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1.0 EXECUTIVE SUMMARY

1.1 This key stage 4 report is issued by Rivington Land to Swansea Council in its capacity as development

1.2

14

15

1.6

1.7

manager for Swansea Central phase 1. Key stage 4 represents the conclusion of the design development
phase and the recommendation to enter into the building contract and commence construction.

The report covers the following key subjects:

*  Reviews the rationale for the Swansea Central regeneration project and the role of phase 1
®  Reiterates the scheme evolution

e Describes the content of the scheme

® ltsets out the financial requirements of the project

*  Provides an update on all key matters impacting phase 1

*  Provides a commentary on the contractor procurement process

® Sets out the delivery programme to completion

®  Assesses the ongoing risk profile

*  Provides an update on various aspects of detail such as digital, arts and leasing strategy

®  Sets out the development managers recommendation

Swansea City has been in continued decline for as long as 20 years, with various failed private developer-led
schemes having been considered in that time. If Swansea does not address the current decline it will
continue to worsen which will increase in pace as competitor locations who are investing grow and
regenerate. Recognising this, the council has seen it necessary to intervene and has progressed and now
completed a process, which looks to invest public money into a major regeneration of the city.

This has been undertaken by a research-based feasibility, which has encompassed the production of
specialist reports by SIC, FSP and Amion and the creation of SCARF alongside other existing key policies, to
include planning related policies and the Future Generations Act. The feasibility has reacted to nationwide
more pronounced retail decline and now promotes as an initial phase a credible Arena-Led regeneration
scheme. It has also concluded that doing nothing is not an option.

Swansea Central Phase 1 will deliver a 3500 capacity multi-functional arena with digital facade, ‘digital
square’, public car parking, extensive high-quality public realm, coastal parkland, commercial units,
residential units, hotel site for development and an iconic pedestrian bridge connecting the city centre to
digital square and the arena and beyond to the bay.

Phase 1 will be a key driver in making the city a visitor destination of choice and is set to create significant
economic benefits of circa £17.1m* net GVA per annum and create 680 net FTE jobs, excluding construction
jobs, as well as improving Swansea’s future prospects for growth.

*source AMION report inc hotel & based on construction budget costs.

The development will build on Swansea’s current Cultural offer and create an anchor for the City that will
contribute to the wider regeneration of the city centre. The investment will provide the much-needed
catalyst and momentum to inspire confidence in the City’s future and will help attract future private sector
investment whilst encompassing the requirements of the ‘Well Being Act’.
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18

1.9

1.10

111

Design development has been a key part of the now completed PCSA / Stage 4 process and this has needed
to be very detailed. Continuous reviews have taken place with all stakeholders which have taken the
opportunity to improve the scheme through variations which have been incorporated into the approvals
processes. Ultimately these additional works have been the key factor in the erosion of the project
contingency to levels lower than that would be required for a project of this complexity and remaining risk —
hence the recommendation to increase the Project Contingency.

Supporting this report and recommendation are technical reports from the wider Rivington Land team
including Padstone, AECOM, IPW and Gowling relating to the PCSA/Stage 4 Design, the ATG Gateway 3
process, the form of building contract and contract sum (see appendices).

At the time of writing this report there are various matters, listed below, that are still to be resolved before
we would recommend that the council proceed to the next stage and enter into the building contract with
Buckingham Construction Group Ltd. It is anticipated that all the following matters will be resolved in the
forthcoming weeks in parallel with the council’s reporting and decision-making process and regular updates
on each of these will be provided ahead of Cabinet.

Matters to be concluded and resolved before entering the building contract (the preconditions):
1. Total Project Budget and Construction Contract Value

Objective: The construction cost needs to be finalised at a figure within the available allowance,
within the original total, (estimated) project cost of

To preserve the recommended minimum - contingency allowance (including any specific BREXIT
related contingency currently not included) the construction cost to be agreed within the contract

sum needs to be agreed at or below

If the contract sum can be agreed at a level within the total project cost but at a level that does not
leave sufficient contingency within the budget, we recommend that the approved total project
budget is increased sufficiently to provide the necessary contingency.

Analysis in section 4.2 has shown that after taking account of the (net) construction saving at the
concluding of the tender process and setting aside a sum for ‘Financial Risk’ (Appendix 1), the Project
Contingency would fall short of what should be considered prudent for a project of this size and
complexity. After discussion across the range of project risks, it has been considered practical to
recommend that - is proposed to be added to the Total Project Budget (Refer Risk Section).

In addition, the council have indicated that - for staffing costs should be added and also that
the council is considering the need to upgrade the wider city CCTV infrastructure and has requested
that a further sum of- be included. This is not part of the construction contract sum

— adjusted Total Project Budget
— further allowance for City-Wide CCTV infrastructure
— staffing costs

£134.820M - Final Total Project Budget
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2.

3.

4,

ATG Deed of Variation

A deed of variation is required to the existing agreement for lease (AFL) with ATG to address:
a. Alternate servicing access to protect the buildability of the hotel site
b. Tenant variations and payment
€. FF&E Schedule update with ATG commitments
d. Inclusion of Landlord Variation re: Loges and increased income

In order to preserve the saleability of the hotel site and legally bind the tenant in respect of the
commercial updates to the agreement this variation must be exchanged before the building contract
is executed.

Documents are largely in agreed form and it is anticipated that the agreement will be exchanged by
the 17" November.

ATG Gateway 3

As set out in the Agreement for Lease with ATG the tenant has the right to comment on the detailed
design element of the construction specification. We would not recommend that the building
contract is entered until ATG has confirmed its acceptance of the design details as disputes later on
will carry cost risk for the council.

The Gateway 3 information has been provided to the tenant with a response due, and received on
15" October. This response has been assessed and updated on 5" November to a conclusion. The
majority of the risk on any outstanding matters being carried by the contractor.

Note regarding unconditionality of the ATG agreement

The only outstanding conditions within the ATG AFL are the Site Investigation and Funding condition.
The Site Investigation has been carried out and the below ground construction costs estimated with
the contractor carrying the cost risk. These final 2 conditions will therefore be satisfied upon the
council’s approval of the budget and funding for the scheme.

A Cost Projection Brief (CPB) is also to be provided as part of the Gateway 3 pack — but it is
considered non-material to the ability to proceed as this was put in the contract to protect the
council from potential costs increases. Subject to the council approving the revised Total Project
Budget, it will be able to discharge the funding condition, referred to above.

*CPB was issued 17 Oct 2019

Planning Conditions

There is one outstanding pre-commencement planning condition which would ideally be resolved
before start on site which relates to the recent discovery of what has now been identified as a local

contamination ‘hot-spot’ in the area of the North Block.

This is however a contractors’ risk item (subject to concluding the contract matters) and is further
mitigated by way of the North Block (main) works starting after Christmas 2019.
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5. Building Contract
The building contract is in near agreed form with a limited number of outstanding matters.

As part of this aspect, the bond, the required insurances, building regulations (plans approval) and
CDM matters need to be in place ahead of starting on site.

As part of the contract a ‘Brexit Bond’ is to be put in place in return for certain financial undertakings.
It is recommended that the contract is not entered into until the options on this are fully understood
and the council is satisfied with the recommendations of Gowling and the team.

The agreement needs to be finalised and the Professional Teams solicitor, Gowling, will need to
report and recommend its suitability before the council should enter the agreement.

6. 3" Party Agreements

The following agreements need to be concluded before the building contract can be entered:
a. Deed of Variation of Waterfront Museum (WFM) Lease
b. A ‘Management Agreement’ with the management company of the LC
¢. Imposition of title indemnity insurance relating to [2] unregistered portions of land and 1
portion of land to which rights exist for Mines and Minerals.
d. Welsh Govt Restriction (2018) — there is a restriction which SC are in the process of removing
/ seeking consent to allow granting of scheme leases.

Legal advice relating to item (b) concludes that the council is protected from injunction, but legal
advice on item (a) states that the council would be in breach under the terms of the contract with the
WEM. Progress on this matter suggests that the council will be close to agreement, but may not have
completed the Deed before needing to enter into the building contract. In this scenario the council
would need to consider how matters are to be taken forward — noting that there has been
continuous dialogue with the WFM and car parking arrangements have been managed throughout
the enabling works period to a final closure on 21 October.

Regarding Title Indemnity Insurances, quotes have been received and a policy will be put in place
ahead of start on site. A Welsh Govt restriction is also to be removed before leases can be
completed.

112 In addition to the preconditions set out above there are two other significant matters that could impact
programme and start on site being Tesco and Pobl (residential). Both matters have been ongoing for some
time and unfortunately involve 3" parties over whom Rivington Land and its Professional Team have little
influence of control. The risk associated with these matters can be controlled and mitigated if the council
approve the following recommendations.

1. Tesco
The completion of the Tesco Agreement is preventing the ability to complete the Wellington St Phase
2 works under the building contract with Buckingham. These works were brought into the project at

the request of Tesco and are the preferred solution, but despite this, completing the Agreement has
taken more time than could have been envisaged.
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2,

Whilst it is considered that this will be resolved ahead of the date which the works need to be
commenced, but not guaranteed — an alternative Plan (B) design can be delivered.

Whilst this is not the ‘preferred’ solution, it is approved by council highways and instructions have
been given to develop the design to the required level of detail and the option to switch between
designs has been captured in the building contract.

It is recommended that Cabinet Approval is sought on the basis that the council will implement Plan
B if Tesco Agreement is not achieved ahead of the critical path date which requires the works to be
commenced.

Residential Agreement / Pobl

The main reason that final Agreement has not been reached with Pobl, the schemes residential
partner, is that there has been a last-minute change to the way that Welsh Govt are to provide
funding to Pobl.

The Agreement is otherwise almost there and an assurance report will be provided once final
agreement is concluded. In the meantime, and ultimately if there is no agreement, it is proposed that
the council will ‘step-in’ and Cabinet approval to this is sought. Further detail is provided in section
5.9.

1.13 There are then two further relevant matters:

1.

2.

Swansea Council Design Approvals

Before entering into the building contract, we recommend that the council satisfies itself that it is
happy with the design specification.

Information has been issued and extensive reviews with stakeholder departments have taken place.
A schedule of matters which the council accept are not resolved and can be managed during the
construction stage has been agreed.

Total Annual Running Costs and Income

The principal that has been proposed is that future income will be set aside to cover the anticipated
additional running costs of Phase 1.

The financial section in this report shows that the estimated net income at - is slightly ahead of
estimated expenditure at

It should be noted that the information that these figures have been derived from various
assumptions and is largely based on Swansea Council departments specialist experience in running
and maintaining car parks and public realm / parks and highways. It also includes inter-departmental
payments, which Rivington Land cannot comment on. The figures are thought to be prudent but
ultimately need to be monitored.
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There is a detailed exercise being completed regarding year on year income versus outgoings seeking
to highlight the potential early deficit where rent free periods exist or lettings may not have been
completed against reliance upon defects periods and lower initial maintenance costs.

Cabinet approval is sought regarding the estimated Annual Running Costs and Income, whilst
acknowledging the inherent risk.

1.14 Risk

A robust assessment of risk has been maintained throughout the project life and the full (RAG) assessment
can be found in the accompanying Project Management report. The main risks are summarised in Section 15
of this report and include BREXIT (now captured in the building contract) and a summary RAG schedule
included in Appendix 2.

Doing Nothing: It is important to reflect on this significant conclusion from the early reports commissioned
by the council. This early research and subsequent evidence has indicated that the perceptions of Swansea
are poor, and that private investment will not currently be forthcoming. Retail has changed and so a public
funded Phase 1 as a catalyst is required.

If Swansea does not address the current decline it will continue to decline which will increase in pace as
competitor locations who are investing grow and regenerate.

Otherwise risks can probably be put into several distinct categories:
Business Plan:

e  The ability to secure the annual income (notably in the early years)
e The ability to manage the annual (estimated) running / maintenance costs

Capital Cost:

Construction Risk c4.5% and thereafter an equivalent 2%
Build (Non-Contract) ~ ie directs, Church Hall and remaining client-side Prov Sums
Programme

Digital

Commercial Lettings (inc ‘pod’ in the park)

Hotel (inc public lift & ‘interface’)

Phase 2 ‘interface’

Professional Fees and Legal Fees

Variations

Claims

Financial Risk Register (Rev J)

® o o o

The construction related aspects are to a degree more easily determined but the others are more difficult
due to their varied nature and the requirements of the council in the context of wider priorities. Having
discussed the above with the client a sum equivalent to [JJfil of the remaining build cost of- has
been set.
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. Wider Financial City-wide Fee
Construction Project Risk cc1v Contingency
Matters Schedule CDF206

1.15

1.16

1.17

-

The table above summarises the available contingencies within the new Total Project Budget being
proposed.

Il Nl Bl =

Recommendation

Subject to the Council acknowledging the risks and accepting the mitigation strategy for both Tesco and
the residential accommodation combined with the satisfaction of all the preconditions set out in
paragraph 1.11 Rivington Land recommends that the Council should proceed to the next phase and enter
the building contract to deliver the scheme.

This is also on the basis of all the outstanding conditions having been removed and giving the contractor
the full site. If these are not provided the costs and programme will likely change.

A concentrated effort to resolve the risks / ongoing design / budget related matters as soon as possible must
still be adopted, relevant progress continually monitored, and these risks should from part of Milestone
Criteria for monthly monitoring reports.

We also consider that most of these risks cannot be fully resolved without entering the next stage
(construction) particularly without significant project delay.
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2.0

2.1

2.2

BUSINESS CASE

Background

Swansea, not unlike many UK cities has been suffering decline in visitor numbers due to the seismic shift in
shopping patterns. Further, the city centre has become tired, more disjointed and continues to be of a mid-
market, discount / convenience nature, lacking in more aspirational retailers and failing to be attractive to all
its prime catchment population.

The city centre suffers underlying but worsening anti-social behaviour issues and has a poor perception,
locally, regionally and nationally.

There is a continued risk that without investment further existing quality occupiers may leave the city and it
will fail to attract new entrants. Meanwhile other competitors continue to economically grow.

One of the city’s most powerful and unique attributes is Swansea Bay and beach front however
unfortunately, despite its proximity it is very disconnected from the city centre and many visitors fail to know

it is there.

Swansea Central Phase 1 is the key scheme that contributes to the Council’s Corporate Plan objective to
transform and create a vibrant and viable City & Economy. The project design is also fully compatible with
Welsh Government’s adopted policies and best practice on place making, economic regeneration, and
reflects the objectives identified in the Well-being of Future Generations Act, A prosperous Wales and other
relevant guidance.

Swansea City Centre Economic Analysis

Before commencing the delivery of the Council’s regeneration agenda, a programme of evidenced based
research was undertaken to identify the city’s strengths and weaknesses and what responses were required
to regenerate Swansea. A Retail Capacity Study was undertaken in 2013 by The Strategic Insight Company
(SIC) which concluded that due to economic and viability issues that the private sector will not invest in
major regeneration projects in Swansea in the short term.

The SIC research demonstrated that the city has been in decline for many years with a deteriorating city
centre offer and substantial financial leakage out of the city. It identified that private sector investment will
not be forthcoming in the short term and the council’s proposed initial investment should seek to change
perceptions of the city, create investor interest and confidence that would act as a catalyst to encourage
future phases of private sector investment.

In addition, the report clearly set out the overwhelming need for change and that doing nothing was not an
option if the city’s decline was to be arrested and it wished to remain competitive. It identified a £158m
trading gap or lost expenditure that could potentially be clawed back if successful regeneration was
delivered.

This research informed the preparation of the Swansea Central Area Regeneration Framework (SCARF) which
has become the route-map for city centre change and the regeneration of the city. In order to ensure and
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2.3

support the delivery of the key projects identified through SCARF the Council with regional partners, sought
and secured a vitally important £1.3Bn City Deal.

A separate report originally produced in 2013 and subsequently updated in 2016 by retail specialist analysts,
FSP, stated:

‘Swansea City Centre has historically lacked investment. As a result, its retail offer fails to meet the
requirements of shoppers, both in scale and composition. The city’s retail economy has been further
impacted by the proliferation of retail parks located on the edge of and around the city centre and trading
performance in the city centre is consequently weak.’

The figures from the FSP report identified a Principle Shopper Population of 228,000 from a resident
population of 535,000 (primary, secondary & tertiary) which represents a poor customer penetration of only
43%. It identified a trading gap of ¢ £170M and that in a do-nothing scenario, the shopper population and
spend decrease by -4%.

Since the publication of these reports we have witnessed the well documented continued decline of our
national high streets which has only exacerbated the city’s issues and the ongoing impacts of Brexit.

Another measure of footfall benchmarks across the UK by ‘Springboard’ which is a monthly update suggests
that UK high street footfalls have shrunk back c4.8% year on year (report dated April 2013). Shopping centres
reduced typically 3.6% and retail parks only 0.8%. The Wales comparison is high streets - 2.1%, shopping
centres 6.3%, retail parks -2.3%

It is recognised that this research is retail focused, but at the same time consideration was made regarding the
ability to include in the scheme other uses such as offices and educational uses (the university) which
concluded that these were also not a deliverable alternative at that time.

Site History

Historically, plans to redevelop the city centre have had several false starts spanning some 20 years. Most
recently, Hammerson plc, one of the UK’s most substantial retail developers and landlords failed to deliver a
comprehensive scheme on a major part of the city centre, including the subject site due to inadequate
financial returns and overall demand triggered initially by the 2007 recession and subsequently the structural
change in town centres.

With the private sector unable to deliver the required regeneration of the city, the council firstly acquired
the deteriorating St David’s Shopping Centre with the assistance of Welsh Government grant funding and
demolished the larger part, turning this into an income generating temporary car parking. By taking
ownership of the land, the council assembled several city centre sites (during the extended recession) to
allow development to more easily come forward in the future — to include the city centre regeneration site.

During 2016, advised by Cushman and Wakefield, the council initiated and concluded a public procurement
process for Areas 1 and 2. This process sought either a development partner or development manager.
There we no acceptable development partner tenders received, further highlighting the lack of private sector
investment capital available and hence Rivington Land (RL) were appointed as the development manager for
Area 1 (the city centre regeneration site).
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2.4

Rivington Land’s original submission identified the LC car park as a potential site for a major cultural or
leisure destination to include an arena, identifying that Swansea needed a major attraction to anchor the
development particularly in the absence of the traditional department store anchors for retail schemes.

The council’s stated aim of appointing an experienced development manager was initially to explore
feasibility options for differing uses of the site and to analyse and recommend the most appropriate way

forward.
Evolution of the brief

Rivington Land whilst noting the conclusion of the SIC report, undertook the feasibility of several scheme
options including, in accordance with the original brief, a major retail led scheme with several anchor tenant

options.

The retail market at that time was significantly weakening and undergoing ‘structural change’. Feedback was
sought from major national high street brands not represented in the city and a common theme in the
response was that Swansea was not a sufficiently compelling opportunity given the market uncertainty. In
response to this feedback and in conjunction with Cushman & Wakefield, Rivington Land advised that a
‘retail-led’ scheme was not deliverable in the current economic climate. It was however identified that a
significant leisure offer, that would change perceptions of the city, would be the sort of catalyst necessary to
kick start the regeneration of Swansea. It was also noted that elsewhere, cities that were faring better and
more forward looking were those that were addressing stakeholders’ perceptions of their environments and
making the centres more attractive places. Numerous notable examples of this were identified in Hull,
Liverpool, Glasgow, Chester, Sheffield, Bolton and Coventry.

As part of the Rivington, IPW, the major entertainment venue specialist, produced a detailed report on the
potential operator demand for an arena in Swansea and the size and type of events that Swansea could
attract. This report concluded that there was strong market interest in operating a mid-sized venue and
conference centre and that Swansea would sustain and attract a wide variety of national productions.

This then led to the decision to re-sequence and phase the scheme, bringing forward the leisure anchor into
a first phase with the ability to further review the deliverable retail content of future phases against the most
appropriate mix of uses, appropriate to the respective markets at that time. This decision has been further
endorsed as currently there are no pure retail schemes being delivered in the UK and schemes that had
progressed have either been put on hold or failed.

Building on the IPW report an ‘arena-led’ scheme option was developed, and an independent economic
benefit analysis was commissioned from market leading economists, Amion Consulting.

The Arena-led first phase was assessed by Amion, looking at the wider economic benefits to the city, the
region and Wales, focus on reducing leakage and increased expenditure in the city. These findings are

summarised below and reflect the scheme being delivered (refer to the Amion report — Appendix 3).

City region figures can be seen in the second column.
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2.5

Swansea ’ City Region Wales

Construction phase
Construction investment {inc. hotel) (I [ STl 1A
Gross employment (person years) 1,314 I 1,314 1,314
Net additional employment (person 1,262 " 1,196 1,051
years) — workplace based

| Net addijcional GVA {cumulative)* - £73.3m £69.5m £61.1m
Operational phase
Gross employment (FTE jobs) 620 620 620
Net additional employment (FTE jobs) — 593 507 387
workplace based
Net additional GVA per annum* £17.1m £14.5m £11.2m
New households 33 33 33
Additional household spend retained £0.334m £0.401m £0.601;n .
(per annum)
Business rates per annum £0.279m £0.279m £0.279m
Council Tax revenues per annum £0.035m £0.035m £0.035m

*The net additional GVA impact is derived from the estimate of net additional workplace based employment, as GVA is a
workplace based measure and therefore does not take account of where those employed live.

Further note — for the purposes of the AMION Report, construction costs are derived from cost consultants budget cost estimates
that were available at the time.

The Need for an Arena

The initial IPW report analysed the need for an arena and its optimum size. The report identified that the
operational viability and demand for an arena was positive however its delivery would require public sector
support. The study concluded that the appropriate capacity for entertainment events in the city would be
3,000 and ¢500 for conference events.

A financial and commercial business case for the arena was developed. During this process the University of
Swansea became heavily involved as a potential partner and user of the venue. The potential to be a true
joint venture partner was not realised, but the potential to utilise the arena remains.

The additional usage and demand created by the University was indicating that a higher capacity of 3,500 for
entertainment and 750 for conferences was required. This was subsequently corroborated by the two final
operator tenders.

Both technology-based businesses and the University have highlighted a need for a digitally enabled
conference and events space. Swansea University has sought a conference space for medical technology
conferences and there is currently no existing space of sufficient size in the region.

Discussions with Tech companies identified their need for a digitally enabled conference, exhibition and
events space for 700 people plus an event floor to bring international technology conferences to the city.
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Events and seminars are fundamental to the day to day business of tech industries and the ability to bring
serious investors and entrepreneurs to talk in a top-class digital environment will give Swansea’s technology-
based businesses a major advantage.

Tech businesses run major international events, such as the world-renowned ‘South by South West’ in
Austin, Texas which brings together interactive media, film and music conferences and festivals which has a
significant impact on the local economy. Having a digital arena would enable Swansea to host international
technology conferences and events, and raise the profile of the City, Region and Country.

The development of an arena and conference facility makes wider regeneration opportunities more
attractive, improving investor confidence and leveraging additional private sector investment in the wider
supporting visitor infrastructure for example the Hotel. It will also create employment opportunities for local
people and bring community benefits.

There is also a clear demand within the local population as during the planning consulitation the arena was
supported by 84% of respondents.

There is a clear rationale for investment in an entertainment and conference facility in Swansea as it meets
an identified gap in the existing cultural and business tourism infrastructure’. There is clear demand within

the local population and within its immediate wider catchment.

Arenas as drivers of wider city centre regeneration

Entertainment venues such as the Echo Arena in Liverpool, the First Direct Arena in Leeds, the Bonus Arena
in Hull, Petco Park in San Diego and Staples Centre (Los Angeles) in the USA, have all been credited as the
catalysts for regeneration in their cities. The impact being to attract investment including new hotels, bars
and restaurants, revitalising their surrounding neighbourhood’s/ districts and reshaping public perception.

