 ■ External factors including declining consumer confidence, Brexit 

and a global economic slowdown.
 ■ Weak retail market facing increasing cost pressures.
 ■ Retailers’ requirements for increased flexibility and risk aversion
 ■ Potential recurrence of structural issues

 ■ Exciting vision for The Strand led by Sefton.
 ■ Acquisition of additional sites
 ■ Canalside projects bring vitality to the town centre.
 ■ New capital funding streams.
 ■ There is an under-provision of offices in the town centre according to Ellandi’s data.
 ■ To let vacant units particularly in Mons Sq. and Medway
 ■ By redeveloping the Palatine, removing surplus retail space and creating competitive 

tension in the remainder
 ■ To attract different uses in the centre
 ■ To relocate and upsize key tenants.