The Swansea Arena will provide a unique regional offer that has the potential to act as a catalyst for
regeneration in the city and region.

UK cities are seeing benefits from arenas as regeneration drivers and anchors with the potential to attract
thousands of people per annum. This footfall means new demand for hotel rooms, complementary
entertainment and dining, and acts as a business attractor.

In addition to their potential ability to stimulate wider regeneration, the economic benefit that can be
derived from arena / conference and performance venue projects extends from direct and indirect spending
by visitors to encouraging return visits, from knowledge transfer to businesses and enhanced national/
international profile, and from job creation to overall city positivity and perceptions.

Several UK cities have sought to quantify the impact that new arenas and conference venues have on the
local and regional economy.

Examples of these projections include:

®  ACCliverpool (10,000 capacity main venue): Annual economic impact of £204m (2016/17); Total
impact since opening (2008) now ¢. £1.5bn
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e  First direct Arena, Leeds (13,500): Annual economic impact of £25m+

e  Motorpoint Arena, Nottingham (10,000): Annual economic impact of ¢. £45m

e Bradford Odeon {4,000): Annual economic impact (projected) of c. £9m.

e  Bonus Arena, Hull (3,500): Annual net additional impact (projected) £13.7m GVA

In addition to these direct impacts, we also consider there to be a number of additional potential benefits for
cities, including their ability to place themselves in global conversations (for example through hosting
conferences/ exhibitions) and some of the softer effects of creating an appealing overall leisure offer that
both attracts and retains businesses and a high-quality workforce.

Case studies: Appendix 4 contains additional detail regarding the Hull, Leeds and Liverpool arena’s which
include current feedback from Hull (opened, little over a year ago). All the studies have common threads:

City Centre Location

Council investment

Excellent transport infrastructure
Flexible design / operation
Adjacency of hotels

New bars / restaurants

Footfall driver for city
Supporting evening economy
Extensive, new public realm
Urban connectivity

Surrounding growth in residential and commercial

IPW have set out below some of the key characteristics of the conference and meetings sector and the
strategic direction for business events in Wales that supports the case for demand from the technology
events sectors.

UK characteristics

Technology is a growing sector in the business events marketplace. The International Congress and
Convention Association (ICCA) has measured the meetings market for over 50 years (1962-2012) — the
technology sector has shown the strongest growth of all sectors over this period, from 6.2% of all meetings
to 14.5%, second only to medical sciences.

According to the 2017 Scale and Size Index for Events (SASIE) report that measures the exhibition industry in
the UK, 7.1% of trade exhibitions and 17.7% of conferences with a significant exhibition related element
came from with the ‘computers, telecoms, electronics, and AV sectors’.

The annual UK Conference and Meeting Survey 2017 (UKCAMs) estimates that around two-thirds of business
events are generated from within the region where the event venue is located. ¢.30% of events are from the
rest of the UK and c.4-5% are from overseas. We expect the growth of tech businesses within the region will
generate demand for, and benefit from the provision of, events space for technology related events in
Swansea.
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Corporate meetings account for 55% of events in the market per UKCAM data and have remained
consistently at around this level for the last five years. Importantly, these events tend to be more locally or
regionally focused and typically closely linked with the locations of companies’ (national or regional)
headquarters offices. Again, supporting the presumption that the projected growth in tech businesses will in
turn generate demand for business events and associated spaces within the region.

Wales and South West Wales

Visit Wales commissioned a Wales Business Tourism Scoping Study in 2016, to identify the current
performance and future potential for Wales to attract more business events. The launch of a Business Events
Wales should help position Wales and its key regions, in the UK and international business events market —
providing much needed external presence for the country. Key data and analysis from the study is
summarised below.

The study estimated that there was a total of 3.372m delegate days in Wales in 2014, of these 780,000 were
in South West Wales, a 23% market share. South West Wales accounted for 17% of primary business events
facilities in Wales.

The study identified four key locations for business events in Wales; Cardiff, Newport, Swansea and
Llandudno. The key issues identified for Swansea in relation to generating new national and UK business was
geographical location and travel times. It was noted that Swansea’s markets are relatively local/regional or
national with international association events related to Swansea University.

The Welsh Government identified nine key business sectors for development and growth. Of these, those
that have a strong propensity to attract and require business events were identified in the study as follows:
¢ Advanced materials and manufacturing {engineering is a specialism for Swansea University)

¢ Creative Industries

e Energy and environment

e ICT (including academic strengths through research at Swansea University)
e Life sciences

Once opened, an arena’s overall benefit to the city will likely be very significant, as a key attractor, and
‘anchor occupier’ and this should feed in to enhanced demand and hence rental value and investment yields,
for commercial leisure occupiers and indeed other city centre uses. It also creates a need for hotels and
restaurants, to meet the requirements of business and entertainment tourism linked to the Arena. The Arena
and Phase 1 is very much a catalyst for future Phases, particularly Phase 2.

A critical and attractive feature for local tech companies will be the digital capabilities of the Arena spaces,
including dense WIFI coverage and innovative digital features.

Key Objectives

The original developer brief and subsequent design feasibility work established the following as the core
objectives for Swansea Central.

e Address the lack of footfall in the city centre
e Encouraging living and working in the city
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Creating a major new leisure destination for the city

Delivering new conference facilities

Bringing significant public realm enhancements

Improved connectivity between the city and the bay

Uncompromising design quality to drive up design ambition in Swansea
Implementation of the digital strategy

Major Qualitative improvement in city parking facilities

Creating jobs and increasing GVA

Acting as a significant catalyst for phase 2 and other city-wide development stimulating private
sector investment in the city

e Create confidence to support existing businesses to maintain their presence in Swansea

The initial feasibility work had also identified that:

e There was insufficient occupier demand to support a retail led regeneration
e The perceptions of Swansea needed to improve

e There was scope for a major new arena and conference centre

e The development could be phased

Stakeholder consultation identified what could be done to improve the perceptions as:

e Improve the environment

e Improve connection to the bay

e Make the City Centre a more attractive destination
e Add uniqueness and quality

e Make Phase 1 a ‘catalyst’ for further phases

Implementing the above and changing perceptions would increase the deliverability of the following
desirables in future phases:

Create a ‘qualitative’ improvement to the retail

Provide ‘family friendly’ Food & Beverage offer

Bring in ‘living’

Seek to attract offices and city centre employment and so retail / leisure spending
Pursue bringing education to the city centre

In order to maintain momentum and following extensive public consultation a parameters-based outline
planning consent was obtained in June 2017 that provides the framework to deliver all the above in phases.
See outline parameters plans in Appendix 6.

Given the forecast economic benefits of the arena, the depth of operator interest and the recognised
positive impact on perceptions the development would have on the city it was recommended to pursue an

arena led phase 1.

Phase 1 was devised to deliver on the following objectives:
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e Deliver maximum regeneration benefit
¢ Improve connectivity between the city centre and the bay
* Create an iconic landmark that elevates the architectural aspiration of the city
e Support the LC and Waterfront museum
* Support the city centre (and future phases) by providing sufficient new high quality parking

2.7

provision in place of the existing poor quality and temporary provision
* Provide high quality public realm and green space
® Support the “Digital Coast” agenda

Scheme Selection

Through extensive stakeholder consultation, design development and professional advice the components of
phase 1 that best delivered on the objectives where assimilated.

Arena Anchor

In response to IPW advice and operator requirement the Arena will include the following key modes and
facilities:

* 3,500 capacity mode for a seated and standing entertainment event

® 2,200 capacity mode for a fully seated entertainment or large business event
e 750 capacity auditorium for medium conferences and business events

® 1,450sqm of exhibition space on the arena event floor

e Additional complementary exhibition space available on concourses

e Avariety of meeting rooms

e Foyer space and foyer café

It can be seen from the mix of facilities that the Arena will be multifunctional and capable of hosting small,
medium and large-scale events through its combination of meeting rooms, ancillary spaces, exhibition areas
and auditorium options. It will also be capable of accommodating both formal and informal meetings and
networking usage suitable for the local tech companies.

The arena has been designed by ACME architects to be ‘eye-catching’ and set Swansea firmly on the
entertainment map. The scheme as a whole is ‘lifted’ to be built off a podium level, by virtue of the iconic
new bridge crossing Oystermouth Road and the exterior has controllable LED lighting, the interior continues
the visitor ‘experience’ in the foyer and auditorium.

Public Parking

Phase 1 incorporates 2 new car parks. The south site ‘decked’ car park at c345 spaces and the north site
multi storey car park (MSCP) at c595 spaces, thus providing a combined ¢940 spaces.

These new car parks will replace the existing provision adjacent to the LC, St David’s MSCP and St Mary’s
temporary surface car park. The net reduction in spaces is 255, but this is assessed in the context of St
David’s and the Quadrant running at under capacity and the project contributing to 300 additional spaces at
the Fabian Way park & ride.
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Whilst the LC and St Mary’s car parks are well used (with St Mary’s being a temporary car park), St David’s
MSCP is underutilised due to its quality and appearance.

Phase 1 will therefore effectively replace the existing provision with high quality attractive parking facilities
serving the city centre, arena, LC and Waterfront Museum. It is anticipated that the current overcapacity will
be utilised by the arena traffic and future phases.

Construction will be phased to mitigate disruption on the neighbouring facilities and city traders which is a
planning requirement. In this regard, it is intended to leave part of St Mary’s accessible to disabled drivers.

In addition, the project has supported the extension of the existing park & ride facilities and provided further
disabled spaces adjacent the Waterfront Museum.

Digital Square and Coastal Park

The “digital square’ and coastal park have become important ‘USP’s’ to the scheme. The former is the space
between the Arena and the hotel which is reached having crossed Oystermouth Road via the new pedestrian
bridge. Whereas it forms a functional space that has to deal with visitors accessing the arena it is also
designed to be an ‘attractor’ in its own right with carefully designed landscaping, external wi-fi and having
active frontages.

The coastal park evolved from the ‘green infrastructure’ review and encompasses the requirements of the
Future Generations Act. The area was originally the site of overspill parking which was subsequently moved
to the North Block. The park continues the greening of the city centre and has a specific coastal theme,
whilst encompassing ‘play for all’ and a ‘pod’ café. It will support the existing local residents and provide for
future phases aimed at including further new residential to the 33 units being developed in Phase 1.

It is the pre-cursor to the future link to the bay, in that the onward journey to the bay is via the western
sloping route towards Paxton Street.

Events

Swansea has delivered a number of successful events including the annual Air Show and The Radio 1 Big
weekend in Summer 2018. Delivery of the project will build on the existing events programme and will
provide a key opportunity to put Swansea on the map in terms of regular events and particularly the
conference market.

The Total Annual Costs schedule includes - p/a for the promotion of and costs towards circa 10no
events per annum. This is envisaged to include:

¢ Digital Art competition

® There are ‘break-out’ spaces in the coastal park to allow for marquees or outdoor cinema

¢ Temporary events during construction — en-route to the arena eg, Adjacent New Look, St Mary’s
Car Park and former St David’s car park / Llys Dewi St.

* New / expanded events from current programme as will be identified by Arts & Culture team

There is also an allowance for additional staff to maintain the park and support major event days.
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New Bridge

In delivering a cornerstone objective of the development being the improved connectivity between the city
centre and the bay an early decision was made, which concluded that the most seamless way to similarly
bring the south site into development area from a pedestrian / cycle access perspective was to create an
exemplar pedestrian bridge across Oystermouth Road.

The bridge is seen as a gateway to the site and city landmark. It will be architecturally unique with partial
cover for weather protection.

The ‘infrastructure’ capital and maintenance costs of the bridge and ramp has been factored into the Total
Annual Running Costs schedule in this report as this is seen as essential to the sustainable nature and long-
term success of the project.

Hotel

Including a hotel in Phase 1 was identified as symbiotic to the operation of the arena due to firstiy it’s
complementary working relationship with the Arena and the identified lack of quality hotel accommodation
in the city.

The location of the hotel, whilst remaining ‘illustrative’ in the Design and Access Statement produced as part
of the Outline Planning process, is found as a feature on both the North — South axis and visible from
Oystermouth Road.

Delivery of the hotel is via the route of a ‘site sale’, as council’s in Wales do not have the legal power to build
hotels, but is on a conditional basis, linked to a hotel starts on site.

The integration of the hotel in design terms has been complicated by the need for any potential design to
engage with the Digital square at the arena entrance level, access from ground (taxi drop-off}, height and
restricted material palette — all as set out in the approved (outline) planning.

A design review, at the end of RIBA Stage 2 has however, provided a much more visually striking opportunity,
whilst additionally moving the location slightly to the North to once again avoid potential rights to light
issues.

JLL are retained as Hotel Agents and have identified the need for a hotel, whilst this has been challenging,
again as detailed later — the AMION report also indicates the benefits of delivering a hotel.

By way of a summary statement at this juncture, the viability has the potential to be challenging for
developers for two main reasons —

First, there are ‘abnormals’ in the design such as the height to width ratio and materials choice dictated by
planning, the podium nature and the need to have entrances at ground and podium level along with active
frontage and the constrained construction site. However, it is important to maintain the high quality of the
design throughout the development.

Second, is the nature of general hotel financial economics in Swansea where average room rates also
contributes to the viability and therefore the way some developers will see the opportunity.
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However, this has been partly mitigated in the provision of a ‘prepared’ site with highways works, services
connections and public realm works part of the landlord’s wider works and where viability is concerned Visit
Wales have indicated potential grant assistance.

At present, there are 4 bidding parties, with bids having been received on 12t September which are now
being analysed.

If this process were to be ultimately unsuccessful — the scheme has been designed to allow the future
provision, including an agreement with the Arena Operator.

Residential & Commercial

Both the residential and commercial (retail / food and beverage) have been carefully reviewed during design
development and have been considered by the council to remain essential elements of a mixed-use
regeneration scheme which sets the benchmark for future phases.

The commercial aspects continue to provide active frontage on the route to the arena and have been scaled
back to take account of the changing retail market.

The residential aspect is being delivered with Pobl and well-known local registered social landlord (RSL) and
this will provide 33 affordable apartments. The design evolved to make a more significant visual impat at the
southern end of the north block.

Phase 2

By way of emphasising the way that Phase 1 is already acting as a catalyst, now that the enabling works have
commenced and with the main works due to begin — interest is being stirred for the next phases and the
feasibility study into the next phase is underway. Content being assessed includes a public sector office hub,
leisure, F&B, reduced level of retail and further residential.

Indicative occupier demand for a public sector hub is exceeding expectations and engagement with the
private sector is more positive on the back of the Phase 1 story.

Early initial interest is being shown from potential occupiers, investors and different funding options are
being analysed.

Arena Operator Selection

A key aspect to de-risk the project was to find an anchor tenant/operator to run and promote the arena.
IPW utilising their wide and detailed knowledge of the industry coordinated an OJEU procurement process.
This tender ultimately attracted 4 well known and credible bidders — almost all of the then known operators
interested in UK Arenas.

Originally conceived as a 3,000-person capacity venue, dialogue with the shortlisted parties concluded that a
3,500 capacity would provide greater flexibility and capacity for wider range of events and prove more
attractive to particular promotions.
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Ambassador Theatre Group (ATG), a world-renowned operator of venues that promote, theatre, music,
comedy, events and conferences with 55 venues internationally was selected as the arena operator in June
2017 with an Agreement for Lease exchanged in January 2018. As part of its tender, ATG provided a
commercial offer to the Council, and a supporting business plan.

At the time, IPW prepared a ‘Process Note’ and subsequently a ‘tender evaluation report’ which covered the
procurement and selection process in detail and was the basis for the final appointment of ATG, but in
summary, the original commercial offer included:

e 30-year FRI lease
¢ payment of an annual rent of £50k per annum and indexed linked with a cap and collar of 3% and
1% (1 year rent free period)
® 15% ticket rebate payable annually
e  Profit share
o 10% of EBIT above £300k (capped at £600k)
o 15% of EBIT above £600k

e £125k contribution to fund additional dressing rooms, and c£940k of operator fit out
*Further detail regarding the tender is found later in the report.

The table below sets out the operators anticipated ‘business plan’ — showing the typical type and quantum of
activities being planned each year.
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ATG submitted high level proposals on its operating strategy as part of the tender process. However, further
consideration and development of its operating strategy will be covered by the production of an ‘Arena
Management Plan’, which is required as part of the planning permission (pre-opening condition) and is under
development by ATG and the team. This will need to be developed in parallel with the LC Management plan.

-

At the beginning of the process loges were removed as part of a Value Engineering exercise, but
subsequently have been reviewed as a landlord variation as they are considered additive to the customer
experience and providing the potential for higher income.

After completing this review and negotiation, the council have accepted ATG’s improved financial offer
increasing the rent up by- p/aanda - (net) receipt of ticketing revenue — which could be ¢
It should also be noted that this has the potential to achieve the overage receipt at an earlier date.

The annual cashflow in Section 4 shows how the rent and ticketing revenue now sit after the inclusion of the
loges.

The agreement with ATG provides for input into the development of the design, which is then ‘approved’ at
three ‘Gateways’ during the course of the design process. The final gateway (3) has now been reached,
effectively fixing the scheme albeit a number of usual elements will continue to be developed — typically
relating to the interior.

In order to be able to move into the construction phase, all conditions that need to be satisfied as part of the
agreement have been satisfied with the exception of -

* Site Investigation — which will be completed once full project costs are approved
e SC’s Funding Condition — as above

City Deal

The region suffers from a lack of private sector investment as there is a significant market failure as rents are
low and therefore the capital cost cannot be justified without public sector intervention. In order to take the
city and region forward a City Deal bid was prepared and the Swansea Bay City Region subsequently signed a
City Deal with both Welsh and UK governments.

The schemes put forward by Swansea for City Deal funding need public sector intervention to support
delivery and they aim to facilitate the growth of higher value activities particularly in Tech businesses
through office development with a digitally led theme and an indoor Arena for music, comedy and
conferencing, all to increase footfall and encourage more living and working in the city centre in line with the
recommendations of SCARF.
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This builds on the city’s two University’s technical reputations, more specifically Swansea University and a
growing technology capability within the City.

The CCS project objectives are:

® Tocreate 100,000 sq. ft. of tech-offices at Kingsway — Digital Village.
* Adigital arena, hotel and public realm at Swansea Central - Digital Square (Phase 1)

The Council City Deal project is detailed in a Five Case Business Model which was submitted to UK and Welsh
Governments and has received significant scrutiny particularly around the need to demonstrate the overali
economic benefits generated by the project. The City Deal Digital Waterfront District business plan was
reviewed by Cushman & Wakefield to confirm the deliverability of the scheme, and the validity of the
commercial assumptions.

The City Deal, which intervenes to address market failure has now been signed off by both UK and Welsh
Governments and Swansea Councii. Swansea Council has received the Terms & Conditions which it has
agreed to in principle, to the extent that this will not impact on the ability to enter into the building contract.

Where ‘digital’ is concerned in a wider context of smart city technologies, these being key in looking towards
the future - there is a cross cutting City Deal Digital project in progress and officers are working with the City
Deal Digital project team to ensure Swansea benefits from this project and it’s separate funding.

The Digital Arena will provide a high-tech facility that would be capable of holding major digital events,
including worldwide computer gaming competitions and other digital and data driven events, alongside
more traditional live theatre and concert events.

The arena will be located within a distinctive new public square in Swansea City Centre to create a unique
destination. The Digital Arena will provide the digitally enabled conference and events space required by
Swansea’s tech businesses and Universities and help revitalise the environment and leisure offer of Swansea
city centre to attract and retain people and businesses in the City Centre.

A critical and attractive feature for local tech companies will be the digital capabilities of the Arena spaces,
including dense WIFI coverage. The new facility and digital infrastructure will encourage usage by tech
companies and should make it a natural home for digital innovation and creative thinking which could be
linked to the Digital Village.

The Digital Square Arena proposals have been developed in consultation with the ATG to incorporate their
specific needs for the different conference & events.

Policy Framework

The regeneration of Swansea City centre is underpinned by the key strategic policy ‘Swansea Central Area
Regeneration Framework (SCARF). The aim of SCARF is to make Swansea’s central area an attractive
destination for people to live, work and visit. It aims to increase footfall through the creation of a vibrant
mix of leisure, cultural, retail, office and residential uses. Swansea is identified within the framework as the
economic driver for the Swansea Bay City Region, with the Central Area providing the ‘public face’ of
Swansea and offering significant potential to create and stimulate further economic growth.
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SCARF evolved from strategic evidence-based research particularly that undertaken by The Strategic Insight
Company (SIC) and FSP described earlier.

SCARF states that Swansea is not currently meeting its potential, specifically:

“it suffers from a small resident population; a limited number of jobs; poor quality office accommodation
which delivers low rents; low footfall; a limited retail offer with significant vacant floorspace; and the lack of
major attractions to make it a destination”.

The Regeneration Framework also outlines the significant potential of the Central Area, particularly in terms
of providing a platform for growth in key sectors such as creative industries, professional business services
and ICT. Growth in these sectors, both in terms of GVA and new jobs, is further supported by the Regional
Economic Regeneration Strategy for Swansea Bay which included economic forecasting work.

The Swansea Bay City Region Economic Regeneration Strategy sets out a Vision for the region as:

“By 2030, South West Wales will be a confident, ambitious and connected City Region, recognised
internationally for its emerging Knowledge and Innovation economy”;

* with a productivity imperative to raise the City Region GVA per employee from 77% (in 2010) to
90% of the UK level; and

* objectives to shift the City Region’s economic mix to higher-value sectors and higher-level
occupations,

To achieve this, five strategic aims are identified:

® Business Growth, Retention and Specialisation;

* Skilled and Ambitious for Long-Term Success (Improving skills);

¢ Maximising Job Creation for All (Increasing employment opportunities);

* Knowledge Economy and Innovation; and

* Distinctive Places and Competitive Infrastructures (Land, property, transport and digital
communications development), Business Growth, Retention and specialisation.

The city centre is identified as a key location to support growth in these sectors and the resulting
agglomeration benefits that accrue. Recent Centre for Cities research also supports this approach to
diversifying city centres and unlocking their potential. The recent decline of the retail sector means that the
traditional retail scheme is not deliverable, and Swansea must consider the key elements of a new
retail/leisure scheme including local retailers and restaurants to utilise the catalytic effect of the Phase 1

project.

To achieve the vision for the Swansea Central Area of creating “a mixed-use location with a strong retail,
commercial and leisure heart supported by a vibrant resident population”, the framework sets out several
strategic objectives. As with the City Region Economic Strategy, these are closely aligned with the Swansea
City Regeneration Programme and include: building a competitive economy, supporting the development of
existing and new sectors; (originally) creating a high quality regional shopping centre*, with leisure and
mixed uses, and a high quality environment; establishing a destination city that will attract new residents,
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businesses, investment and visitors; and affirming Swansea’s role as a major UK regional city, which has a
strong cultural identity and heritage reflected in its Central Area.

*The original proposition derived from the early research to create a regional shopping destination was
revised following Rivington Land’s appointment and ensuing feasibility exercise.

These objectives and up to date market intelligence, will inform the production of the development
masterplan for Swansea Central Phase 2, which will be used to test the ability to secure significant private
sector mixed use investment in the city centre. The council has approved a ‘work-up’ budget to carry outa
feasibility for the scheme to a point where the site can be marketed to secure a private sector
delivery/investment partner.

Key Policy Targets

This critically important regeneration project is aligned with the following policies:

Corporate Priority — ‘Creating a Vibrant and Viable City and Economy’

Corporate policy objectives (see below).

Swansea Unitary Development Plan (2008)

Regional Economic Regeneration Strategy for Swansea Bay

Swansea Central Area Regeneration Programme - SCARF (2016)

Welsh Government’s adopted policies and best practice on place making and economic

regeneration which reflects the objectives identified in the Well-being of Future Generations Act,

A prosperous Wales and other relevant guidance.

¢ Beyond Bricks & Mortar (BBM) — Use of local labour through ‘meet the buyer events, plus
Targeted Recruitment & Training commitments including STEM contributions

e Affordable homes

e Playforall

e Green Infrastructure

e Access for all

® Cycling policy

*The six corporate policy objectives are:

e Safeguarding people from harm — so that our citizens are free from harm and exploitation.

* Improving Education & Skills - so that everyone in Swansea gains the skills and qualifications they
need to succeed in life.

¢ Transforming our Economy & Infrastructure — so that Swansea has a th riving mixed-use City
Centre and a local economy that will support the prosperity of our citizens.

® Tackling Poverty — so that every person in Swansea can achieve his or her potential.

® Maintaining and enhancing Swansea’s Natural Resources and Biodiversity — so that we maintain
and enhance biodiversity, reduce our carbon footprint, improve our knowledge and understanding
of our natural environment and benefit health and well-being.

e Transformation & Future Council development — so that we and the services that we provide are
sustainable and fit for the future.
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Appendix 11 sets out how these objectives have been addressed in the project and how the Future
Generations Act has been taken into consideration.

Benefits to Swansea

The City Deal with the arena is a significant public sector intervention to help redress the market failure
within key sectors of the Welsh and Swansea economy. The Arena project is not ‘the prize’ for Swansea, it
starts to drive footfall and increased city centre spend but the fundamental benefit is the catalytic effect on
private sector investment into further schemes to deliver the next stages of regeneration.

The UK wide PR for the City Deal and especially the Swansea projects have raised the understanding and
profile of the Arena project which has already stimulated UK and international interest in Swansea evidenced
by the response to the phase 2 launch through DIT at Mipim and the recent PIN notice issued to market test
the appetite of private sector partners to invest in the next stages of regenerating Swansea. RL understand
that there has been a strong response to this.

Alongside two expanding Universities and noting the recent introduction of 660 student beds in the city
centre in the last 4 years with a further 1,860 now under construction, the Kingsway public realm project and
Digital Village, Castle Square and Civic Centre redevelopment. There is also the ‘Copperworks’, ‘Skyline’ and
the Dragon Energy Island that is progressing.

This amalgam of regeneration projects, especially when promoted nationally is putting Swansea firmly on the
map of places where people and companies want to consider as a place to invest and locate.

Swansea Central Phase 1 in particular will generate an increase in visitors to the city (refer to ATG Business
Plan in Section 2.8) who will, however arriving, be met with a city that is transforming itself into a very
modern place.

Event days in particular, will see an increase in footfall and so expenditure. The ‘evening’ economy will be
improved, with not just extended hours of business for retail and particularly A3, but family dining and the
Hotel with the aim of boosting ‘tourism’.

The coastal park which has been developed will add a further ‘USP’ to the scheme. It will support the Arena —
providing additional outdoor event spaces, whilst adding to the overall attractiveness of the scheme and
providing vital inner-city green space to support city-living and working. It will provide local residents such as
Victoria Quay with such space as does not currently exist.

With Phase 2 potentially including an office Hub and up to 200 further residential units, the park provides the
platform for this to be delivered. The park and the green walls to the car park su pport the councils
commitment to Gl and meeting the aims of the Future Generations Act. Making the city centre a nicer place,
and once again - changing perceptions.

The phase 1 scheme is designed to be an ‘enabler’ for the Phase 2 scheme. The arena will generate
significant footfall and demand for further F&B and leisure uses. Phase 1 will demolish Llys Dewi Sant and St
David’s carpark to create a cleared site for phase 2 to progress as quickly as possible. A MSCP will be built
adjacent to the phase 2 site. This is in addition to highways works and service diversions assist in preparing
the way for Phase 2.
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3.0

31

3.2

33

Entertainment venues such as the Bonus Arena, Hull; the Echo Arena, Liverpool and the First Direct Arena,
Leeds along with examples that are further afield, such as Petco Park in San Diego and Staples Centre, Los
Angeles among other venues in the USA, have been credited as the catalysts for regeneration projects in
their cities, attracting investment including new hotels, bars and restaurants, revitalising their surrounding
neighbourhood’s/ districts and reshaping public perception.

Once developed, an arena’s overall benefit to the city should be significant, as a key attractor, and ‘anchor

occupier’. This should generate occupier demand, and consequently rental value and investment yields, for
commercial leisure occupiers and other city centre uses, particularly in the role of ‘catalyst’. It also creates a
need for hotels and restaurants, to meet the requirements of business and entertainment tourism linked to

the Arena.

The Swansea Arena will provide a unique regional offer that has the potential to act as a catalyst for
regeneration in the city and region.

Hull Bonus Arena has been named as one of the world’s best up-and-coming venues by prestigious American
publication Billboard. it is the only venue in the UK to be included in Billboard’s 20 Music Venues to Watch in

2019 list.

PROJECT CONTENT

3,500 capacity multi-function Arena with external LED “digital’ lighting
South Car Park — 345 spaces (Park Mark standard).

Bridge

Highways works including Wellington Street

New (part) covered Pedestrian Bridge — with feature ‘artwork’.

South Site shared space — access for servicing and enhanced pedestrian route to the Marina with
widened ‘arches’

e New ‘Coastal Park—c 1.1 Acres

¢ North Block including

- 33 new residential units

- ¢4,000 sgft new commercial units

- Multi-storey car park — 595 spaces (Park Mark standard).

Project Plans & Visuals
Refer to Appendices 7 & 8 respectively
Materials Commentary

The main materials in the scheme reflect both the outline and reserved matters planning permissions which
seek more aspirational appearance, along with subsequent council-led changes. In particular:
e Feature, folded, perforated, gold colour arena cladding with controllable LED lighting
Feature steel, gold coloured, patterned bridge
Dry Stone walling with extensive green wall
Feature gold coloured aluminium ‘fins’ to North car park
Coloured / patterned terracotta tile to prominent North Block residential
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4.0

4.1

4.2

Future Phases

A key aspect to remember is the need to continuously reflect on the outline planning permission and how,
given the phased nature of the project, future phases can be brought forward.

A feasibility for Phase 2 is underway and the starting point has been to consider, once again the content, in
terms of uses. At present there is a move towards the creation of a local authority led ‘office hub’ for two or
three of the remaining buildings. Options are also being considered for the inclusion of a reduced retail
content, leisure (A3, cinema) and residential.

One of the emerging key design constraints is the need for a different approach to drainage attenuation,
which has led to the inclusion of a ‘pocket’ square which is likely to have a high proportion of soft
landscaping. It is also likely that green rooves will be a feature.

At the same time and one of the remaining risks in the delivery of Phase 1 are the interfaces with the Hotel,
the public lift, the church, the utilities diversions and the North ‘ramp’.

Included for information in Appendix 12 is an early sketch plan of the emerging thoughts.

FINANCIAL

Approach

Generally, the capital required seeks to provide the content of Phase 1 and based on the research, this is
required to provide a ‘step-change’ in the perception of Swansea and particularly the city centre. Whilst the
content that is delivered will begin a reduction in leakage by the provision of a new Arena at its heart, itis
the use of Phase 1 as a catalyst which will then seek to attract new investment and delivery of future phases.

Phase 1 will bring new Annual Running Costs — which are then to be offset by the new income.

Throughout the process of design development, costs reviews and opportunities for value engineering have
been offered and considered with a view to reduce capital costs (net of the ATG variations) to a target figure
of - Generally, these opportunities have been rejected to retain content and quality. Additionally,
the council has instructed variations which otherwise would have held the contingency at previously
required levels.

Capital required

Rivington Land have provided separately, a detailed appraisal / cashflow specifically for the detail of the
costs spent to date, current accruals and construction stage estimated cashflow.

Current Expenditure -

£14.677M — expenditure to date (end Aug 19)

£4.092M - Estimated Accruals (Sept / Oct) inc balance of valuations for enabling works
£18.769M
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£24.117M - Approvals in place (fig from SC)
The pre-tender estimate and overall Total Project Budget (TPB) was made up as follows:

— Total development cost
— receipt from ATG for variations costs (exact fig thc)
— balance

Breakdown
_ — construction cost BCE (refer detailed breakdown, AECOM BCE#6)

Provisional Sums

— Contract Provisional Sums

— Client-side Provisional sums

overall (using the full CSA construction cost)

Project Contingency

{deducting . (concluded enabling works) off the construction cost for the purposes of calculating the percentage)

Financial Risk Register
- — A Financial Risk Register (pending approval by the council) is found in Appendix 1, which would
reduce the Project Contingency to an unacceptable level of -

_ - adjusted Project Contingency

The construction related contingency level required at this stage of the development is mainly dictated by
the level of detail and accuracy of the stage 4 design and the level of risk that the Employer holds.

This part of the overall contingency is to cover design, procurement and construction risk and now takes into
account the Brexit risk.

The overall Project Contingency needs to take into account a wider range of risks including the implications
of tenant changes, statutory changes, hotel integration, Church Hall relocation, Tesco, Alun Griffiths
{Wellington St P1 claim) etc.

Contingency also needs to be held for wider development issues, unforeseen development issues etc.
Combined contingency (construction and development) for this project should be held at 6.5%

Pre-Contract Total Project Budget — see table below:

DEVELOPMENT COSTS

SPENDTO
DATE

BUILD

PCSA

BUILD COSTS - COST PLAN ITEMS

BUILD COSTS - OUTSIDE OF QS COST
PLAN
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CONTINGENCIES
CHURCH / PARK & RIDE
ROL COMPENSATION,
CONSTRUCTION LEGALS
PLANNING COSTS
SURVEYS

LETTING COSTS

SALES COSTS

HOTEL FEES
PROFESSIONAL FEES
OTHER

PHASE 2 COSTS / FEASIBILITY /

PLANNING
SUB TOTAL

!”Fllllllllll

ATG RECEIPTS

:
.

TOTAL

With reference to the construction element, Buckingham then provided their contractor proposals {CP’s)
along with their Construction Sum Analysis (CSA) and returned figures to the Cost Consultant. The requisite
analysis having been undertaken the Contract Sum Analysis (CSA) has rendered the figures below —

Table redacted.
AECOM CSA Assessment

A proposed construction contract sum of before the application of Value Engineering atl
- giving a reduced sum of :

Taking the Construction Contract figure of_ the table below assesses that the Project Contingency
needs to be increased by - on the basis that an ‘equivalent’ - contingency level is to be applied —
which is now set out in the Executive Summary.

SWANSEA High-level cost summary - all figures in

- 01.10.19
millions
TPB %* %* Diff
%* | (BCE) TPB (CSA) | %* %*
PCSA {inc STS contractor fees) Yl | | | e | | |
Construction Cost | ] | | [] | [
Project Contingency -___. I I -__. I | =
Financial Risk Schedule** | | Ex | |1 | e | =
Adjusted Project Contingency | | | - | | [ .
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Additional funding required to
achieve Project Contingency of | Il = £3.288
6.5% 1 | LI |
All Other Costs | | e |
ATG Variations receipt | . N | |1 | i | |
Lo
Rounded
Fig
New
Project
- Cont’
TPB - Total Project Budget. BCE - Budget Cost Estimate. CSA - Contract
Sum Analysis. -
*Percentage of the Construction Cost less £3.2M Spent to date
(Enabling Works #18&2) B  Rounded fig
B cycorv
I  staffing Cost

£134.832 Total

** Refer to Appendix 1

Approvals to date (Fig' from SC} £24.117

Balance £110.715
Receipts

City Deal £22.849
Resi B
Cost of Project & Approval

sought s

WG Loan (£6.1 + £1m SC
Match) £7.100

Detail regarding project cost increases since Stage 3:

It should also be noted that the Stage 3 TPB included figures for the following works which the Council have
requested be included (or items which have subsequently become required) -

O RN AEWN R

=
= O

=
w N

Tree Translocations, budget ‘top up’ +£25K to achieve - ‘donation’ for new trees.

Venue interiors (Hull ‘up-spec’) +- (net position after VE)

Alternative Access Road (relating to the ATG Loading Bay variation & external security saving) +-.
Relocation of disabled parking spaces (Burrows Place)‘-.

Extension of Buckingham Pre PCSA and tender period -

Public realm supplement adjacent New Look (budget) -

Revetment wall repairs (budget) -— non construction contract allowance

Inflation update (estimate) for the PCSA start delay period -

ATG variation costs to the Landlord +£848K — but redeemed from ATG. Not all fees have been recovered.

. Church Hall and flats (relocation budget increase) - inc fees.
- Loges also instructed in two parts — Structural Alteration to be ‘Loge ready’ — - and subsequently

Loges themselves at -

. Replace gabians with green wall & dry-stone wall — cost inc & tbc
. EV charging points -
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4.3

4.4

14. Increase to building fabric specification for sustainability improvements — -
15. Retention of feature fagade to residential — -

16. Increased specification to parking equipment (Parking Matters) — cost inc & thc
17. LED specification increased - - {materials only)

18. Boulevard treatment added to balance of Oystermouth Road —-

19. South Car Park entrance changes — cost inc & tbc

20. North Block Ramp ‘compliance’ — cost inc & tbc

21. Recent PCSA extension fees — cost inc & tbc

Capital receipts

The ATG variations (capital, fees, contingency) — subject to Agreement of Deed of Variation has been
incorporated in the Total Project Budget costs earlier. Thereafter —

- — Pobl (subject to conclusion of Agreement)
£22.849M - City Deal
— Total Capital Receipt

Plus, a further grant for the bridge and boulevard works has been applied for.

£7.1M —there is in addition a loan from Welsh Govt (actual £6.1m plus SC £1.0M ‘match funding) being
applied to the scheme.

Scheme Income and Total Annual Running Costs

It is fundamental that the council has a clear understanding of its obligations in terms of maintenance costs
and costs required to create events outside the arena to support the success of the destination once the
Swansea Central Phase 1 scheme opens. The following summary therefore sets out the maintenance
liabilities, costs and potential sinking fund costs to replace assets and the sources of income from the
Swansea Central Phase 1 project.

The cost and income figures included within the Maintenance schedule are calculated, on a year 3 post
Practical Completion operation as this is the predicted full trading year of the arena (unless stated

otherwise).

The schedule also indicates how the costs have been calculated as Technical advice and cost estimates have
been provided by the relevant external consultants and Swansea Council internal teams using comparable
information from local, national or similar operational elements together with Institutional National data.

No allowance has been made for inflation, rent free periods, rental voids or increases rental income, RPI
linked increases or growth in car park income, however a draft business plan is seen below for continued
review. It is anticipated that up to a year’s rent-free period will be required to attract commercial
occupiers. Similarly, a notional allowance has been included for phasing the annual maintenance costs
during the initial period. It is anticipated that there will be a net position on cross subsidising early
maintenance savings to income voids.

The sinking fund figures are based on industry standards and lifetime of each asset and would create a
replacement fund to ensure the assets can be replaced when required.
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4.5

4.6

Income figures are based upon either actual existing income, for example LC and St Davids car parks, rent
included in agreements for lease with ATG or upon local comparable rental evidence. NNDR retained
contribution is also included calculated on 50% of rates payable for Arena, Hotel, Car parks and commerecial
units.

Scheme Income
— total estimated income inc full car parking
- deduction of existing car park income (fig provided by SC)
—net position
Refer Appendix 9

Total Annual Running Costs

(Running, Maintenance & Life Cycle (sinking fund) inc Management Requirements, new Staff and events
marketing). *Basis Council schedule Rev 12 (15" Aug 2019)

- - refer to Appendix 9 for detail

_— surplus

The estimated overall income and costs generate a small surplus of- p/a
Breakdown

Arena Rent / Ticketing:

Inclusive of loges (estimate)

The Arena also has an overage provision.

It should be noted that the Arena rent commences after 12 months

Commercial Units:

The emerging leasing strategy, suggests this could be bettered, but this will be dependent upon progress

with Phase 2.
There is a high risk that the commercial units may not be let on PC.

Car Parking: North + South and new arena derived day / evening
—net (after accounting for current income of -].

Note: No increase in tariff is proposed until year 3 and then at -

Income from St David’s Car Park has been discounted from calculations. It should have been St Mary’s {as
this is a temporary car park) but St David’s was less so that was removed as a more robust position,
Service Charge receipts: (inclusive of NNDR Retention (rates) of £127,000)

. /-
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4.7

4.8

Note: Nil from commercial inc currently.

Note: Pobl (note Pobl SC Cap)

Note: assumed ATG maxed out at - p/a capped

Note: assumed - p/a hotel

Maintenance (running costs and Life Cycle costings) continue to be developed and are estimates.

Business Plan forecast:

The attached schedule (Appendix 9) is divided into Running Costs, Maintenance Costs and ‘Sinking Fund’
costs that would support replacement at end of life. It has been produced by combination of the specific
Swansea City departments responsible for the day to day maintenance of car parks, public realm, highways
and parks. Where this has required specialist input — this has been provided my members of the design team
and contractor.

Of particular note is the arena cladding / LED’s, the bridge and public realm or specifically the park and
lighting.

10 year cashflow forecast: Table redacted

Approvals sought

Capital

—adjusted Total Project Budge
—further allowance for City-Wide CCTV infrastructure
- staffing costs
£134.820M - Final Total Project Budget

£24.114M — current approvals
£110.706M — new (balance) approval required.

-‘ — Pobl receipt

£22.849M — City Deal receipt
- balance required.

* Pobl receipt subject to completing Agreement

Scheme Income

p/a — total estimated income inc full car parking
a — deduction of existing car park income

p/a —net position

Refer Appendix 9

Approval is sought concerning the acceptance of these figures.
Noting there is no contingency or indexation allowed within these figures.
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5.0 REQUIREMENTS TO PROGRESS

Any prudent developer needs to assess if all the necessary conditions have been concluded ahead of
entering into the construction contract and has assessed the remaining risk in doing so.

5.1 Cabinet Approval
Noting requisite conditions that then are applied ahead of entering into the building contract.
Swansea to confirm receipt and Agreement.

5.2  Welsh Govt City deal T’s & C’s / Council Budget Savings
Swansea Council to confirm agreed.

5.3  Total Costs within Budget / Contractors Costs within AECOM budget cost estimate (BCE)
Inclusive of Project Contingency
Concluded subject to Cabinet Approvals

5.4 ATG Deed of Variation

The items now contained within the ATG Deed of Variation which is due to be exchanged ahead of entering
into the building contract are:

Alternative service yard access. Notably this is a key element to the ability to deliver the Hotel.
Tenant variations — updated payment schedule.

Revised Demise / Lease plans — in line with RIBA Stage 4 / Gateway 3.

Accounting for the loges introduction.

PN R

An assurance report from RH, DWF, Padstone and IPW will be issued in support of the Deed.

Swansea Council should not enter into the building contract until this matter is completed

5.5 ATG Gateway 3 Approvals
See separate IPW and Padstone detailed report on the ATG Gateway 3 status.
ATG are to confirm, ahead of the council entering into the building contract, that Gateway 3 is approved and
any mutually agreed matters that are Category ‘B’ are correctly documented. Category ‘B’ means matters that
are to be resolved during the construction stage, but which are agreed by all parties as being manageable.

These matters have been included in the building contract with clear responsibility being with Buckingham.

Itis the view of the team that these outstanding matters can be managed during the next stage and whilst this
presents some additional risk these are considered minimal compared to the cost risk of project delays.

ATG had until 15" October to confirm approval to Gateway 3, at which time a response has been received
which is being analysed as being acceptable ie without substantial caveats.
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5.6

5.7

5.8

The main items on the ‘Category B’ list ie, yet to be resolved are below. These are not necessarily unusual for
this stage of design and considering that they are backed into the building contract, are considered
manageable with a limited degree of risk. A more detailed / extensive list is being managed by the project
team.

Foyer —feature ceiling

Foyer floor (also on BCGL & Council outstanding matters schedules)
Foyer ~ freestanding bar and merchandising furniture (security).
Service Yard — waste area and vehicle manoeuvring (now resolved)
Cladding — particularly, cable management.

vk wN e

In consideration of this added risk a cautionary sum of £100K has been added to the Financial Risk Schedule to
account for a worst-case scenario on the outstanding matters.

Swansea Council should not enter into the building contract until this matter is completed
Planning Permissions & Conditions

The required Planning Permissions are in place — noting there are several NMA’s that do require to be

submitted.
The pre-start planning conditions are largely in place with the exception of contamination - which would

ideally be resolved before start on site and relates to the recent discovery of what has now been identified as
a local contamination ‘hot-spot’ in the area of the North Block.

This is however a contractors’ risk item and is mitigated by way of the North Block (main) works starting until
after Christmas 2019,

Building Contract

Swansea Council need to approve the content of the building contract which is approaching conclusion and
will be provided with the usual assurance reports.

Swansea to confirm approval to the Building Contract.

Tesco / Wellington Street Phase 2

The terms of the legal agreement are agreed with Tesco and this has now been passed to their landlord for
approval which also requires a formal red book valuation. We have been informed by Tesco’s landlord that
once papers are issued to them for approval the process, to include the valuation, will take a minimum of 8
weeks. We understand that these papers were submitted to the landlord on or around 20t

August. However, with the valuation remaining outstanding, the earliest date therefore that we can expect
to exchange the Tesco agreement is the latter part of November.

The risk remains that the landlord approval is delayed further, there is an issue with the valuation or indeed

Tesco feel they have a ransom situation and choose last minute to try to renegotiate despite the proposed
works already being to suit their requirements.
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5.9

The current assumption within the draft building contract documents are the Tesco compliant works {option
A).

Given the potential ongoing delay to the Tesco agreement and to enable the project to progress we have
recommended the following:

a. The building contract negotiations are concluded on the basis of option A as it is the more
expensive solution and therefore the financial worst case,

b. Without Tesco agreement signed the council will need to rely on the confirmation from the
highways department that option B is acceptable,

c. Prepare the building contract in such a way that protects the client in the event an early variation is
sought to revert to plan B,

d. Inthe event that the Tesco agreement has not exchanged by the end of October instruct the design
team to progress the design information for plan B (see CDF82 for required fees).

We are in regular contact with Tesco and remain confident that the agreement will be concluded but the
above action is a prudent response to the ongoing risk.

Historically Tesco have been extremely tardy in coming to the table and agreeing works which they originally
requested in order to avoid their objecting to the outline planning permission.

Having designed a more expensive, but improved highways solution for Wellington Street, only the first part
of the works were able to be completed {on highways land) before works were stopped and transferred into
the main contractors works, as works on Tesco land could not be completed without Tesco’s Agreement being
in place.

The second phase of the Wellington Street Highways works cannot therefore be instructed until a 3" party
agreement is entered with Tesco and it’s Landlord.

The Agreement will either need to be concluded before the main contract is entered into or the ‘plan B’ option
for the highways works must be sufficiently developed and approved by Swansea Highways department and
sufficient time available to complete the design and construct it ahead of the re-programmed works dates.

BCGL have been instructed via a variation to include both options in their contract works and if Tesco is not
exchanged, additional fees are required to progress ‘Plan B’ to achieve the critical path works date. Instructions
have now been given by the council to proceed with the next stage of design.

Residential (Pobl)

Swansea Council have agreed to ‘step-in’ to be the residential developer for the purposes of completing this
pre-condition to entering into the building contract. This is with an acceptance that:

1} If Agreement cannot be achieved with Pobl — the - receipt will not be forthcoming.
2) The design, specification and maintenance liabilities are acceptable to the council.

The agreement for lease with Pobl for the residential component is in a virtually agreed form. As the council
is aware Pobl has made its grant application to Welsh Government, with accompanying valuation, to confirm
grant availability and any conditions to be imposed.
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Pobl, on the 28" August, advised that Welsh Government has decided not to offer the usual form of grant
and instead referred to a new emerging from of housing grant that we understand is more akin to a loan,
information that has been corroborated with the council’s housing department.

This structure is new to Pobl and therefore time is being taken by them to understand the implications
further. We understand that Pobl and Welsh Government are in active dialogue and are aware of the
urgency.

What has now been negotiated is that the grant condition has been removed from the Agreement. This is
seen as a benefit in that it commits Pobl to payment of the - premium.

Otherwise, it is agreement on service charge which is the main point that needs to be concluded.

The building contract assumes the residential accommodation will be built to the specification as per the
Pobl agreement. Under normal circumstances we would not recommend entering into a building contract to
provide specific accommodation to an agreed specification if the legal agreement for the buyer is not
exchanged.

At present therefore, as it is unlikely that the legal agreement will be exchanged and rendered unconditional
before the issue of the final cabinet paper and therefore would otherwise likely delay start on site beyond
November 10t the means to mitigate this risk and ameliorate the issue - the Council has stated its willingness
to step in as the residential developer/owner in the event a deal with Pobl cannot be secured in time.

We would recommend that negotiations and discussions are continued with Pobl with a view to concluding
the agreement as soon as possible however in parallel the Council confirms that it is willing to step in and
that failure to secure Pobl by the cabinet date should not delay the execution of the building contract. In
taking this action we would additionally recommend the Council do the following:

a.  Review the current design, layout and specification of the residential and confirm its acceptance
of the same,

b.  Commission an independent opinion of value of the accommodation assuming the apartments are
sold individually or as a block to an investor. This is purely to understand the basic financial
implications on the appraisal of taking control if required,

¢.  Review and approve the scheme appraisal with the - receipt from Pobl removed.

Advice to date has highlighted the potential requirement for higher than normal service charge where the
fagade is concerned as the material proposed may need annual cleaning, may need higher maintenance and
will need replacing during the 125-year lease. This has meant Pobl re-considering their position on service
charge, as there is a limit as to the maximum rent and service charge that a Registered Social Landlord can re-
charge to it’s tenants and Pobl had not accounted for the ‘abnormal’ material choice.

Pobl have subsequently sought to agree a cap on its service charge level (facade, Insurance, roof and
management charges). The agreement now reflects an annual payment from Pobl to the council to cover these
items inclusive of a sinking fund.

It has however, been highlighted to the council that this could be an issue if it sought to sell the freehold.
Swansea have accepted this on the basis that it is unlikely as they wish to retain the freehold due to the building
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5.10

5.11

being a mixture of uses. The risk ultimately is that the CPI indexed, capped amount is less than the replacement
cost.

Throughout the process Swansea Council Housing department has been kept fully informed of the design and
process in general.

An assurance report will be provided by Rivington Land / DWF / Padstone ahead of the council entering into
the agreement. The council have been fully engaged at all stages of the process.

There remains a Welsh Government Restriction on the title relating to the St David’s Centre purchase, loan.
It is understood that this is being dealt with via an exchange of letters between Swansea and WG, whereby it
is anticipated that the restriction, for the time being, will be ‘passed-through’ to the Landlord (Swansea) —
allowing Pobl to register their interest in the title. It will be the same case for ATG regarding the Arena and
the commercial units.

Cabinet approval is sought to proceed on the basis of the council ‘stepping-in’ as residential developer and
acceptance of point a-c above.

Swansea Council Design Approvals

Swansea City approvals have been received for all aspect of the scheme, inclusive of Highways, car parks,
parks, play, housing, sustainability, digital departments and with, of note — the introduction of the following
variations:

Green Wall,

Extended Boulevard treatment (Highways)

Higher wattage (dim-able) LED’s,

Digital infrastructure and specific projects

Re-designed North Block inclusive of a re-appraised East-West ramp and steps /ramp to the residential & car

park entrance.

South car park improved pedestrian access route,

ATG variations - recessed loading bay (including, reverting to the pedestrian friendly servicing access
between the Hotel and LC — which also picks up the resolution of the security related matters involving
protective bollards and coach drop-off, whilst retaining the key widened pedestrian link to the marina).

Swansea City (all stakeholder departments) approvals have been received, via a co-ordinated response via
the development department.

A schedule of the council’s comments has been agreed and included in the contract to safeguard the
position.

Itis noted that the North Block has completed Stage 3 and Stage 4 is nearing completion.
Estimated Income and Annual Running Costs

Swansea to council to confirm acceptance of budget estimate status and the potential figures included along
with the risks of not fully achieving the estimates or on the dates (eg rent free, letting risk)
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5.12 3" Party Land Acquisition / VP

Waterfront Museum:

LC2:

Title Indemnity Insurance:
Quotes are being obtained by Blake Morgan and at present there is the ability to place this Insurance at
premium cost of

Church Hall / LLys Dewi Sant:
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5.13

5.14

5.15

5.16

6.0

6.1

Remaining St David’s Unit shops adjacent New Look:
Vacant possession has been achieved and the building is being prepared for demolition either as part of the
PCSA or early in the building contract depending on final timing.

Statutory Permissions

The Bridge and Revetment Wall AIP is agreed — detail is to be completed.

Necessary early stopping-up orders are confirmed

TRO'’s to be made as part of the construction stage.

Building Regulations is covered under design development is with the contractor where ongoing risk is
concerned.

Planning is covered separately.

DCWW build-over agreement — completed. Previously a pre-contract condition.

Utilities

The team have identified the necessary services diversions and new services required across the Phase 1 site,
but also with a view on the potential needs of Phase 2 where diversions are concerned. Early orders have been
placed and will continue to be placed directly by the council - but the contractor is responsible for managing

this process.

Client-side ‘monitoring team’

ACME / Curtins comments have been taken into consideration during the review of Contractors Proposals and
the position recorded on the Swansea Council design approvals schedule. These comments have also been
agreed with BCGL and ATG as appropriate.

End of Stage Reports: the Padstone, AECOM, IPW and Gowling - these reports are provided separately and
should be read in conjunction with this report.

PROGRAMME

Key current / future programme dates:

May 2019 — Enabling Works commenced on Site

Nov 21% 2019 Cabinet Approvals

27" Nov 2019 — Main Works start on site

Jan 2020 — demolition of remaining St David’s unit shops

Jan 2020 — Oystermouth Road pedestrian bridge removed (target)

November 2020 — new bridge installed (not in operation)

7" June — MSCP & Residential completes

January 2021 — target Hotel start on site subject to progress with bidders and VW grant
23 June 2021- practical completion (subject to serving of 6 months’ notice to ATG)

23" June — 23" Sept 2021 — earliest Arena opening subject to negotiation on the 4 month ‘buffer’
period

e 2" Aug 2021 Demo St David’s car park / Llys Dewi St

There is an Increased likelihood that Opening could be +6-months due to Brexit Risk.
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6.2  There are a number of sectional completion dates contained within the building contract which will allow the
monitoring of progress. These are detailed in the Padstone report.

7.0  DESIGN DEVELOPMENT - RIBA STAGE 3 & PCSA/RIBA STAGE 4 (including Building Regulations)

7.1  Please refer to Padstone End of Stage report for further detail

The scheme has evolved through the RIBA stages of design and has paused at these recognised junctures to
re-evaluate quality, costs and programme. When value engineering has been applied —an uncompromising
design led approach has generally been maintained as it is recognised that the scheme needs to set a high
quality benchmark to position it on a national / international stage and ahead of other design phases and
create a ‘step-change’ in the way that Swansea is perceived.

Coming into the PCSA/Stage 4 design stage, cognisance needed to be taken of the Stage 3 design process,
which had encountered a number of significant design challenges, these being:

Changes to disability regulations (impacting car parking and ramp gradient).

The bridge (inclusion of cover and introduction of additional engineer).

The refinement of the brief for the coastal park and subsequent relocation of the overspill parking into
the North Block and need to revise the parameters planning approval.

The discovery of the need to support the revetment wall structure (& subsequent need to agree and
submit planning and Listed Building applications).

Increased security measures (post Manchester).

Arena variations (Landlord’s and Tenant’s) including dropped service bay & re-arranged kitchen / plant
space and alternative access to service yard.

Value Engineering at the time focused on M&E, Security (bollards) and interiors along with the significant
decision to re-design the North Block.

This stage has also had a number of variations to capture, these being:

North Block (inclusive of — Multi-storey car park, Residential & Commercial & East-West ramp
Additional Boulevard works

Introduction of a Green Wall

Gabian Wall replacement — throughout (South, North & Bridge)

South Car Park, pedestrian route

Introduction of additional sustainability measures

LED’s (up-spec to 1W fittings)

7.2 Rights to Light and Neighbour feedback

Rights to Light was originally a pre-contract condition

Design development had to take on board the potential for the orientation and massing of the Arena to
impact on adjacent property rights. Residents made representations at the first planning application meeting
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7.3

7.4

and whilst the consent was granted the Arena was re-oriented to significantly reduce the impact of the arena
on the adjoining residents.

There has been an ongoing dialogue with Residents of Victoria Quay, in particular, which sits alongside the
formal Rights to Light Process (detailed later in the report) and extends from the wide public consultation
and concerns raised by neighbouring properties from an operational perspective.

The Council approval to use $S203 powers for the South site only (excl North Site & Hotel). This was given on
17" January 2019 and the 3-month challenge period concluded without objections. This has significantly
reduced risk where there would otherwise be the potential for an injunction.

Residents were informed of the potential for compensation and they appointed legal advice and a surveyor
who were advised that funds were available to assist their review on appointment of an appropriately qualified
surveyor. Presently we are awaiting formal feedback from the residents’ surveyor ahead of seeking to conclude

negotiations.

Compensation is due to several of the properties and a budget sum is contained within the TPB which is
considered sufficient to cover this cost.

Public Relations management has been a key part of this process which the Council are undertaking internally
and with the assistance of Rivington Land.

In addition, the Tesco property has been tested against the re-designed North Block and the specialist advisor
(Malcolm Hollis) has confirmed that Tesco is not impacted and cannot bring forward an injunction that would
be successful.

Similarly, the Church Hall has been tested with the same conclusion.

Phase 2 and the Hotel will need to be re-tested relative to the emerging designs for those elements.

Security

Following the well-publicised incidents in Manchester and Westminster a full review of the project security
risks was undertaken by ARUP and this has been further presented and comments received from WECTU.
These measures have added significant costs and added time to the project.

Design Quality

Throughout the design process there has been a consistent drive for the scheme to set a high benchmark for
design and in doing so provide clear evidence to the visitor and potential investor that Swansea is changing.

There is an uncompromising design quality and uniqueness, whether this be the Arena, the bridge, the
residential, the coastal park or the car parks or the extensive public realm that encompasses ‘digital plaza’ or
the ‘north-south” spine which reinforces the route for future connectivity to the seafront.

The scheme therefore makes a significant statement in terms of changing perceptions of Swansea City centre
locally and nationally of a city which is confident in its future and provides the catalyst for future phases and

wider projects.
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7.5

7.6

Digital

The digital background to regeneration is set-out in the City Deal bid as a theme which is now embodied in
the visual appearance of the Arena with 70,000 LED lights which allows an array of experiences ranging from
pure light shows to the ability to potentially advertise forthcoming events in the city. This imagery will be
recognised world-wide.

The council has approved the installation of Digital Ready Infrastructure (DRI) to allow Phase 1 to have
flexibility and to be connected to the wider city digital network and included in emerging ‘smart city’
technologies, which are part of a separate council initiative.

Phase 1 will be Wi-fi enabled in the public realm areas — this aspect is currently in discussion with existing
provider, BT, and is seen as an extension to the current ‘In-Link’ system with a combination of antennae and
physical ‘In-Links’. The ability to improve the current connectivity is reliant on BT, but also the future
potential to increase bandwidth via potential new fibre connection and the city’s approach to ‘Smart City’.

The council has approved the principal to act as a digital ‘test-bed’- subject to referral to the ‘digital board’ of
each workstream. In this regard the city is working with the University and others to encourage educational
digital-led initiatives. Outside of this - there are ongoing discussions with the likes of Tesla, RS Components
and Lego for example.

Phase 1 sees a CCTV upgrade to digital, providing 78 new camera’s — equal to the current number in the rest
of the city. This has helped by giving local residents confidence. Work is continuing with BT and the Swansea
procurement team to review wider city requirements including the location of the control room and need to
upgrade equipment within it.

Digital Bamboo is a further illustration of the drive to be different. Inspired by other, similar types of lighting
‘interventions’ from around the world — ACME are leading this initiative to add further ‘artistic’ interest in
the scheme, which is something that could be taken further afield in other projects in the city.

Arena

This stage of design process has been the most detailed to date with a wide range of matters having been
considered from catering layouts, plant and machinery, room layouts, reviews of the movements of people,
the cladding,

Interiors has been an area which has consumed much time and effort as the contractors’ proposals, the
stage 3 design intent and the expectations of tenant and the client have had to come together alongside
costs and programme considerations. The latest interiors ‘pack’ can be seen in Appendix 10.

It is the team’s belief and that of the council that the original design intent has been preserved with the
focus on public accessible areas as that requiring the most special attention and which continues the ‘outside
to inside’ materials theme. In this regard it has been agreed to continue with a higher quality foyer ceiling
option and where the exterior LED’s are concerned to increase the specification in terms of brightness (with
controllability).
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7.7

The auditorium has also been an area to receive much attention with the brief to be more inspiring than
Hull. This has been achieved by the inclusion of ‘V-cut’ feature baffles to the side walls. Final colours
(throughout) are yet to be decided in many areas, but the feature ceilings retain the ‘copper / gold’ colour
theme and the foyer floor a pink aggregate affect.

As one can imagine — the operational characteristics have been the main area of concern for the tenant and
ATG and their team have been given every (relevant) piece of information along the way with many options
being explored to their satisfaction.

Key dimensions / areas are being highlighted to the contractor as part of the final contract documentation.

As previously explained - as part of the legal document with the council, (the Agreement for Lease), ATG
have the right to input into and comment upon the design development, with due regard to be paid to their
comments. There is also a formal process for ATG approval, through a series of ‘Gateways’ at the end of RIBA
design Stages 2, 3 and 4.

The Gateway process requires that ATG are provided with a defined set of information, including the latest
design information, updated Facilities Description, an updated FF&E schedule, a cost projections brief and
programme for review and sign off. ATG typically has a period of 10 working days to provide comments
during the process and at the completion of the gateway, a period of 15 working days to provide its sign off
once the information has been provided.

A lot of preparation work has been undertaken with ATG prior to the current Gateway (3), in terms of
sharing design information and receiving ATG’s comments on this in order to manage out any potential
surprises arising at the Gateway.

The above process allows for certain design matters to be carried forward in to the next stage of design —
known as ‘Category B’ approval. With the next stage of delivery being an instruction to enter into the
building contract, there is an increased emphasis to assess the remaining risk (cost) and responsibility to
complete these matters.

The team, ATG, the contractor and the council have assessed these matters and consider it appropriate to
move forward and be able to manage these to a conclusion. A schedule of ‘Category B’ items is being
managed by the project team.

Transport (Car Parking & Car Parking)

The scheme provides for two new ‘Park Mark’ standard car parks which will use ANPR technology. The car
parks have been designed with ease of circulation in mind and include LED lighting with future maintenance
in mind.

These car parks will support the City Centre, the Area, Leisure Centre and Waterfront Museum. The scheme
has contributed to the expansion of the park & ride provision, which will cater for the busier events and
which will also be the location for coach parking and show vehicle hold-over / call forward operations.

The table below shows the current and proposed position with car parking, which needs to be considered in
the context of the St David’'s and Quadrant currently running at under capacity and the inclusion of an

additional 300 car parking spaces being provided at the Fabian Way park & ride.

47 |Page



SWANSEA CENTRAL PHASE 1 Confidential & Business Sensitive

Key Stage 4 Report — Draft
Subject to RH Board Approval SW Draft 07.11.19 Rev O (R)
Existing Parking Proposed Parking |
Car Park | Spaces | Car Park | Spaces
LC2 408 Arena [345]
St Marys* | 294 North [595]
St Davids | 493 MSCP
Quadrant | 547 Quadrant | 547
Park+Ride | 0 Park+Ride | 300
Total 1742 Total 1787

7.8

Mayer Brown

*It should be noted that St Mary’s (surface) car park has been of a temporary nature, since the demolition of the larger part
of the former St David’s Shopping Centre.

Discussions are also underway between officers and transport providers to ensure adequate public transport
and park & ride provision.

A transport assessment was undertaken as part of the outline planning process and care has been taken to
cater for the continued support of the city centre whilst works are on site. Fundamentally, the new car parks
will be opened before the St David’s car park is demolished. Communication with the LC and Waterfront

Museum has been continuous.

A car-parking phasing strategy has been developed and instigated as was required by planning condition to
ensure maximum availability to support the city centre during build and liaison with the LC and Waterfront
Museum and local residents has been continuous.

The construction process has set-out that the new North (MSCP) must be operational before the demolition
of the existing St David'’s car park.

Additional ‘Boulevard’ treatment has been extended to areas of the highways works as a variation to the
stage 3 design.

Wellington Street Phase 2 works (adjacent Tesco) has been fully designed and approved and it is the aim of
the team to complete the works — subject to concluding an Agreement with Tesco.

Stopping Up, Traffic Regulation Orders & Adoption matters are in hand with Swansea Highways department.
North Block (inc Residential & Commercial)

The reason for specifically including a section on the North Block is due to decision that was taken to review
and ultimately re-design this building — that has proven to have been of great benefit. North Block ‘viability’
was reviewed as part of a wider Value Engineering exercise at the end of Stage 3 —in particular due to the
delivery issues being caused by the Welsh Water sewer in Albert Row and the need to secure an agreement
with Tesco.

Having identified the potential for a circa - (net) saving — there was an inevitable delay in the design
and procurement process, which has subsequently been recovered.

Obtaining Pobl agreement to the revised layout was required and despite initial views regarding planning
revisions —a S73 process was required. Where procurement was concerned - it was agreed that package
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tender returns for the wider project would be used to inform and agree a ‘fixed’ figure for the construction
such that this would be available at the same time as the main process was looking to be agreed.

The commercial aspect of the North Block was de-risked by reducing the quantum from around 10,000 sqft
to 4,000 sqgft whilst maintaining an active frontage and a combined approach from the project cost
consultants and Pob!'s were able to produce an acceptable budget cost estimate for the purposes of the
Welsh Govt (original} grant application.

The saving on the north block was achieved and additionally - was returned to project fee contingency
at the completion of the stage 3 design for the block.

Also worth noting was the need to consider the unprotected areas regulation being enforced by building
control. Buckingham and their team have taken this ‘risk’ on board at the time of setting a budget figure and
are working to demonstrate the means of avoiding the need for sprinklers.

The North Block forms an essential link to the city in the context of the phased approach to delivery as it
contains the pedestrian ramp. The design has retained the gold fins and ‘high-spec’ residential cladding, the
canopy and focal commercial units.

Residential

When options were being considered there was an overwhelming desire to retain residential in the building.
This has resulted in an increase in the number of residential units and car parking spaces along with the block
becoming more visually appealing.

It was during the previous stage when the opportunity for to be the development partner for the scheme
had been tendered with Pobl {(a Registered Social landlord) being confirmed as the successful bid. This was
based on indicative designs for 24 units.

The design has subsequently been developed with POBL and increased to 33 units and is fully DOR
compliant. The residential aspect has been presented to Welsh Government as part of the grant application
process.

Pobl’s preference in the design process was to remove the original courtyard and so its maintenance cost, Pobl
also preferred the reduction in common parts and hence reduced service charge levels and the simplified
demise. The unit type ratio is 14 x 1 bed and 19 x 2 bed units.

Swansea Council wrote a letter of support to Welsh Government highlighting the importance of this first
residential element within the overall regeneration scheme with the aim of obtaining a further ‘regeneration
grant’ which could have been up to £300,000. Unfortunately, this was not secured.

In regard to the Social Housing tenure, Pobl has also provided a non-binding side letter stating that it will,
where possible, seek to find tenants that are typically — key workers.

The external specification allowance for the residential has been retained throughout the process as a coloured
tile as part of a ‘rain-screen’ external wall construction. This being part of the drive for a high quality and
modern appearance for the scheme, especially given it's prominent location.
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7.9

7.10

Commercial (inc Pod ref — detail in Coastal Park)

The extent of the commercial units in the Phase 1 scheme has been reduced to reflect the current and likely
future market, partly with a view to Phase 2 but also seeking to retain the aspiration of ‘active frontage’ en-
route to the Arena.

Commercial units have been placed to be attractive to potential food & beverage operators (& retailers) on
the journey to and from the arena and are provided with shopfronts. A digital shopfront is envisaged as part
of the promotion of the digital theme.

In addition, there is a café/restaurant in the coastal park forming a focal point for activity. In addition, there
is the ability to add a further ‘pod’ in digital square, subject to some further design considerations.

Coastal Park

During the course of design development further reviews were carried out relating to the location of
overspill parking and have resulted in the inclusion of the ‘coastal park’ and relocation of this parking to the
north of the site. This aspect is seen as a further unique characteristic of the regeneration and adds to the
Green Infrastructure (Gl) and ‘greening’ policy of the council. It is also a key feature to help support living
and working in the city centre.

The design and planting of the coastal park is themed on the coastal dunes environment of Swansea Bay and
importantly follows the Future Generations Act policy and its objectives as it also includes extensive ‘play for
all’ activity equipment.

The park will include a ‘pavilion’ café and contain ‘break-out’ spaces for use by the Arena and the council for
events outside of the Arena’s programmed events. The park will support both existing residents, notably
those on Victoria Quay, new residential within Phase 1 and further residential content expected in phase 2
whilst otherwise continuing the ‘green artery’ and providing much needed open / green space in the city.

The Annual Runnings costs include a sum for additional staff for this area which would also provide support
on event days.

Gabian Wall replacement / Green Wall introduction

Post Stage 3 approval, the council requested that the previous ‘gabian wall’ cladding solution to the north
block, bridge supports and south car park (Oystermouth Road elevation) be reconsidered along with the
introduction of green wall following the emerging Green Infrastructure (Gl) policy.

Specialist consultant ‘GI’ provided input to the green wall part of the review process and additional fees were
agreed to develop this variation to a conclusion which is now captured in the building contract but which will
require a planning NMA and update to Listed Building Consent where a ‘dry-stone’ wall is to be incorporated
at additional cost.
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7.11

7.12

7.13

7.14

8.0

Bridge

The design of the pattern for the bridge has been a focus during the latter part of the stage, with several
‘concepts’ having been developed. Whilst the design has to conform to specific technical constraints, the
brief has been to create a timeless design specific to Swansea.

A local artist’s designs have been taken forward for further consideration by the council ahead of the need to
confirm the same to the contractor as part of the critical path delivery programme.

At the same time the Swansea Highways technical approvals have been advanced and now need to be
completed alongside the adoption process. Maintenance considerations have been a consideration in the
evolving design and these are now captured in the Annual Running (Maintenance) cost schedule.

Temporary Uses

A provisional sum exists within the Total Project Budget in the event that Phase 2 is not immediately
following the completion of Phase 1. Some initial work has been done to consider what these uses might be
and what temporary infrastructure might be required — eg temporary east — west access ramp, power and
drainage.

Building Control

At the beginning of the Stage Swansea Building Control highlighted major concerns regarding the engineered
means of escape methodology. This was resolved and - additional cost was identified to the BCE.
Buckingham are now responsible for the plan approval and delivery of the building regulations and the client
team are monitoring this. Swansea Building Control are providing the approvals service.

Client-side Monitoring / Design

Architects Roles: The ACME designed scheme has been taken over by the contractors’ team whilst ACME
have been retained in a ‘client-side’ role. ATG have been fully integrated into the technical design process,
which has benefitted from the introduction of AFL (contractors’ architect) — who have a proven technical
track record and recently delivered the Hull Arena. Specialist arena consultants, Mott MacDonald, are to
provide an on-site monitoring role on behalf of the client whilst ACME have been retained to develop the
‘Pod’ in the park and digital bamboo, whilst continuing to provide an overarching masterplan role which also
picks up matters such as overseeing the bridge pattern

Engineer Roles: Curtins role with the contractor has been divided to include Ramboll as specialist structural
engineer for the Arena. Curtins have been retained in a client-side monitoring role.

Murphy Facades have also been retained as client monitor during Stage 4 regarding the facades.

PLANNING
Applications and approvals
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9.0

The changing market conditions and uncertainty in the retail market led to the need to ensure that there was
flexibility in any planning application. This uncertainty led to the decision to acquire an Outline with
Parameters planning permission with fixed access routes, but a range of building sizes and heights and well
as a range of uses for each zone of development.

The respective Design and Access statement was a significant document and provided a clear indication of
the scheme parameters and possibilities that could be delivered through the application. The permission also
allowed for the regeneration to be delivered in phases. This allowed the potential scheme options to evolve
through the design development stages, before a Phase 1 scheme was settled.

The consultation process has been praised for it’s wide ranging and regular updates to the public and local
stakeholders. Design Commission for Wales and Cadw have also been consulted and have provided positive
feedback in consideration of the phased nature of the delivery.

Consultation has shown that there is clear demand within the local population for an arena as the area was
supported by 84% of respondents. Appendix 13 contains a copy of the original Outline Permission
‘Statement of Community Involvement’.

Savills have advised and managed the planning process, whilst Bryson Consulting and Redwood have
provided public consultation management inclusive of the statements of community involvement.

The ‘outline / parameters’ permission has allowed the scheme to be revisited and amended to overcome
problems and improve delivery of the scheme. Phase 2 options are now being tested against the approved
Phase 1 and current market conditions.

Appendix 6 schedules the Planning Permissions and amendments obtained along with the conditions
discharged or to be discharged.

Conditions

All conditions necessary to be discharged prior to main start on site have been discharged, excepting one
condition (see earlier section). There are a number of conditions to be discharge at milestones during the
delivery which typically include materials sampling.

One of the most important remaining key conditions that is to be discharged prior to scheme opening is the
Arena Management Plan, which requires involvement from ATG and multiple council departments.

ART STRATEGY

An art strategy is a planning condition. This has been led by the council’s head of Art & Culture with support
from the RL team and local artists as has been and may be appropriate.

The art strategy will be quite ranging from utilisation of the site hoardings, to creation of events during

construction, to use of the Arena digital skin, the pattern on the bridge and placement of bespoke screens on
digital square and ‘digital bamboo’ — lighting features.
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10.0 SUSTAINABILITY

11.0

The Preliminary Ecological Appraisal carried out at the time of the Outline planning application stated ‘the
site was found to have very limited ecological value due to the predominantly artificial and manmade
habitats, with limited potential to support protected and notable species.’

As the design was progressed the specialist consultants (PBA) developed a strategy and technical note which
was used for the purposes of the reserved matters planning application for the project. This can be found in
Appendix 14.

The design of the scheme which has developed to include a ‘coastal park’ and more recently a ‘green wall’ to
the north side of the arena car park have been a response to this and the more recent Gl policy.

The sustainability targets for the project were agreed with the Council and were included in the Stage 3
design report and formed part of the Contractor tender documentation. This aspect forms part of the
delivery of the Future Generations Act.

During the PCSA period the requirements for sustainability measures in the project developed with the
Council directing that Green Infrastructure and Energy use reduction should be the focus of the sustainability
requirements for the project. This has been incorporated by the introduction of a green wall to the North
elevation of the South car park and the agreement to increase the target for energy use reduction in the
residential building by a further 10%.

The BREEAM target was set at “Very Good” for the venue and at the end of Stage 4, the BREEAM assessor
advised that the scheme design is on target to achieve that rating. Refer to Appendix 14 for a current
statement regarding BREEAM.

This approach has superseded the original requirement for 10% renewables on site energy which has proved
cost prohibitive and technically difficult to incorporate into the scheme design. There is the provision for the
venue and residential to have a future connection to a District Heating System.

in addition, a ‘brown’ roof is being installed on the residential block.

LEASING STRATEGY

The following summary is taken from the draft strategy document currently in circulation with the council:

e Nationally, there is short term as well as structural retail/F&B market shift which has created
challenging market conditions

e Phase 1 Scheme has adapted and reduced quantity of retail / F&B

* ‘Bestin class’ local and regional independents, with good track record being targeted

o Aflexible leasing strategy to be devised that can be adapted to the Swansea market (this could include
management contract approach for the Pod).

¢ [nitial on the ground research of operators undertaken

» Strong local based independent operators already identified and engaged
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12.0

12.1

* Rents and incentives have a conservative profile to secure new lettings

e Turnover top up rents may be a way of increasing value but de-risking for a tenant.

*  White box fit outs to be considered for kiosks

e Kiosk space can be combined to cater for a wider market.

* UnitF (bridge end of the North Block) needs to consider acoustics & has options to add to space using
lower levels

* Marketing to include website, combined with social media as well as community engagement and
other mediums.

e Target user categories listed

* Important to allow flexibility of lease terms to preserve and uplift value on the future delivery of Phase
2

e Temporary letting strategy likely outcome for period — PC P1 to PC P2 and should consider community
uses.

CONTRACTOR APPOINTMENT

Buckingham Construction Group Limited (BCGL) were initially to be appointed in February 2019 under a Pre-
Construction Services Agreement (PCSA) following an OJEU procurement process for a two-stage
construction tender. This was converted to a ‘pre’ PCSA appointment to initially complete a review of the
construction and ‘buildability’ of the project.

The PCSA period then commenced and Stage 3 design was developed through to stage 4 and the production
of package tender information. The PCSA period was ultimately extended by around 13 weeks to account

for:

e BCGL resourcing issues

e \Variations (scheduled in the design section)

¢ North Block variation to encompass $S73 Planning requirements

¢ Adjustments to the residential design to accommodate the Pobl / Welsh Govt design reviews and
approval of plans as part of the grant application process.

e Sub-contractor market conditions (obtaining requisite returns in local market)

* Completion of design review process

e Extensive negotiation of returns & Brexit

During the period, the North Block re-design has delayed the design process for that element and Stage 4 is
only now approaching completion. This delay has been mitigated by an agreed adjustment to the tender
process where a construction figure has been agreed on a “fixed price’ basis.

Buckingham Construction Group Limited

BCGL are seen in the industry as a large ‘tier 2’ contractor with notable stadium and arena experience. The
company’s financial background was reviewed as ‘solid’ and the team put forward were noted as
experienced.
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12.2

123

12.4

125

Jobs and Skills

The procurement process to appoint a main contractor included a requirement to comply with the Councils
beyond Bricks and mortar policy, which looks to include community benefits into all suitable contracts, in
particular focussing on targeted recruitment and training (TR&T), a provision of training weeks for local
people from disadvantaged groups and encourages the use of local sub-contractors. The agreed community
benefits under the construction contract with Buckingham are:

e 4325 person weeks of TR&T which will include opportunities for new apprentices, new trainees,
jobs for new entrants i.e. the unemployed, economically inactive and NEETs, work tasters and
work experience placements.

e Arequirement to undertake meaningful engagement with the local suppliers and businesses in
the region through Meet the Buyer events and through visibility, where possible, of subcontract

opportunities for new suppliers to bid for
e Also, a requirement to provide contributions to education in the form of school engagement, STEM
activities and wider community initiatives and community engagement.

Health & Safety / Insurance

G&T have provided the role of client-side health and safety (CDM) advisor and will continue to do so in Stage
5, but direct to Swansea.

At the current point in time, contractors’ joint names insurance is part of the normal process and will likely
be put in place, but the council are considering and alternative ‘works’ insurance package from brokers,
which would appear to be more expensive.

Bond

The normal performance Bond will be placed as part of the contract.

In addition, options have been considered with advice from Gowling and Padstone that have been agreed ‘in
principle’ regarding the protection of the project from the potential cost uncertainties surrounding Brexit.

These take the form of an advance payment that is covered by an ‘on demand’ bond. At the time of writing
the council is to confirm the final choice for the ‘Brexit Bond’ and the final detail is to be agreed.

Enabling Works

In order to maintain overall programme where possible, Early Works and Enabling Works packages have been
instructed (mainly) though the contractor and the PCSA. The works were as follows:

e Wellington Street Highways Phase 1 (via Alun Griffiths, pre PCSA.

® Tree felling & lvy removal from the revetment wall, historical recording and required repairs - direct
e Structural support works and bank removal (revetment wall) - BCGL

e Temporary Substation and low voltage cable diversion (LC) - direct
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12.7
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131

e Additional ‘drone’ camera progress recording - BCGL

e Further asbestos and GPR surveys - BCGL

e Additional boreholes and reporting (North Block) - BCGL
¢ Progression of Engineering construction drawings

During the PCSA period it has been possible to commence these enabling works which has had the benefit of
mitigating more extensive delays. This has required the discharge of certain pre-start planning and listed
building consent conditions.

Other enabling works have involved investigating the discovery of contamination on the edge of St Mary’s
car park.

All of the above works being valued at c£3.6m and within the previously agreed £6.9M Enabling Works
approval.

Further enabling works have just been instructed (mid Oct) to the value of around £1.0M, these being:

e Demolition of the remaining St David’s shopping centre retail units adjacent New Look (subject to
agreement with the Quadrant Shopping centre).

e Installation of piling mat adjacent the revetment wall

e Services diversions

e North Block Site Preparation

e Partial Stage 5 design (fees)

Procurement
The carrying out of the second-stage tender process is reported on in detail in the Padstone report and more
so in the AECOM reports and covers the period where stage 4 design was progressed and tendered as per an

agreed process to local sub-contractors where appropriate to do so. This became a split process where initial
packages were issued with updates that followed as design was concluded.

Construction Costs
The construction costs summary is scheduled in section 4.2

APPOINTMENTS & WARRANTIES

The Appointments and Warranties required that have been engrossed and executed are as follows: -
Review with DL & Padstone

Tier1
° ACME - Architect
. Curtains - Engineer
. Padstone — Project Manager & Employers Agent
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] ME - MEPH Engineer
° AECOM — Quantity Surveyor
U Mayer Brown — Highways Engineer
° IPW - Arena Consultant
° Rivington Land - warranty

Tier 2 & Others required by ATG Agreement

. Capita — Landscape Consultant

. PBA — Environmental Engineer

. NWA — Acoustics Consultant {Arena)

. Whiskey Rose — Theatre ‘Tech’ Consultant
° G&T - Planning Supervisor

. JGA — Fire Consultant

U Movement Strategies

Tier 2 - to be completed

Mott MacDonald Stage 5 Architectural Client-side monitoring (Pad)
ARUP Security Consultant (with Arup)

CVK Kitchen Designer (with CVK)

. Savills Planning Consultant (with Savills)

° Hoare Lea Maintenance Consultant (with Hoare Lee)

BMT Wind Modelling (with BMT)

Tier 3
° Holland Heritage — Heritage Consultant

Tier 3 - to be completed

. Curtins Novation Appt (with Gowling)

° Kanjanjo Systems Digital Consultant (with SC)

° Malcolm Hughes Topo Surveys (with RL)

° Parking Matters Parking Equipment Consultant (with SC)
° Atkins Flood - Risk Assessment — Pl issue (with PAD)

. Gl - Green Infrastructure {(with SC)

° Infotech, DCWW Sewer Survey (with Pad)

. Gowling — Construction and Appts legal {with SC)

. Coverdale Barclay — PR/Marketing Consultant

° DWF (Arena Legals), Resi Legals (assumed framework)
° Hogan Lovell — Hotel

Sub-Contractor Warranties

° Foundation Piling (with Gowling)
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o Tenos — Fire Consultant (with Gowling)
° Maffies Facades (with Gowling)

14.0 HOTEL SITE SALE

14.1  The project aim is to sell the site adjacent to the new digital arena to a credible and experienced developer
to fund and deliver a new quality hotel that complements the venue and helps attracts major entertainment
shows and conferences.

14.2 Marketing Process to-date

JLL were first instructed and the hotel opportunity was market launched in July 2017. Soon afterwards and in
response to certain expressions of interest SCC confirmed that it was legally unable and unwilling to
financially participate in the delivery of the hotel. The preferred route being a straight land sale to a hotel
developer and the ambition was a full service 4* equivalent rather than yet another budget hotel.

In March 2018, following a period of market engagement formal proposals were invited from the parties
who had expressed interest. No formal nor compliant proposals were received at that time due to a viability
gap to deliver a hotel of the desired quality.

Potential gap funding was then identified from Visit Wales for a 4* equivalent hotel. The opportunity was
then remarketed and in June 2018 expressions of interest invited on the basis of potential grant funding
availability.

This new marketing approach identified new interest and new expressions of interest were received at the
latter end of 2018 for developers proposing Hilton Garden Inn and Moxy hotel brands.

Unfortunately, neither of these proposed hotel brands completely complied with the target ambition for an
equivalent 4* full-service hotel.

14.3  Current Marketing Status
Drawing on the expressions of interest from developers promoting three particular brands accepting that
none of these brands completely achieve the original stated quality ambition albeit could be operated in

such a way that would deliver on many of the desired attributes, 4 parties have been shortlisted and invited
to submit a formal offer/proposal for the acquisition of the site.

The deadline for formal offers was 19 September 2019 at which time four possible bids were received, from
which three are now dues for interview on 25t October 2019.

144 Delivery Programme

Due to the complex and protracted nature of the marketing exercise it is now highly unlikely that the new
hotel could open concurrently with the Arena opening scheduled for June - Sept 2021*

*inc ‘buffer period, excl’ potential 6-month notice period
58|Page



SWANSEA CENTRAL PHASE 1 Confidential & Business Sensitive
Key Stage 4 Report — Draft
Subject to RH Board Approval SW Draft 07.11.19 Rev O (R)

14.5

The current hotel site sale and indicative delivery programme (subject to individual developer confirmation)

is as follows:
1. Award preferred bidder status — October 2019
2. Conclude Legal Agreements — end December 2019
3. Hotel design, detailed planning and procurement - end 2020
4. Start on site —target Spring 2021
5. Completion and opening — target Spring 2022

Finance and Risk

The following are the key risks and mitigation moving forward:

1.

Failed Sale or failed delivery

Ultimately until a sale contract becomes unconditional the sale is not complete and equally the
selected developer may fail. At present we have shortlisted 4 credible developer all capable of
delivering the hotel. The hotel lease will not be granted until the hotel starts on site (or potentially
later) and if not completed by a fixed date the council can terminate the lease.

Price

Itis unlikely that a significant positive land value will be achieved by the land sale due to hotel
viability. The appraisal and financial assumptions to date have not included any capital receipt from
the sale.

Viability Gap

A viability gap to deliver the desire hotel may become evident that will need to be funded by Visit
Wales or the council. Market engagement has suggested this could range from £0 - £5million
depending on the hotel brand. No such financial contributions from the council are assumed in the
appraisal. Visit Wales have been unable to commit to providing any level of grant.

Sale Conditions

There will be conditions attached to the sale contract that will need to be satisfied such as detailed
planning, funding and/or gap funding and brand franchise agreement. The selection process of the
preferred bidder is structured to reward deliverability.

Programme

This aspect is complex, and the best programme outcome may by the Vastint / Moxy option as the
involvement of Visit Wales will inevitably slow the process.

Construction Disruption

There is a likely hood that the hotel developer will be constructing the hotel when the venue opens
and is operational. Due to the proximity there could be practical issues that result. Detailed dialog
has taken place with ATG and Buckingham to devise a hotel construction site and access that should
minimise disruption. Shortlisted parties are also being asked to demonstrate their methodology to
mitigate disruption.

14.6 Relative to an Arena Opening of (earliest) Q3 2021 ie, inc 4 month ‘buffer’. This could be 1-6 months later
depending on the ‘notice’ period. le Q1 2022.

14.7

In order to facilitate the ability for the Hotel to be constructed during or after the Arena is completed -
extensive work has been undertaken with ATG and Buckingham to set a framework which would allow the
Hotel to be commenced before or after Practical Completion of the Phase 1 works.
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15.1

15.2

153

154

Project contingency is required to be in place for the installation of the final ‘access works / shared public
realm’ between the Hotel and the LC

SUMMARY - MAIN RISK AREAS & MITIGATION

In addition to the satisfaction of the matters that need to be completed ahead of recommending to the
council to enter into the building contract, it is important to consider the outstanding project risks in having
formed any recommendation. The main residual project risks are:

Refer to Appendix 2 for simplified RAG rated schedule and mitigations
Here & now:

e City Deal T's & C’s — with Council. It is noted that these have been received and agreed in principle
and will not affect the ability to enter into the building contract.

* Confirmation of Swansea Council Departments ability to maintain budgets

® Removal of remaining conditions

Impact of the above adds c £250K p/m to project costs if there is a delay to start on site.
Wider Regeneration Risks

¢ Doing Nothing

® ATG failure of business plan

® ATG business insolvency
e Phase 2 delivery

Doing Nothing: The early research and subsequent evidence has indicated that the perceptions of Swansea
are poor, and that private investment will not currently be forthcoming. Retail has changed and so a public
funded Phase 1 as a catalyst is required.

If Swansea does not address the current decline it will continue to decline which will increase in pace as
competitor locations who are investing grow and regenerate,

Project Specific Risks

Income:
® Car Parking - revenues during construction may fall

¢ Car Parking — income increase post completion may not be achieved
® Commercial lettings are unlikely to be in place at PC / Opening
e Service charge figures (capped figures used. Actual estimates to be produced)
* Digital (Broadband) — bandwidth & connectivity may be limited or at a premium if BT have solos
position
Hotel:

® Hotel delivery — no hotel impacts economic benefits {Amion report)
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15.6

® Hotel delivery at PC — now unlikely. Impact on Arena. Provision made practically and with ATG to
delivery (as far as possible without knowing hotel design)

e Hotel Service charge contribution to Annual Running Costs - therefore, will not be available at PC and
is estimate.

¢ Hotel ‘interface’ - physical details to be resolved & two contractors on site.

Church:
e Cost/ Programe risk regarding potential design change to ‘Phase 2’ aligned option. Architect choice
to be confirmed.
* Agreement is required with the Church to relocate the church hall and 2 residential unit ahead of
demolition of Llys Dewi Sant. Without this a CPO would ultimately be required.

BREXIT
Note with regard to timing of issue of reports and Cabinet meeting:

This report is issued on 25" October 2019. The current date for Brexit is 31* October 2019. The Cabinet
meeting is 21* November 2019. An update to the report may have to be provided depending on the political
decisions made and what has happened on 31 October 2019.

Notwithstanding this comment - an agreement has been reached with the contractor whereby a relatively
small premium is to be paid along with a bonded advance payment, which Includes programme risk.

Construction Risks:

The key (construction) project risks that have been considered in recommending to progress to the
construction stage and committing the required capital expenditure are as follows: -

1. Managing the remaining:
a) Achieving the Value Engineering target incorporated within the adjusted project total budget.
b) Provisional Sums including a full review of original allowances. Inc design of signage.
c) Managing and securing the Contractor identified VE
d) ATG outstanding design matters (Cat B’s)
e} Pobl outstanding design matters
f) SCoutstanding design matters
g) Outstanding assumptions / exclusions

2. Maintaining programme.
a) ATG sufficiently resourcing the project to deal with unknown design issues,
b} Securing required agreement with Tesco for the phase 2 Wellington Street works or achieving the
critical design dates for Wellington St ‘Plan B’,
c) Completing the North Block Stage 4 design, technical & cost reviews with BCGL
d) Final outcome of the Building Control approval process

3. Timely decisions on: Demolition of St David’s / LLys Dewi Sant.

4. Timely decisions on Provisional Sums: Pod, Digital Bamboo, Temporary Uses
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Current impacts of delays to programme (not starting on site 2"! Nov) on inflation and the potential for
additional claims for fees - the cost of any delay to the construction phase is estimated at £250,000 per
month consisting mostly of c£120,000 contractor fees and c£90,000 ‘core team’ fees.

In addition to this would be the less definitive cost of inflation, which in consideration of a c£100M
construction value could be estimated to be ¢ £150,000 per month if applied to the whole project. The
above figure reduces relative to the amount of works undertaken at the time of such a claim and
depending on the issue but similarly can rapidly increase if delays occur in excess of 3 months.

157  More specific construction / design process risks of note:

Bridge Pattern — critical path date to confirm design (4" November)

Wellington Street — Plan B design — to be completed and fully approved (ideally Tesco Agreement
would be concluded). Fees to be instructed end Sept.

Public lift location

Delivery of ‘day-1’ digital — wi-fi, CCTV / Redcare (inc procurement of)

Managing the remaining Provisional Sums — inc Digital Bamboo, Digital, Pod in the Park, Temporary
Uses, Signage — Risk with SC

Managing the remaining design matters (SC/ BCGL) — Risk with BCGL

Managing the remaining ATG (Cat B) design matters — Risk with BCGL / SC

ATG resourcing and ability to make timely decisions (on Cat B items)

Managing the remaining planning conditions including sampling — Risk with BCGL
Managing and securing the Contractor identified VE

Pobl outstanding matters — Minor Once Agreement secured

Any outstanding assumptions / exclusions

Maintaining programme — normal construction risks (inc ground conditions and contamination)
Arena Opening — subject to serving 6-month notice

Final outcome of the Building Control approval process — BCGL Risk

New Variations eg. MSCP external lighting

Paxton Street Tunnel — SC to confirm funding from Highways re: existing ‘unsafe’ state.
Network reinforcement re: Event spaces on podium

Active IT {specifically Arena) — re: future proofing (cost)

Hotel interface

Phase 2 interfaces

Church Hall relocation (to allow demolition of Llys Dewi Sant)

Utilities performance / costs

Highways — remaining TRO’s / Adoption and expedient agreement to final details
Inflation — risk now with contractor, excepting provisional sums

Local construction market

ACME resource & personnel changes (client monitoring team and ongoing workstreams)
Timely decisions on: Demolition of St David’s / LLys Dewi Sant.

Wider ‘Digital’ workstreams inc University

62| Page



APPENDIX 2



Swansea Central — Phase 1: Summary Risk register & Mitigation ev )

Risk Mitigation Level of risk
Pre-Contract
CityDeal s & C’s It is noted that these have been received and Low
agreed in principle and will not affect the ability
to enter into the building contract.
Budget Savings By SC Tha
Do Nothing - The research undertaken by the Implementation of the SCARF and the Phase 1
council indicated that perceptions of Swansea project as catalyst. g
were poor and private sector investment will not eme no
currently be forthcoming. The risk is that if the 0 ed
council does not undertake strategic
interventions to regenerate Swansea that
Swansea will continue to decline.
Retail and Business Confidence - If scheme A commitment to deliver the scheme linkedtoa | Low - if
delivery does not happen the divestment from ciear PR strategy to inform the business scheme
Swansea and store closures are likely to occur, community of how Swansea is changing is committed.
which will dramatically impact Swansea’s retail planned together with targeted key stakeholder
offering. This in turn will significantly undermine | discussions.
business and investor confidence in the city.
Post Contract
Maintenance - Whilst significant work has been A detailed maintenance schedule has been Low Risk
undertaken using specialist local knowledge and | produced utilizing national standards and local
national benchmarked costs there is a risk that benchmarking.
unforeseen issues arise which increase costs.
Income - There is a risk that revenue may fall, or | Car park income is based on existing tariffs and Low Risk
that increased car parking income may not be cautious assumptions in terms of future usage.
achieved. It is possible, that not all commercial Whilst arena rent is based on figures agreed with
letting is likely to be in place at Practical ATG. The delivery of future phases has the
Completion. potential to significantly alter current forecast
usage.
Contingency - An appropriate level of A percentage level of construction cost has been | Low/Medium
contingency to cover unforeseen construction assessed by the Rivington Land Team and agreed
risks or other costs needs to be in place. with the council as being appropriate at this stage
of the project.
ATG & Business Plan Whilst ATG is a large The Business Plan has been formulated by the Low

company there is always a risk of company
failure.

company using their experience of running over
60 venues worldwide. ATG were selected through
competitive tender Should the tenant not be able
to take possession for their business reasons,
then the Council can revisit the other Venue
Tenderers.




Swansea Central — Phase 1: Summary Risk register & Mitigation eva)

Risk of volatility in the Construction Industry.

Brexit

It is proposed through the contract with
Buckingham that there will be contractor’s
insurance and performance bonds to protect the
council against failure of the contractor. Due
diligence on Buckingham was undertaken during
the procurement process.

Proposals are being detailed with lawyers utilising
JCT standard advance payment clauses and a
small premium payment to move this risk to the
contractor.

Low

Project payments - If the project substantially
starts on site the management and audit
governance in order to expend the total project
cost expenditure will be critical.

A dedicated resource has been identified to
undertake this role as it is essential that
contracted payments are made on time.

Low

Ongoing design risk - The resolution of the
outstanding design issues and provisional sum
related activities impacting either project costs or
programme.

Buckingham have been requested to provide a
detailed information schedule to enable them to
deliver to their construction programme, this will
then provide a framework to address these items
through the remaining phases of the project.

Low

Arena Handover Failure to deliver the Arena
within the agreed timeframes following Council
serve the 6 Month Access Notice to the tenant.

As the Council will be liable for potential
consequential costs for the tenant should the
handover be delayed, the 6-month access notice
will only be issued when there is absolute
certainty is received on the date.

Low

Interfaces with potential future phases
Additional future costs associated with abortive
works due to future development phases
changing from current direction.

Provision has been made to accommodate
anticipated future phases (Hotel, Phase 2)
adjacent to the site boundaries. Such as ensuring
service diversions for Phase 1 do not interfere
with proposed sites and the planning parameters
set for these developments. Should future
adjacent works expand in scope these will need
to be reassessed

Low

Transportation — Bus/train times need to be
considered to ensure the arena can operate and
Planning policy needs to be reviewed to ensure
future schemes can progress.

The Council is reconsidering its strategic
approach to transportation and the required
changes to public transport programming
working with third party providers with an aim of
ensuring an appropriate level of service will be in
place prior to the full opening of the arena.

Low/Medium

Bio Diversity - Risk that scheme will address.

The scheme has engaged PBA to advise on bio
diversity and protect designs through the
construction phase. The scheme includes a new
parkland and a significant green wall to the South

Low




Swansea Central - Phase 1: Summary Risk register & Mitigation (reva)

side car park. In addition, the council is in the
process of adopting a Gl strategy.

Insufficient Grant funding for Hotel
WG/Visit Wales Grant funding not forthcoming

There are currently 3no’ tenderers under review
for the Hotel development. 1no tenderer has
confirmed they are not seeking the Grant; the
other two tenderers are looking to seek the
Grant. Should the outcome of the review not
deliver a Hotel developer, the Council has several
options, wait, re-run the Hotel tender following
completion of the Arena, amend the criteria for
the Hotel

Low/Medium

3" Party Engagement — there are several
neighbours (LC, NWM, Tesco, Church, Residents
etc) who will be impacted by the works.

Where required Legal agreements have been
sought with the affected neighbours, in addition
a protocol for project communication has been
agreed between the Main Contractor and Council
to provide periodic updates on site activities to
the BID, adjacent operators and local residents.
There is a requirement for the Arena tenant to
complete an Arena Management Plan which
requires compliance with a neighbour
engagement plan (both commercial and
residential), this plan must be approved by the
Council prior to the operation of the Arena.

Low

Planning Conditions — there are several Planning
conditions which will need to be discharged in
line with the Programme during the next phase
of the development

There is a contractual responsibility for the Main
Contractor to discharge of these conditions,
these are tracked by the planning consultant,
Savills. Monthly Planning meetings with the
Council Planning Officers provides a point of
escalation and communication of issues.

Low
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1 Introduction

1.1  Overview

AMION Consulting (AMION) has been appointed by the City and County of Swansea and Rivington Land
to assess the economic impact of the first phase of the planned Swansea City Centre Regeneration
Programme on the local, regional and national economy. As part of an ambitious regeneration
programme that will transform Swansea City Centre, an attractive mix of city working, living and
learning is being created, supported by a diverse retail and leisure offering and improved connections
between the City Centre and Waterfront. The aim is that, together, these developments will create a
strong and vibrant digital city that will be the economic engine of the wider city region.

The planned investments that form the first phase of the Regeneration Programme have the potential,
in the short-term, to create a significant number of new jobs and provide a boost to the local and wider
regional economy, while in the longer-term delivering a scale of investment that could have a
substantial catalytic effect economically, increasing investor and business confidence and stimulating
further economic growth.

This short report focuses on the first phase of the regeneration programme only and builds on the
previous economic impact assessment undertaken in 2017.

The key elements of Phase 1 of the City Centre Regeneration programme include:

® a new 3,500 capacity arena which will host music/entertainment events as well as conferences
and exhibitions and is to be operated by ATG;

° a 150-bed, upper-mid scale hotel (not directly delivered but enabled through a site sale);
. car parking for 950 cars on two separate car parks;

° a small café/restaurant of 140sq metres;

. further commercial units for A3 usage totalling 457sq metres;

° 33 residential units for key-workers (13no. 1 bed units and 20no. 2 bed units);

° major public realm works including Digital Sqaure and Coastal Park {outdoor events spaces,
children’s play and toilets}; and

° infrastructure works including a pedestrian/cyclist bridge, major highway improvements and
some demolition of surrounding redundant buildings (to enable Phase 2).

The economic impact assessment has focused upon the range of possible economic benefits that may
arise from the development proposals set out above including the new employment opportunities that
may be created, the additional economic activity (Gross Value Added (GVA)!) generated and the
resulting wider socio-economic benefits.

1 Gross Value Added is a measure of the economic value of goods and services produced in an area.

1
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1.2  Scope and nature of the assessment

The approach to the impact assessment has been developed in line with best practice guidance,
including the HM Treasury’s Green Book (Appraisal and Evaluation in Central Government) and the
Homes and Communities Agency’s (HCA’s) Additionality Guide. The approach has also given regard to
the HM Treasury’s supplementary Green Book guidance on Public Sector Business Cases: Using the Five
Case Model and the Department for Communities and Local Government’s (DCLG’s) appraisal guide.

The assessment of economic benefits has incorporated an analysis of the expected quantifiable
outputs and outcomes, including:

3 temporary jobs and GVA created through the construction phase;

° new permanent employment opportunities and GVA generated through the operational phase
of the Phase 1 project;

° broader job creation as a result of increased expenditure and economic activity in the local
economy;

* attraction of new households and household expenditure; and
® additional business rates income and Council Tax.

The assessment has sought to estimate both the gross and net additional impact of the programme,
at the Swansea, City Region and Wales level, in line with appraisal guidance. Consequently,
consideration has been given to who is likely to secure the benefits generated, the level of activity that
might be displaced by each project and the possible multiplier effects that could be realised. The
approach to calculating additionality is described further below.
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2 Assessment of benefits

2.1 Construction jobs

The total construction spend associated with the Phase 1 project has been used as the basis for
calculating the number of temporary construction jobs generated through the proposals. Labour
coefficients sourced from guidance produced by the HCA? have been being applied to the construction
spend figures to derive an estimate of the gross number of person years of employment supported
during the construction phase.

2.2 Operational jobs

The level of direct on-site employment in the Arena has been derived by scrutinising the business plan
provided (confidentially) by the preferred operator, ATG. For the other elements of the Phase 1 project
such as the hotel and the café/restaurant units, the main approach applied to estimate the number of
direct operational jobs has been to use employment density benchmarks, sourced from the HCA’s
employment densities guide.® The use of employment densities provides an estimate of the number
of full-time equivalent (FTE) jobs created. However, the number of actual jobs created will be higher
once part-time workers are taken into account — for example, one FTE job may actually support, say,
two part-time workers.

2.3 Broader job creation

As well as the direct jobs supported through the construction and operational phases of the project,
there is also the potential for further job creation either through the attraction of visitors to Swansea
and resulting ‘off-site’ expenditure.

For the arena and hotel projects which are expected to attract additional visitors to Swansea, an
analysis has been undertaken of the likely number of visitors, visitor origin and spend in the local
economy (based on figures provided by ATG, comparable venues and national estimates of visitor
expenditure). The estimate of visitor expenditure has then been converted into an employment
impact, based principally on analysis developed by Deloitte and Oxford Economics for VisitBritain,
which identified that an increase in tourism revenue of circa £54,000 will support one new job.

2.4 Gross Value Added

The GVA generated has been calculated by using average GVA per FTE job figures for relevant sectors
in Swansea, sourced from Experian local market forecasts.

2.5 Indirect and induced multiplier effects

Alongside directly supporting the creation of new jobs, the proposed developments will also lead to
additional employment opportunities (and GVA) through supply chain expenditure (indirect effects)

2 HCA (2015), Calculating Cost Per Job, Best Practice Note
3 HCA (2015), Employment Density Guide, 3 Edition
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and employee spend on goods and services (induced effects) within Swansea, the wider City Region
and Wales. To take account of both the indirect and induced effects associated with each project, a
composite multiplier has been applied at the local, regional and national levels.

The choice of multiplier at each spatial level has taken into account national guidance and benchmarks,
including the HCA’s Additionality Guide and guidance on additionality produced by BEIS, along with
input-output tables for Wales.

Net additional impact

In determining the net additional impact, the key issue to be addressed is the additionality of the
project under consideration —in other words, the extent to which activity takes place at all, on a larger
scale, earlier or within a specific designated area or target group as a result of the intervention. In
order to assess the additionality of the proposals, the following factors have therefore been considered
for each project:

. leakage — the proportion of outputs that benefit those outside of the project’s target area or
group;

° displacement — the proportion of project outputs accounted for by reduced outputs elsewhere
in the target area;

. multiplier effects — further economic activity associated with additional local income and local
supplier purchases; and

. deadweight — outputs which would have occurred without the project.

The approach to assessing the net additional impact of a project, taking into account the above
adjustments, is shown diagrammatically in Figure 1. For the purposes of this assessment, the
additionality of each project has been considered at the Swansea, City Region and Wales levels.
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Figure 1: Net additional impact
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2.7 Household expenditure

The first phase of the regeneration programme includes a small number of new housing units which,
as new households, will generate additional local expenditure. In order to estimate the additional
household expenditure that might be created as a result of the proposed development, reference has
been made to the ONS Living Costs and Food Survey (LCF). This suggests that the average household
in Wales spends £389 per week on goods and services that could potentially be purchased within
Swansea, which equates to approximately £20,228 per year.

Not all household expenditure will be retained locally, with a proportion likely to be spent within the
wider sub-region and beyond. An analysis has therefore been undertaken of the results of the Swansea
Retail and Leisure Study* to estimate the average household expenditure that might be retained in
Swansea and the wider City Region.

2.8 Business rates

In addition to the economic impacts outlined above, it is anticipated that the delivery of new
commercial accommodation will result in an increase in business rates within Swansea. The analysis

* GVA {2015), Swansea Retail & Leisure Study 2015
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of business rates has been informed by benchmarks for rateable values, derived from the Valuation
Office Agency website. For standard commercial uses (including retail, food and drink and hotel
floorspace), comparable evidence has been used for existing hereditaments within Swansea. For the
arena, the amount assumed within the ATG business plan has been used.

The business rates income has been calculated through applying the Uniform Business Rate for
2019/20 of 0.504 with a 10% risk allowance.

Council Tax revenues

An analysis has also been carried out of the potential additional Council Tax that might be generated
by the small number of residential units that will be created. The calculation of Council Tax assumes
that the 1-bed units are rated Band A for Council Tax purposes and all qualify for single occupancy
discount and that the 2-bed are rated Band B. A rate of £801 and £1,246 has been applied respectively
in relation to Bands A and B, consistent with the published rates (and single occupancy discounts) for
2019/20.
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3  Economic benefits

3.1 Project details

The main elements of the Swansea Central Phase 1 proposals are the creation of a new digital
entertainments venue and conference centre (referred to in this report as the Arena) and 150 bed
hotel. The preferred operator of the Arena, ATG, has prepared detailed trading projections for the
venue which has enabled AMION to build a detailed picture of the number and type of events together
with the number and type of visitors (day visitors v staying visitors). This information has been provided
to AMION on a confidential basis for the purpose of calculating the potential economic impact. Whilst
this detail has been fed into the spreadsheet version of the economic model, AMION is prevented from
revealing commercially sensitive information within this report.

Assumptions regarding the origin and type of visitors (day or staying) have been used to provide a
profile of the overall number of visitors projected for the Arena each year. Broadly, for concerts and
other shows it is assumed that 80% of visitors will come to Swansea just for the day, while the
remaining 20% will stay overnight. In relation to exhibitions, conferences and banquets, the split is
60% day and 40% staying. This is consistent with other research for the conference and events market
where we have drawn on the UK Conference and Meetings Survey 2018 (UKCAMS), an economic
impact study of Motorpoint Arena in Cardiff (2015) and the Greater Manchester Conference Market
Research (2015).

3.2 Constructions phase impacts

It has been estimated that the proposed development could involve approximately £102.8 million of
construction related expenditure (excluding professional fees) and a further (notional) £20m for the
hotel development which will be constructed separately. Based on HCA Construction Labour Co-
efficients for public non-housing projects of 10.7 workers per £1m (HCA, Calculating Cost Per Job: Best
Practice Note, 2015), this combined expenditure of £122.8m would support 1,314 person years of
construction related employment (the equivalent of 1,314 people being employed on a full-time basis
for 12 months). Note that this figure goes beyond the direct labour working on-site on construction
and therefore does not tally with the man-hours required on-site and the estimates provided by the
contractor. On the basis of the standard convention that each permanent job equates to ten person
years of temporary employment, this would be equal to 131 FTE jobs.

After adjusting for deadweight, displacement and multiplier effects (see Appendix A for a breakdown
of the additionality assumptions applied), it is estimated that Swansea Central Phase 1 would support
the creation of 1,262 net additional person years of construction employment in Swansea. Assuming
leakage of 75% and displacement of 20%, some 316 of these person years of employment would be
taken-up by Swansea residents.

The total net additional GVA impact associated with the construction phase, derived from the
estimates of net additional employment, would amount to approximately £73.3 million within the
Swansea economy.
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Swansea City Region Wales
Gross employment {person years) 1,314 1,314 1,314
Net additional employment 1,262 1,196 1,052
{person years) — workplace based
Net additional employment 316 598 789
(person years) — resident based
Net additional GVA (cumulative)* £73.3m £69.5m £61.1m

*The net additional GVA impact is derived from the estimate of net additional workplace based employment, as GVA is a
workplace based measure and therefore does not take account of where those employed live.

3.3 Operational phase impacts — employment and GVA

A confidential review of the arena business plan provided by the preferred operator, ATG, suggests
that direct on-site employment will amount to 58 FTE. In addition, there would be an estimated
£18.57m of off-site visitor expenditure per annum in the economy, supporting the creation of 344
gross FTE jobs.

The hotel would be expected to generate a further 75 FTE jobs on-site, based on employment density
benchmarks which suggest that an upscale hotel will provide 0.5 FTE jobs for each hotel room. In
addition, there would be an estimated £6.26m of off-site visitor expenditure per annum in the local
economy, supporting the creation of 116 FTE jobs.

The retail units which will host cafes/restaurants are expected to generate 27.3 FTE jobs on site based
on employment density benchmarks which suggest that A3 units generate 1 FTE job per 15-20 square
metres of net internal floorspace.

This brings the total gross employment impact in Swansea to some 620 FTE jobs.

As with the construction phase, adjustments have been made for deadweight, leakage, displacement
and multiplier effects to calculate the net additional impact — in total, Phase 1 is projected to create
593 net additional FTE jobs, of which 475 FTE jobs would be taken-up by Swansea residents. This would
drive a net additional GVA impact of approximately £17.15 million per annum within the local Swansea

economy.

Table 2: Operational phase impacts — employment and GVA

Swansea City Region Wales
Gross employment (FTE jobs) 620 620 620
Net additional employment (FTE jobs) — 593 507 387
workplace based
Net additional employment (FTE jobs) — 475 482 387
resident based
Net additional GVA per annum* £17.1m £14.5m £11.2m

*The net additional GVA impact is derived from the estimate of net additional workplace based employment, as GVA is a
workplace based measure and therefore does not take account of where those employed live.
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3.4 Operational phase impacts — fiscal benefits

Along with the economic impacts identified above, the proposed Swansea Central Phase 1 scheme will
also generate an increase in business rates received per annum, due to the provision of new
commercial space. The project could bring an additional £279k per annum in business rates.
Furthermore, the scheme will also generate additional Council Tax receipts of £35,000 per annum.

Table 3: Operational phase impacts — fiscal benefits

3.5

Swansea City Region Wales
Business rates per annum £0.279m £0.279m £0.279m
Council Tax per annum £0.035m £0.035m £0.035m

Operational phase impacts — additional household expenditure

The proposals include the provision of 33 new housing units which will help to generate additional
expenditure in the local economy. Based on data from the ONS Living Costs and Food Survey and
Swansea Retail and Leisure Study, it is estimated that the Phase 1 scheme could generate £667,524
per annum of expenditure on goods and services with £334,000 retained within Swansea. The
employment impact of this expenditure has not been calculated in order to avoid double counting.
However, the attraction of new households will contribute towards stimulating further economic

growth and development.

Swansea City Region Wales
New households 33 33 33
Average spend per household (per £20,228 £20,228 £20,228
annum)
Total additional spend (per annum) £0.668m £0.668m £0.668m
Spend retained in the area {per annum) £0.334m £0.401m £0.601m
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4 Summary of overall economic impact

The combined economic impact of the first phase of the Swansea City Centre Regeneration Programme
is summarised in Table 5. Overall, it is estimated that the construction investment generated will
support the creation 1,262 net additional person years of construction employment, resulting in a
cumulative GVA impact of £73.3 million. Once the scheme is operational, it is projected that it will
create 604 net additional FTE jobs (workplace based), generating a GVA impact of £17.4 million per
annum within the Swansea economy.

The economic benefits will extend beyond these employment and GVA effects. For example, the
project will generate £279k and £35k of additional business rates and Council Tax receipts per annum,

respectively.

Table 5: Summary of Swansea City Centre Phase 1 Regeneration Programme economic impact

Swansea City Region Wales

Construction phase
Construction investment (inc. hotel) £123m £123m £123m
Gross employment {person years) 1,314 1,314 1,314
Net additional employment (person 1,262 1,196 1,051
years) — workplace based
Net additional GVA (cumulative)* £73.3m £69.5m £61.1m
Operational phase
Gross employment (FTE jobs) 620 620 620
Net additional employment (FTE jobs) — 593 507 387
workplace based
Net additional GVA per annum* £17.1m £14.5m £11.2m
New households 33 33 33

. Additional household spend retained £0.334m £0.401m £0.601m
(per annum)
Business rates per annum £0.279m £0.279m £0.279m
Council Tax revenues per annum £0.035m £0.035m £0.035m

*The net additional GVA impact is derived from the estimate of net additional workplace based employment, as GVA is a
workplace based measure and therefore does not take account of where those employed live.
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APPENDIX 5 - CASE STUDIES

Case Study: First Direct Arena, Leeds: Opened 2013

The arena attracted c 700,000 visitors in 2017 and has a capacity of 13,500 - therefore
significantly larger than the proposed Swansea arena. It plays host to a variety of high-profile
concerts, shows, corporate and sporting events has stimulated significant regeneration of what
is now the Arena Quarter (https://arenaquarter.com/) in Leeds city centre. This was developed
by the council in conjunction with commercial partners. Full capacity might only be achieved, 6
times a year.

Before the Arena development began, this part of Leeds was down at heel and unable to attract
significant outside investment. In 2007, when the Council selected the site and its arena
preferred operator {SMG Europe), Town Centre Securities (TCS) launched a £70m, ten-year
development and improvement project for its largest asset, the Merrion Centre, which is
adjacent to the new Arena.

The initial 10-year project included increasing the total space available, attracting a number of
household brands and establishing the burgeoning Arena Quarter. TCS completed
refurbishments and large-scale redevelopments at the centre in order to improve the customer
experience, increase total retail, leisure and office space and ensure the centre meets the needs
of its customers.

In the period running up to the Arena’s opening, the northern side of the Merrion Centre was
completely transformed into a food and leisure hub and the new ibis Styles Leeds City Centre
Arena Hotel was delivered as part of the transformation of Merrion Way and Wade Lane.

The Arena Quarter includes a total of 150,000ft? of hotel, leisure and retail facilities, in addition
to outdoor seating opportunities, public realm works and car parking provision. The Arena
Quarter was awarded the title of ‘Game Changer’ at the 2017 Yorkshire Property Awards, in



recognition of its role in the area’s regeneration and the continued growth of Leeds’s appeal.
Now the project has been completed, TCS is planning further development for the Arena
Quarter in the near future.

Other major city centre investment has also been stimulated by the Arena — adjacent, new
student accommodation is now being built for example.

Case Study: The Echo Arena, Liverpool: Opened January 2008

The Arena & Convention Centre Liverpool attracts over 600,000 visits annually, hosts a range of
entertainment and conference/ exhibition events in its 10,000-capacity arena, 1,250 capacity
conference space. It forms part of a landmark regeneration project on the Liverpool waterfront,
alongside the historic Albert Dock and the World Heritage site at Pier Head. While the venue has
enabled the city to become one of the UK’s major conference destinations, it has also levered in
a significant amount of private capital for residential, hotels, including a Pullman 5%, a Jurys Inn,
serviced apartments, restaurants and other developments anchored by this key development.

Case Study: The Bonus Arena, Hull: Opened August 2018

This has recently been seen in Hull where the council have funded a 3500-capacity arena which
has now been trading for a year. It has been named as one of the world’s best up-and-coming
venues by prestigious American publication Billboard. It is the only venue in the UK to be
included in Billboard’s 20 Music Venues to Watch in 2019 list.

A recent visit to Hull drew many comparables, albeit noting that the city benefitted from
European City of Culture grants:



3,500 capacity arena with loges

Busy arterial road — now having a pedestrian bridge installed, a year after opening, to
link to regeneration of The Fruit Market / Marina

Arena has been open 9 months and is ahead of its anticipated business plan
Arena is benefitting from mid-week touring events

Major improvements to public realm in the city (£24M rising to £40M)
Primark refurbishment (c£6-7M)

Creation of ¢200,000 sgft new offices

Strategic review and implementation of realighment of the role of the market
41 new F&B offers

Catalyst for further development opportunities
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APPENDIX 6

2017/0648/0UT

Outline planning application (with all matters reserved) for
the refurbishment, alteration and / or demolition of all
existing buildings / structures on the site (except St Mary's
Church and St David’s Church) and redevelopment of site
with indicative access / layout and scale parameters on the
north site of a maximum of 1 to 7 storeys and maximum
new floorspace of 84,050 sqm comprising retail /
commercial / office use (Classes A1/A2/A3/B1) residential
(Class C3), non-residential institution (Class D1) and leisure
(Class D2), multi storey car park and redevelopment of
south site of a maximum of 40,700 sqm of floorspace
comprising a new arena (Class D2), up to 13 storey hotel /
residential building (Class C1/ C3), food and drink (Class
A3), undercroft car park, potential energy centre. Across
both sites, the provision of associated new public open
space / public realm and landscaping, new pedestrian and
vehicular access and servicing arrangements (including a
pedestrian bridge link across Oystermouth Road), provision
of new bus stops on Oystermouth Road, new pedestrian
access through existing arches along Victoria Quay,
relocation of Sir H Hussey Vivian statue, earthworks, and
plant.

Approved
06/06/2017

2018/0942/NMA

Swansea Central Redevelopment - Non Material
Amendment to outline planning permission 2017/0648/0UT
granted 6 June 2017 to amend the approved parameter
plans, sections and supporting documents under Condition
1

Approved
01/06/2018

LPA Ref:
2018/1648/RES

Approval of reserved matters (access, appearance,
landscaping, layout and scale) for Phase 1 of Swansea
Central, including: Development Zones 3, 4a and 4b and
part of Development Zone 4c and 5 of outline planning
permission 2017/0648/OUT, pursuant to Condition 3,
comprising details of the: Arena (Use Class D2/A3)
extending to 30m in height, and associated ground and first
floor level car parking, servicing areas; Podium level public
park with kiosk (Use Class A1/A3); Replacement bridge
over Oystermouth Road; Mixed use block extending to
28.5m, comprising multi storey car park, new commercial
floorspace (use Class A3/B1/D1) and residential flats (Use
Class C3) to the north of Oystermouth Road; and
associated ground level public realm improvements;
approval of details pursuant to Condition 6 (landscaping
strategy), Condition 8 (levels), Condition 9 (external
finishes), Condition 11 (wind mitigation), Condition 21
(surface water drainage), and Condition 36 (ecological
enhancement measures).

Approved
3/10/2018

P/2018/1823/LBC;

Welsh
Government Ref:
gA1365396

Works to the Grade Il listed GWR revetment wall, including
the substantial removal of existing embankment and
construction of new structural retaining wall and work to the
tunnels at the former GWR revetment wall location along
the southern boundary of Swansea Central Station.

Approved
12/12/2018




2019/0980/S73

Outline planning application (with all matters reserved) for
the refurbishment, alteration and/or demolition of all existing
buildings / structures on the site (except St Mary's Church
and St David's Church) and redevelopment of site with
indicative access / layout and scale parameters on the
north site of a maximum of 1 to 7 storeys and maximum
new floorspace of 84,050 sqm comprising retail /
commercial /office use (Classes A1/A2/A3/B1) residential
(Class C3), non-residential institution (Class D1) and leisure
(Class D2), multistorey car park and redevelopment of
south site of a maximum of 40,700 sqm of floorspace
comprising a new arena (Class D2), up to 13 storey hotel /
residential building (Class C1/ C3), food and drink (Class
A3), undercroft car park, potential energy centre. Across
both sites, the provision of associated new public open
space / public realm and landscaping, new pedestrian and
vehicular access and servicing arrangements (including a
pedestrian bridge link across Oystermouth Road), provision
of new bus stops on Oystermouth Road, new pedestrian
access through existing arches along Victoria Quay,
relocation of Sir H Hussey Vivian statue, earthworks, and
plant - Section 73 application to incorporate minor material
amendments to the wording of Condition 1 (approved
parameter plans and sections, and supporting documents)
of planning permission 2017/0648/OUT granted 13th June
2017.

Approved
5/06/2019

2019/1112/NMA

Swansea Central Redevelopment= Non Material
Amendment to outline planning permission 2017/0648/0UT
granted 6 June 2017 to amend the "means of access"
parameter plans, sections and supporting documents under
Condition 1 to allow cyclists access the new bridge over
Oystermouth Road together with connections through the
development

Approved
13/06/2019

2019/1373/RES

MNhoar Dol
LENET e

O/F

2018/2130/FUL

Land Adjacent To
Swansea Central
Phase 1,
Comprising St
Davids Car Park,
Llys Dewi Sant,
Former St David's
Shopping Centre

D

"Approval of revised reserved matters (access, appearance,
landscaping, layout and scale) for part of Phase 1 of
Swansea Central, including parts of: Development Zones
1a, 3, 4a, 4¢ and 5 of outline planning permission
2017/0648/QUT as amended (LPA Ref: 2019/0980/S73,
pursuant to Condition 3, comprising details of the: servicing
areas; Mixed use block extending to 36.5m, comprising
multi storey car park, new commercial floorspace (use
Class A1/A3/B1/D1) and residential flats (Use Class C3) to
the north of Oystermouth Road; and associated ground
level public realm improvements; approval of details
pursuant to Condition 6 (landscaping strategy), Condition 8
(levels), Condition 9 (external finishes), Condition 11 (wind
mitigation), Condition 21 (surface water drainage), and

emolition of all
and for temporary landscaping and public realm works in
relation to the temporary use of the site for retail, leisure
and recreation uses (Use Classes A1/A3/D1/D2), provision
of pedestrian and servicing access and associated
infrastructure, all pending redevelopment of the site for
mixed use purposes pursuant to planning permission
2017/0648/0UT dated 13th June 2017

sting bildings and structures on the site

Approved
13/08/19

Approved
4/12/2018




And Surrounding
Public Realm
2018/1125/FUL Highway alterations to existing Tesco/Wellington Street Approved
access to facilitate: Widening of Wellington Street to allow 11/07/2018
Land At two-way traffic flow along its entire length, to include, a
Wellington Street, | coach/bus layby to accommodate 3 coaches and alterations
Tesco , Albert to the carriage way and new footpath; Removal of mini
Row roundabout and installation of a vehicle turning area for
And Thomas HGV's and buses; Realigned carriageway of Thomas Street
Strest and Albert Row; Reconfiguration of the access and egress
Swansea to St. Mary's car park and internal layout of the car park;
New entrance and exit to Quadrant Court Car Park;
Amendments to the access and egress to the Debenhams
servicing area; Removal of the existing access and egress
to the Tesco car park and provision of a repositioned
access and egress; Reconfiguration of Tesco car park
layout; and Associated infrastructure and landscaping and
public realm Works
2019/0842/RG3 Removal of soft landscaping and street furniture, to enable | Approved
the installation of nine blue badge car parking spaces and 12/06/2019
Land North West | associated landscaping, highway works to pavement,
Of Burrows Place | removal of turning head, realignment of pathway at junction
Maritime Quarter | with Burrows Place (Council Development Regulation 3)
Swansea

Below a short summary of the planning conditions for:

Outline PP as varied.

Reserved Matters for Phase 1

Reserved Matters Resubmission for Part of Phase 1
LBC for Phase 1

Burrows Place

Items in red need submitting as soon as possible. Items in orange need submitting prior to

occupation or are submitted pending determination in line with statutory timeframes/overdue client
team addressing consultee comments. ltems in green are resolved. n/a= no action.

Outline PP as varied.

Condition | Detail Trigger Status in Relation to PHASE 1
1 Approved Compliance n/a
Drawings
2 Phasing Compliance for Phase 1 | Phase 1 Approved (2019/0355/DOC)
Prior to commencement
for all other Phases
3 Reserved Prior to commencement | Phase 1 Approved (2018/1648/RES
Matters of each phase and re-submission of Phase 1
2019/1373/RES)
4 Reserved Compliance n/a
Matters Time
Limit
5 Time limits for | Compliance nfa
implementation
6 Landscaping Prior to commencement | Phase 1 Approved (2018/1648/RES
of each phase and 2019/1373/RES)
7 Landscape / Prior to Occupation to o submitted
Public Realm




8 Levels Prior to commencement | Phase 1 Approved (2018/1648/RES
of each phase and 2019/1373/RES)
9 External Prior to commencement | Phase 1 Approved (2018/1648/RES
Finishes of each phase and 2019/1373/RES)
10 Shop Front Prior to Occupation Needs to be submitted
Transparency
11 Wind Mitigation | Prior to commencement | Phase 1 Approved (2018/1648/RES
of each phase and 2019/1373/RES)
12 Affordable Prior to commencement | Phase 1 Approved (2019/1758/DOC)
Housing of any residential
development
13 Contamination | Compliance for Phase 1 | Phase 1 South side approved
South Side 2018/0936/DOC.
Prior to commencement | Submission for North Side made
for all other Phases 16/08/19, pendina determination.
14 Remediation Prior to Occupation Needs to be submitted
Strategy
15 Monitoring and | Compliance n/a
Maintenance
Plan
16 Contamination | Compliance (unless n/a
contamination
identified)
17 Piling Compliance for Phase 1 | Phase 1 South side approved
South Side {2019/0583/DQC).
Prior to
commencement of
relevant development
for all other Phases
18 Foul Water and | Compliance n/a
Surface
Drainage
19 Scheme for Prior to occupation
Foul Water,
Surface Water
and Land
Drainage
20 Surface Water | Compliance for Phase 1 | Phase 1 south side approved
Drainage South Side (2019/0878/DOC)
(SOUTH)
Prior to commencement
for all other Phases
20 Surface Water | Compliance for Phase 1 | Application submitted for north side
Drainage South Side details (2019/1553/DOC). Decisicn
(NORTH) due 29/08/2019- over
Prior to commencement
for all other Phases addressed.
21 Surface Water | Prior to commencement | Phase 1 Approved (2018/1648/RES)
Strategy of development
(SOUTH)
21 Surface Water | Prior to commencement
Strategy of development
(NORTH)

comments




22 CSWMP Compliance for Phase 1 | Phase 1 Approved (2019/0234/DOC)
Prior to commencement
for all other Phases
23 CEMP Compliance for Phase 1 | Phase 1 Approved (2019/0234/DOC)
Prior to commencement
for all other Phases
24 CMS Compliance for Phase 1 | Phase 1 Approved (2019/0236/DOC)
Prior to commencement
for all other Phases
25 wsli Compliance for Phase 1 | Phase 1 Approved (2018/0235/DOC
enabling works & 2019/1160/DOC)
(2018/0235/DOC) and
all other areas
(2019/1160/DOC)
Prior to commencement
for all other Phases
26 Watching Brief | Compliance for Phase 1 | Phase 1 Approved (2019/0313/DOC)
Prior to commencement
for all other Phases
27 Car Parking Prior to occupation (of Needs to be submitted
Management any phase of
Strategy development)
28 Travel Plan Prior to occupation (of submitted
any phase of
development)
29 Highway Prior to commencement | Needs to be submitted and approved
Engineering of each phase of prior to commencement of works
development
30 Vehicular Prior to occupation of to be submitted
Serving each phase
31 Waste / Refuse | Prior to occupation to b submitted
Management
Plan
32 Arena Prior to occupation be
Management
Plan
33 Arboricultural Compliance for Phase 1 | Phase 1 Approved (2019/0236/DOC)
Method
Statement Prior to commencement
for all other Phases
34 Trees Compliance n/a
35 Ecological Prior to commencement | Phase 1 Approved (2018/1648/RES
Enhancement | of each phase and 2019/1373/RES)
Measures
36 Noise from Prior to occupation to be
Arena
37 Noise from Prior to occupation Needs to be submitted
Building
Services Plant
38 Noise from Prior to occupation to e submitted
Commercial
Deliveries /

Servicing




39 Noise from Prior to occupation Needs to be submitted
Traffic
40 Noise from Prior to occupation Needs to be submitted
Commercial
Activity
41 Ventilation and | Prior to occupation Needs to be submitted
Fume
Extraction
Reserved Matters for Phase 1
Condition | Detail Trigger Status in Relation to PHASE 1
1 Approved Compliance n/a
Drawings
2 Samples Prior to commencement of | Needs to be submitted
(SOUTH) superstructures
2 Samples Prior to commencement of | Needs to be submitied
(NORTH) superstructures
3 Architectural | Prior to commencement of | Needs to be submitted
details superstructures
4 Kiosk Prior to the Needs to be submitted
commencement of a
specific part of the
development - kiosk
5 LED Skin Prior to the Needs to ¢ submitted
commencement of a
specific part of the
development- arena
superstructures
6 Landscaping | Prior to the to
commencement of a
specific part of the
development- Landscape
phase
7 Temporary Prior to commencement of | Approved (2019/0537/DOC)
Car Parking development 07/05/2019

Reserved Matters for Part of Phase 1

Management

Condition | Detail Trigger Status in Relation to PHASE 1
1 Approved Compliance n/a
Drawings
2 Samples Prior to commencement of to
(This Part of superstructures
Phase 1)
3 Architectural Prior to commencement of
details superstructures
4 External Prior to commencement of
Ventilation superstructures
5 Landscaping | Prior to the to be
commencement of a
specific part of the
development- Landscape
phase
6 Car Parking Compliance n/a




LBC for Phase 1

Condition Detail Trigger Status in Relation to PHASE 1
LBC AREA
1 Timescales Compliance n/a
2 Approved Compliance n/a
drawings
3 Points 2 Retaining Wall | Prior to commencement Needs to be submitted and
and 3 Details, Stone | of development approved prior to commencement
Gabions and of works
Climbing
Plants
3 Bullet Retaining Wall | Prior to commencement Approved (10/05/2019)
Point 1 and | Details, Stone | of development
4 Gabions and
Climbing
Plants
4 Samples Prior to commencement Needs to be submitted and
of development approved prior to commencement
of works
5 Method Prior to commencement Approved (06/03/2019)
Statement - of development
repairs
6 Method Prior to commencement Approved (06/03/2019)
Statement- of development
stonework re-
use and
removal
7 Masonry Compliance n/a
8 Programme of | Prior to implementation of | Approved (06/03/2019 &
Archaeological | archaeological work 10/05/2019)
Work
9 Recording and | Prior to implementation of | Approved (06/03/2019)
Analysis of archaeological work
Historic
Building
10 Construction Prior to commencement Approved (21/03/2019)
Method of development
Statement
10 Construction Prior to commencement Approved (10/05/2019)
(rebmission) | Method of development
Statement
11 Paxton St Prior to commencement Needs to be submitted- by the
Method of works to Paxton Street | Council (Paul Botanic)
Statement Tunnel
12 Floor Surface | Prior to commencement
Finished of works on new tunnel
access routes

Burrows Place

Condition | Detail Trigger Status
1 Timescales Compliance n/a
2 Approved Compliance n/a
drawings
3 Points 2 Hard Prior to implementation Approved 09/09/19
and 3 surfaces
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Arena from the bridge

Arena from coastal park



Green wall to south car park on Oystermouth Road

Aerial view looking east



Residential Block
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Multi-storey car park at night (from east)



Aerial view from east



Oystermouth Road
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Residential from Oystermouth Road
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Residential from west
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Oystermouth Road looking west
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Residential from Oystermouth Road (East)
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Option: Altered joinery and merchandising display

Stage 3 and 4 Proposal
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Appendix 11

HM 24.10.19

Well-being of Future Generations (Wales) Act 2015

The Well-being of Future Generations (Wales) Act 2015 is a key piece of legislation
for Wales, which seeks to improve the social, economic, environmental and cultural
well-being of Wales.The six well-being objectives of the act and how the Swansea
Central scheme addresses these are set out below.

Wellbeing Goals & Sustainable Development Principle

There are seven well-being goals, which provide a shared vision for public bodies to
work towards in an integrated manner.

The seven well-being goals are:

Goal

Scheme Response

A prosperous Wales

The scheme will substantial GVA per annum to the
Swansea and Welsh economy.

A resilient Wales

The scheme is planned to catalyse further private
sector investment in Swansea to create a
broadened and more sustainable economy.

A healthier Wales

The scheme contains a number of Gl initiatives
including a new park and green walls to provide
green space for people working and living in the city
as a part of the Council’s green Artery policy.

A more equal Wales

Equality is a key policy of the council and the EIA for
the scheme is being implemented. In addition the
Council’'s Beyond Bricks and Mortar policy
encourages local sub- contracting and training
opportunities for local labor.

A Wales of cohesive
communities

The Swansea Central scheme is for all and will
encourage community use and help create a
stronger community within the city centre.

A Wales of vibrant culture and
thriving Welsh language

Culture is at the heart of this project with a full
cultural programme of events being run by
Ambassador Theatre group in the arena. The
scheme is being delivered in line with the Council’s
Welsh Language policy.

A globally responsible Wales.

The scheme contributes to improving biodiversity
adaption to and mitigating for climate change and
enhancing natural resources are part of local and
global environmental improvements.

The Strategy is part of the Council’s delivery of it's
duty to the Environment Act (Wales)




Appendix 11 HM 24.10.19

The Councils key Policy Objectives and how the scheme contributes are set
out below.

Goal

Aim

Scheme Contribution

Safeguarding

so that our citizens
are free from harm
and exploitation.

The scheme is designed for all
and has had design input from
the police design team to
address designing out crime. In
addition the conter terrorism unit
WECTU to minimise the potential
of attack.

Improving Education
& Skills need to
succeed in life.

— so that everyone in
Swansea gains the
skills and
qualifications

The contractor Buckingham are
applying the council's BBM policy to
create training opportunities for
Jocal people. There will also be
employment opportunities for local
people.

Transforming our
Economy &
Infrastructure —

so that Swansea has
a thriving mixed-use
City Centre and a
local economy that
will support the
prosperity of our
citizens.

This is a mixed use scheme that will
add substantially to Swansea’s city
centre infrastructure and cultural
offer to improve the economy and
encourage further private sector
investment into the economy.

Tackling Poverty

so that every person
in Swansea can
achieve his or her
potential.

The scheme will create 600 jobs
which local people can apply for
to contribute to tackling poverty.

Maintaining and
enhancing Swansea’s
Natural Resources
and Biodiversity —

so that we maintain
and enhance
biodiversity, reduce
our carbon footprint,
improve our
knowledge and
understanding of our
natural environment
and benefit health and
well-being.

The scheme contains substantial Gl
infrastructure in terms of a new
public park and green walls. This
encourages biodiversity and will link
fo the Green Artery policy for the
City Centre.

Electric charging will be included in
the car parks to support sustainable
travel.

Transformation &
Future Council

so that we and the
services that we
provide are
sustainable and fit for
the future.

The Arena will provide a facility
that is supported by local people
during consultation 84% of
respondents supported the arena
delivery. The council has also
improved its listening to local |




Appendix 11

HM 24.10.19

residents as during consultation
concerns were raised about the
location of the arena and the
hotel. The location of both the
arena and hotel sites were
adjusted to minimise impact on
local residents.
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Y
SWANSEA

CENTRAL

DESCRIPTION OF DEVELOPMENT

Outline planning application (with all maccers reserved) for the refurbishment, alteration and / or
demolition of all existing buildings / structures on the site (except St Mary’s Church and St David’s Church)
and redevelopment of site with indicative access / layout and scale parameters on the north site of 2
maximum of 1 to 7 storeys and maximum new floorspace of 84,050 sqm comprising retail / commercial /
office use (Classes A1/A2/A3/B1) residential (Class C3), non-residential institution (Class D1) and leisure
(Class D2), multi storey car park and redevelopment of south site of a maximum of 40,700 sqm of floorspace
comprising a new arena (Class D2), up to 13 storey hotel / residential building (Class C1/ C3), food and
drink (Class A3), undercroft car park, potential energy centre. Across both sites, the provision of associated
new public open space / public realm and landscaping, new pedestrian and vehicular access and servicing
arrangements (including a pedestrian bridge link across Oystermouth Road), provision of new bus stops on
Oystermouth Road, new pedestrian access through existing arches along Victoria Quay, relocation of Sir H
Hussey Vivian starue, earthworks, and plant.

The application is submitted on behalf of the Council of the City and County of Swansea.
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. INTRODUCTION

1.1 This is a supporting document to the above outline planning application for ‘Swansea Central (the
name given to the proposed development of the combined St David’s and LC car park sites in the
city centre) submitted on behalf of the Council of the City and County of Swansea.

|2 In this document we outline and report on the pre-application consultation undertaken on behalf of
the applicant during the autumn of 2016 and the spring of 2017. This was organised by Bryson:PR
in two stages, with Stage 1 covering November 2016 to carly January 2017 and Stage 2 — the formal
Pre-Application Consultation (PAC) process — running from the end of January 2017 through to
early March 2017.

.3  This document reports on both consultation stages. Stage 1 focused on consultation on the
proposed outline layout for the development and the potential mix of uses, whilst Stage 2
incorporated the formal Pre-Application Consultation (PAC) process on the draft outline planning
application. This document also includes the applicant’s responses to all of the feedback and
representations received during both consultation stages.

.4  Ourapproach to consultation is based on three key principles - engagement with all relevant groups,
clear communication of what is being proposed, and careful listening to the feedback that people
provide.

1.5 Pre-application consultation should offer everyone who may be affected by the proposals or has an

interest in the scheme, opportunities to find out about what is being proposed, to have their say, be
listened to, and to have their views taken into account in the design process.

1.6  Effective consultation relies first and foremost on good presentation and explanation of the
proposals. Once people understand the development proposals, they can then respond with
meaningful and appropriate feedback - including comments and suggestions — that the applicant
can then analyse and respond to where appropriate.

1.7 The applicant has therefore taken care to ensure that the illustrations of the scheme and all the
supporting explanations are as easy to understand as possible. That said, it is extremely difficult to
illustrate an outline application in an instantly meaningful way. The architects, Acme, have
therefore drawn a number of illustrations that show the potential position, size and mass of
buildings within the maximum parameters of the application. These drawings are purely illusrative
at this stage but are probably the most effective way of demonstrating the potential content and
nature of the proposed development. The way these illustrations have been used to present the
scheme is shown in Section 3 on the Consultation Process.

I.8  The participation in the consultation and the feedback received is provided in Section 4
Participation & Feedback with full details of all the feedback being provided in the Appendices.

1.9 In Section 5 we provide an analysis of the Common Themes in the feedback received.

I.10  Section 6 provides a summary of the applicant’s responses to the feedback received, with full details
of these being included alongside the corresponding feedback points in the Appendices.

{ BRYSON:PR
\ 6. SWANSEA CENTRAL — PRE-APPLICATION MARCH 2017
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2.1

22

23

24

2.5

EXECUTIVE SUMMARY

Stage 1 of the pre-application consultation was undertaken from mid November 2016 to carly
January 2017. Activities included the provision of a project website, meetings with local stakeholders
and interest groups, and a 3-day public exhibition held in St Mary’s Square - all of which were
supported by extensive publicity in the local media.

More than 3,500* local people participated during Stage 1, 8% of whom cither responded to our
feedback questionnaire or submitted their views by email or letter.

Nearly 75% of respondents said they were in favour of the proposals for the development of a mix of
ases with the St David’s and LC car park sites being united by a broad pedestrian bridge over
Oystermouth Road. Less than 5% were against the plans, while just over 11% were undecided.

74.7% | UNDECIDED

IN FAVOUR - e

Overall, there has been an overwhelmingly positive response to the proposals — with all the proposed
uses achieving levels of support from 50% up to 87% — with the arena gaining the most support
(87%) and the pedestrian bridge being not far behind at nearly 84%.

More than 2,500% people participated in Stage 2. We published all of the draft outline planning
application documents on the project website’s downloads page and integrated the required period
of formal consultation with the more general consultation with the public and local groups. This
included an Open Day where people could discuss aspects of the proposals with relevant members of
the professional consultants team before they submitted their feedback.

2.6 A wide range of comments, suggestions and formal representations were submitted. In Section 5 we

identify the common themes arising from all of the feedback, and in Section 6 we provide a summary
of the Applicant’s responses to those issues. All of the points raised, along with the Applicant’s

responses, are provided in the Appendices.

*» NB: These numbers may include some overlaps between those attending events and those visiting the project website.

BRYSON:PR
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3. THE CONSULTATION PROCESS

3.1 STAGE I

This stage focused on the proposed outline layout for the development and the potential mix of uses.

3.1.I THE GENERAL PUBLIC
At the beginning of the consultation process, we identified the public living and working in and
around Swansea as the main body of people who should be given the opportunity to learn about and
respond to the development proposals.

3.1.2 LOCAL STAKEHOLDERS
As well as the general public, we also identified a number of local stakeholders that should be
informed and consulted about the proposals. These included the local residents living on or adjacent
to the site, existing site occupicrs and property owners, plus existing businesses and retailers on or
adjacent to the site.

3.1.3 INTEREST GROUPS
In addition, a number of organisations and groups that might be interested and wish to have a say on
the proposals were identified. These included civic groups, business organisations, transport groups
and organisations, the police, youth, older age and minorities groups.

3.1.4 The above groups formed the main focus of Stage 1 of the pre-application process.

3.1.5 KEY STAKEHOLDERS
As well as the three main groups above, there are a number of ‘key stakeholders’ that the
development manager, Rivington Land, together with members of the professional development
team and the Applicant, the Council of the City and County of Swansea, are in the continuing
process of consulting with about the proposals. These key stakeholders include the various statutory
consultees such as the utilities companies, and major on-site or adjacent occupiers/property owners
that may be affected by the proposals. See Appendix 7.6 for a full list of these.

3.1.6 INFORMING THE PUBLIC, THE LOCAL STAKEHOLDERS AND THE INTEREST
GROUPS

To communicate the proposals clearly to the public, local stakeholders and interest groups, we
utilised a variety of media and activities including a project website, presentations at meetings and a
public exhibition.

3.1.7 These activities were all supported by a publicity campaign that achieved extensive coverage in the

local press.
/ BRYSON:PR
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3.1.8 PROJECT WEBSITE

A website — www.swanscacentral.info — was created to present and explain the proposals and
p P
provide conduits for people to have their say about them. There were two versions of this website,

one in English and one in Welsh.

3.1.9  As can be seen by the following images, the website identified the location and extent of the site,
illustrated the initial concept layout in the outline plans, provided indicative images showing the
proposed locations and sizes (within the maximum parameters identified in the draft application) of
the thoroughfares and buildings, and explained the programme for the development.

LHRWOGT Y
ONTER

W w
SWANSEA ABERTAWE

CLCTWDN VOGS
M PR

[ W o et i e 718 ey o .

How'Vs
Sy’ b fo-m vgr el o o eiew. oy
—— B Vv wiriiad
rores s o o L] vul:v
» | A
POST - Fraap e . chowoe of cotin mrd i
i i i Pt |
. ::wm.-n-.amu . : ‘:‘*‘ (&
S AbAgET
B Aberieme i e
Tovmiatd iy PUBLIC EXHIBITION | | - oddinonol focies far Saroues
vt )
St May's St o -
Ner 16 New Lokt + 6 rew haielclote 1o e oncr0 -
Thursday Int Drcember 2016 o braod sadsidan bidge 1o Scurnd By
T e et of Orash v oy
Friday 2nd Dveamber « alient podurg e bt sces of
100 1o dpm Oypwmadth Raod
Saturdoy 5wl Novernber [
100 Yo 4om

b

N
SWANSEA

ENITIAL COMCERT LANOLT

= - L K} e .
N el : -
L o achy ik Hool Wotumdiuynarih Fout ot B ey e i \ “ 1
. 3 10 Pttt ond fa v i

« Moes G $ y Vol groch b Fokety ey 5 s o fou e sl b N,

A rewichonion et tveyn vhou iecrdda da | L .
’ham.-mh:_“ ‘\ TS
| 1 T

ABERTAWE

DELWEDDAUTR CYSYNIAD CYCHWYNRGU

.
SWANSEA

DEVELOPMENT PROGRAMME

l PRE-APPLICANION CONSIRTATION

! PLANNING PROCESS

B — e *!___ =,__: L— _‘]_ FUNDING, LEASING & PROCUREMENT PROCESSES
e T —
07 018 019 000
BRYSON:PR
- SWANSEA CENTRAL — PRE-APPLICATION MARCH 2017
City and County of Swansea CONSULTATION REPORT

Dinas a Sir Abertawe =

5



3.1.10 The website address was highlighted in every activity and all the publicity to ensure that the
maximum number of people became aware of it and so had the opportunity to learn about the

proposals.

3.1.11 PRESENTATIONS AT CONSULTATION MEETINGS
Stage 1 of the pre-application consultation began on Monday 21% November 2016 with a
presentation of the proposals to 2 number of key organisations and interested parties. Held at the
Meridian Tower, this presentation set out the proposed mix of uses for the scheme, the proposed
layout of the site and the anticipated development programme.

3.1.12 A selection of slides from the presentation are shown here:

THE SWANSEA CEMTRAL SITE = HISTCRY

3.1.13 Pop-up banners were also used:
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3.1.14 A question and answer session was held after the presentation with questions about the scheme
being mainly answered by the development manager, Rivington Land.

3.1.15 " All the other local stakeholders and interest groups were invited to a series of similar consultation

meetings with presentations and Q&A sessions held on Tuesday 13 December in The Depot
studio space at the Grand Theatre.

3.1.16 Invitations — see these examples below — were distributed in PDF form to most groups by email
prior to the end of November. However, printed invitations were also distributed by hand on 30*

November to more than 500 addresses including both on-site residents, neighbouring retailers and
businesses. For the distribution area, see Appendix 7.7.

icati ltation »
; a-application CONSY S
s b m?dem‘;:\: 'aO"p& et Cenet i (ﬂ'\en 10:m t hwng: Horiad ar y cynfiy,
eeting on the Emes?bngw%'s and Oystermouth Road sites ¥ v o a{; s
the : ‘
development of cwansea Gty centée)- | i gzzatfy' -
iation on the schamé s 3
Erriy Sty Singdotor, rand
T meeting fs pant & and it will ::h;l;:‘un ?:“myw | ' n o .
2pm iwyniad 1. IWpiau ery oo
e ‘lpsm e mm ";%a"::r;?mmk"’f“ﬂ'm"x?f 2 590m dectray gy,
P aThents 0 dod 1 amiyey o Y by e Dartbiyay Binas 5
" at the Grand Theatre 5 | '
Singleton Sireet, Swansed Sa13Q). . heok
o R "
ing will starl wath 3 15-20 mawte presentation g Th:;:ngn Ay ewhml
s m_eetmg County of Swansea’s Mnﬂmp\s A uir, ll
| the Chy % 12 and outhine the emerging e W‘MM-
I| {ho proGICSS 'O::ae; Wil be about 40 mindies tot G 3 - o NGOSFA - I
| After that Decnber il you with 10 555 n-w:mwm m‘_m;;fod FODANG ; YHOEDDUS
| mmuw"fmmm:m',.mmw Yl'ylkﬁmiau,.‘.,,’,’:’:’_'mgeﬂ\l@wi(h Yttty /
\ meeting. 1 01792 636 498 Clawt Hwells@swan=a amv uk 7 Gwenegyr'wdda v I
Claie Howells: II
MON '
\ PUBUCWBE)&L?M o the pubhc exitition 1ote nrswa, wﬂmocenh |
\ priot to this meeting. yo;xor;ae‘y” e Squaieson . » ) p:w N
||, heid n:;; 14 December © 10aM to pmmm A e mhbzw (
l' 2‘:‘ ur:d s‘éturday 3 December - 10a fawydy
Friday 2¥ @ :
w swunseccentrc\gs‘a - I
WWW. :;nvisnwnemeixtw dnitinar® II
o, alternatively. c and submit theif VEWs m W -\\\ |
|| about the of the online questionnaid. 2apos! -
ea
\ cry me&y I
|
2N, o RTH \r________‘_ |
DINAS-RANDA o |
| St . pae Abertawie | e |
| | swansea B3y l
| oy e - CITY REGION
|| Dinas a S\

3.1.17 The organisations and people invited to these consultation meetings included local interest groups,

on-site and neighbouring residents (see above), and on-site and neighbouring retailers and
businesses. For a full list of these see Appendix 7.6.
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3.1.18 PUBLIC EXHIBITION

A public exhibition of the proposals was held on

Thursday 1%, Friday 2™ and Saturday 3" December

2016. It was held in St Mary’s Square next to the New Look store and utilised a hired exhibition
trailer plus external furniture. It was open from 10am to 8pm on the Thursday and from 10am to
4pm on the other two days and was fully staffed throughout by Rivington Land, officers of the
Council and other development team consultants, including the project architect, Acme.

The exhibition was advertised in the
Evening Post with a half page display
advertisement inserted on Wednesday
23" November and Wednesday 30*

3.1.19

ARDDANGOSFA GYHOEDDUS
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o
SWANSEA

PUBLIC EXHIBITION
of the development proposals
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November.
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DWEUD EICH DWEUD il HAVE YOUR SAY
SGWAR Y SANTES FAIR ST MARY'S SQUARE
(wirth ymyl New Look) {Next to New Look)

Dydd Lau 1 Rhagfyr ; 10am tan 8pm Thursday 1% December : 10am to 8pm
Dydd Gwener 2 Rhagfyr : 10am tan 4pm Friday 2* December: 10am to dpm
Dydd Sadwrn 3 Rhagfyr : 10am tan 4pm Saturday 3" Decernber : 10am to 4pm
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3.1.20 A-boards were used around St Mary’s Square to highlight the exhibition while it was open. Posters
promoting the exhibition were also fixed on lamp posts around the city centre and next to car park

Pay & Display machines in St Mary’s, St David's and the LC car parks. (NB: All were removed
immediately after the exhibition.)
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PROPOSALS FOR THE
MIXED-USE DEVELOPMENT
INCLUDE:

» 3 new indoor arena for concerts and
events

- more shapping to extend tha city
centre’s range 2nd choice of shops

P 2 boutique anerma to improve the
range of evening attractions

P> a greater choice of cafes and
restaurants

P maudential aparments above the
shops and restaurants to add more
vitality to the city centre

b addeional facdmes for swansea
University

Po- 2 new hotel close te the arena

@ lruad pedestriarn bridpe to unile
both sides of Dystermaossth Road

P sutficient parking on both sides of
Oystermaurth Aoad
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3.1.21 The display panels utilised in the exhibition were similar in content to the information on the

website, as can be seen here:
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3.1.22 CONSULTATION FEEDBACK CONDUITS

Four main conduits for consultation feedback were provided throughout Stage 1 for people to
submit their comments and suggestions on the outline proposals for the development. These were:

Face-to-face for the public at the exhibition and for the local stakeholders and interest

groups at the various consultation meetings

*  Online questionnaire via the website

An email address — feedback@swanseacentral.info

A Frecpost address — ‘Frecpost SWANSEA CENTRAL’. This could be used for either
letters or by the pre-printed feedback cards distributed at the public exhibition and all of
the consultation meetings. This Royal Mail registered ‘Freepost name’ (without any
supplementary address information) ensured that all correspondence was delivered directly

to Bryson:PR.

3.1.23 Both the online questionnaire and the printed Frecpost cards are shown here. As with all the other
material, these were provided in both English and Welsh. The questionnaires were identical in each

format.
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3.1.24 Towards the end of Stage 1 — on 20% January 2017 — members of the development team attended
one of the “Big Conversation” events at Bishop Vaughan Comprehensive School to present and
discuss the proposals for Swansea Central with students from a number of Swansea’s secondary

schools.
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3.2

3.2.1

322

323

324

3.25

3.2.6

STAGE 2
This stage focused on the draft outline planning application, which was published at the end of
January with all the documentation provided on the project website and made available for everyone

interested to download.

This stage also incorporated the formal Pre-Application Consultation (PAC) that applicants of
major schemes are now obliged to undertake and manage by the Town and Country Planning
(Development Management Procedure) (Wales) (Amendment) Order 2016.

TARGETED CONSULTATION GROUPS
The general public of the Swansea area together with the same local stakeholders and interest groups
as engaged with in Stage 1 (sce Appendix 7.6) were the main focus of Stage 2.

In addition — as part of the PAC process — Rivington Land together with members of the
professional development team and the Applicant, the Council of the City and County of Swansea,
with the key stakeholders, continued their engagement with the key stakeholders as before. See
Appendix 7.6 for the list of key stakeholders.

INFORMING THE ABOVE GROUPS

Asin Stage 1, we informed all of the groups listed in Appendix 7.6 by email and telephone about the
draft outline application and the details of the PAC. We also sent similar information by email to a
database of 182 interested people collected from the feedback in Stage 1.

In addition, these communications were supported by a publicity campaign that achieved extensive
coverage in the local press.

PROJECT WEBSITE

The project website — www.swanseacentral.info — was updated on 31 January 2017 with details of

the draft outline planning application, and with all of the application’s documentation being made
available to download - as can be seen here:
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3.2.7 FORMAL PRE-APPLICATION CONSULTATION PROCESS

The required formal PAC process was undertaken by publishing the draft outline planning
application online (via the project website) — with Savills informing all of the statutory consulcees,
ward councillors, site occupiers and site neighbours by letter and posting notices around the site.
The list of statutory consultees, site occupiers and site neighbours (sec Appendix 7.6) was agreed
with planning officers at the Council prior to commencement of the formal PAC process. A period
of 28 days was st for the submission of representations. This ran from 31* January to 1* March
2017, with extra time being granted for those who requested it. Examples of the site notices and
notification lecters are shown below.

SCHEDULE 1 Article 4.(4)
Pre-application notices
SCHEDULE 1B Articles 2C & 2D

PUBLICITY AND CONSULTATION BEFORE APPLYING FOR
PLANNING PERMISSION

Town and Country Planning (Develop Management Procedure) (Wales) Order 2012

PUBLICITY AND CONSULTATION BEFORE APPL YING FOR PLANNING PERMISSION
NOTICE UNDER ARTICLES 2C AND 2D

(to be served on owners and/or occupiers of adjoining land and community consultees; and displayed by
site notice on or near the location of the proposed development)

Purpose of this notice: this notice provides the opportunity to comment directly to the developer on a
proposed development prior to the submission of a planning application to the local planning authority
(“LPA™). Any subseq planning application will be publicised by the relevant LPA; any comments
provided in response to this notice will not prejudice your ability to make representations to the LPA on
any related planning application. You should note that any comments submitted may be placed on the

public file.

Proposed development at: Former St Davids centre and other land north and south of Oystermouth
Road, Swansea

I give notice that: Swansea City Council

is intending to apply for planning permission to: “Outline planning application (with all |
matters reserved) for the refurbishment, alteration and / or demolition of all existing buildings /
structures on the site (except St Mary’s Church and St David’s Church) and redevelopment of site with
indicative access / layout and scale parameters on the north site of a maximum of 1 to 7 storeys and
maximum new floorspace of 84,050 sqm comprising retail / commercial / office use (Classes
Al1/A2/A3/B1) residential (Class C3), non-residential institution (Class D1) and leisure (Class D2),
multi storey car park and redevelopment of south site of a maximum of 40,700 sqm of floorspace
comprising a new arena (Class D2), up to 13 storey hotel / residential building (Class C1/ C3), food and
drink (Class A3), undercroft car park, potential energy centre. Across both sites, the provision of
associated new public open space / public realm and landscaping, new pedestrian and vehicular access
and servicing arrangements (including a pedestrian bridge link across Oystermouth Road), provision of
new bus stops on Oystermouth Road, new pedestrian access through existing arches along Victoria
Quay, relocation of Sir H Hussey Vivian statue, earthworks, and plant.”

You may inspect copies of: the proposed application, the plans and other supporting documents from
1800 on 31 January at:

online at www.swanseacentral.info

Computer facilities are available to view this information online at

Swansea Central Library, Civic Centre, Oystermouth Road, Swansea, SA1 3SN
between the hours of:

Monday - closed.

Tuesday — Friday 8.30 am. —8.00 p.m.

Saturday — Sunday 10 am — 4.00 p.m

Anyone who wishes to make representations about this proposed development must write to the
applicant/agent at feedback (swanseacentral.info or at freepost SWANSEA CENTRAL

By: 1 March 2017
Signed: Savills

Date: 31 January 2017
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27 January 2017

Owner / Occupier
«Address_1»
«Address_2»

«Address_3» T: +44 (0) 20 7490 8644
«Address_4»
«Address_5» 33 Margaret Street
London
W1G 0JD
savills.com
Dear Sir/ Madam,

Notice under SCHEDULE 1C (ARTICLE 2D) Consultation before applying for planning permission.
Town and Country Planning (Development Management Procedure) (Wales) (Amendment) Order 2016

Planning application for outline planning permission for the redevelopment of the Swansea Central
site, on the site of the former St David’s centre and other land north and south of Oystermouth Road,
Swansea.

| write to inform you that the City and County Council of Swansea is proposing to submit an outline planning
application for the development of the former St David’s centre and other land north and south of
Oystermouth Road within the near future.

Under the Town and Country Planning (Development Management Procedure) (Wales) (Amendment) Order
2016, we are required to consult all owners/occupiers of land adjacent to the application site for a period of
28 days prior to the submission of the application.

In this context, we write to formally notify you that we have been instructed by the Council to make the above
planning application publically available to view, for a period of 28 days to undertake statutory consultation in
line with the above regulations.

A copy of the application, plans, and other supporting documents can be viewed online from 1800 on 31
January 2017 at: www.swanseacentral.info

A consultation response can be sent online to feedback@swanseacentral.info or addressed by post to:
freepost SWANSEA CENTRAL.

All responses should be received by 1 March 2017.

Please note that this is a separate process to the consultation that the Council as planning authority will carry
out when the application is formally submitted. Any views that you would like us to take into account should
be provided to the addresses above.

Please find enclosed a formal notice under the Order.

Yours faithfully

Savills

Offices and jat gl the i Europe, Asia Pacific, Africa and the Middle East.

‘Savills {UK) Limited, Chartered Surveyors. Requlated by RICS. A subsidiary of Savills plo. Registered in England No. 2605138,
Regrstered office: 33 Margarat Street, London, W1G 0.0
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3.2.8 CONSULTATION ‘OPEN DAY’

We fully integrated the on-going consultation with the public, local stakeholders and local interest
groups with the formal pre-application consultation process and organised an ‘Open Day’ for these
groups (see Appendix 7.6) from 11am to 7pm on Wednesday 15* February 2017 in the Ocean
Room at the National Waterfront Museum.

3.2.9 The aim of this Open Day was to provide direct face-to-face access to a range of development team
members so that people could ask questions and discuss issues directly with the relevant consultant -
and thereby better inform the representations they then might submit. The consultants who
attended the event included:

* the development manager, Rivington Land

* the planning consultant, Savills

* the architect, Acme

* the landscape architect, Capita Lovejoy

* the transport consultant, Mayer Brown

* the environmental consultant, Peter Brett Associates
* the sustainability consultant, Greengage

* theaccess consultant, Bevan Associates

3.2.10 The timing of this event in the middle of the formal process was set to allow people sufficient time
to download and read the draft documentation, whilst also allowing sufficient time afterwards for
people to compose and submit their representations, comments and suggestions.

3.2.11 In addition to local press publicity about the event, email invitations were sent to all of the local
stakeholder and interest groups plus all those on our database of interested contacts from Stage 1.
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3.2.12 Each consultant at the Open Day had a station featuring a display panel showing relevant material -
a selection of which are shown below. In addition, a tactile model of the scheme was provided for the

use of blind and partially sighted people.

DEVELOPMENT Vinoten Al ACGESS

MANAGER CONSULTANT
INDICATIVE LAYOUTS

T ST

TRANSPORT PLANNING

CONSUITANT CONSULTANT
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3.2.13 A-boards outside and inside the National Waterfront Museum were used to direct people to the
Open Day in the Ocean Room.

LN LS
SWANSEA ABERTAWE

CENTRAL GANDLQG

L L
S ABERTAWE

“MEET THE TEAM" “MEET THE TEAM"
OPEN DAY OPEN DAY

DIWRNOD AGORED DIWRNOD AGORED
“"CWRDD AR TiM" “CWRDD AR TiM"

HAVE YOUR SAY HAVE YOUR SAY

DWEUD EICH DWEUD DWEUD EICH DWEUD

3.2.14 CONSULTATION FEEDBACK CONDUITS

Similar to Stage 1, we provided three main feedback conduits throughout Stage 2. These were:

*  Facc-to-face for the public at the open day for the public, local stakeholders and interest
groups

*  An email address — feedbacki swanseacentral.info

* A Freepost address - ‘Freepost SWANSEA CENTRAL’ - for written feedback sent by

post.
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4. PARTICIPATION & FEEDBACK

4.1 STAGE |

4.1.1 Some 2,886 people visited the project website during Stage 1 of the pre-application consultation,
4.1.2 730 people visited the public exhibition.

4.1.3 Approximately 64 people representing a variety of businesses and organisations attended the
consultation meetings. 40 of these — including representatives of major city centre retailers, business
organisations, Government, Swansea University, University of Wales Trinity St David and the
National Waterfront Museum - came to the first event, with the remainder coming to the other
consultation meetings. See Appendix 7.8 for a list of invitees and attendees.

4.1.4 293 people in total (nearly 8% of the above) completed the feedback questionnaire (either online or
by using the Freepost card) or wrote in by email or post.

4.1.5 FEEDBACK — OVERALL OPINION
Of the 293 respondents, 74.7% said that they were in favour of the initial ideas for the development.
Only 4.8% were against the proposals, 11.3% were undecided, and the remaining 9.2% did not
answer the question.

74'7% UNDECIDED

IN FAVOUR e RN
S 9.2% _
NO ANSWER
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4.1.6 FEEDBACK —MORE SHOPPING

83.2% of respondents said that they were in favour of more shopping to extend the city’s range and
choice of shops — making this use the 4™ most popular in the proposed list of potential uses. 7.2%
were against more shopping, 4.8% were undecided and a further 4.8% did not answer the question.

0
83'2A’ 7.2% AGAINST
IN FAVOUR :

" 4.8% UNDECIDED
4.8% NO ANSWER

4.1.7 FEEDBACK - BOUTIQUE CINEMA

64.0% of respondents said that they were in favour of a boutique cinema to improve the range of
evening attractions — making this use the 9" most popular in the proposed list of potential uses.
13.7% were against such a cinema, 18.8% were undecided and 3.5% did not answer the question.

13.7% AGAINST

64.0%

IN FAVOUR e 18.8% UNDECIDED

~ 3.5% NO ANSWER
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4.1.8 FEEDBACK — MORE CAFES & RESTAURANTS
81.5% of respondents said that they were in favour of a greater choice of cafés and restaurants —
making this usc the 5* most popular in the proposed list of potential uses. 6.8% were against more
restaurants, a further 6.8% were undecided and 4.9% did not answer the question.

81.5% 6.8% AGAINST

IN FAVOUR
- 6.8% UNDECIDED

[ t‘.!‘
A%
4.9% NO ANSWER

4.1.9 FEEDBACK - HOUSING

67.1% of respondents said that they were in favour of residential apartments to add more vitality to
the city centre — making this use the 7 most popular in the proposed list of potential uses. 12.7%
were against the proposed housing, 14.7% were undecided and 5.5% did not answer the question.

12.7% AGAINST

67.1%

IN FAVOUR

14.7% UNDECIDED

" 5.5% NO ANSWER
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4.1.10 FEEDBACK — UNIVERSITY FACILITIES

65.1% of respondents said that they were in favour of additional teaching facilities for Swansea
University - making this use the 8* most popular in the proposed list of potential uses. 19.2% were
against university facilities, 11.6% were undecided and 4.1% did not answer the question.

19.2% AGAINST

65.1%

IWTAVEIERE . 11,6% UNDECIDED

4.1% NO ANSWER

4.1.11 FEEDBACK — STUDENT HOUSING

50.0% of respondents said that they were in favour of housing for students above the shopping —
making this use the 10® and least popular in the proposed list of potential uses. 29.1% were against
student housing, 17.1% were undecided and 3.8% did not answer the question.

29.1% AGAINST

17.1% UNDECIDED

50.0%
IN FAVOUR

3.8% NO ANSWER
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4.1.12 FEEDBACK — INDOOR ARENA

4.1.13

87.0% of respondents said that they were in favour of a new indoor arena for concerts and events —
making the arena the most popular in the proposed list of potential uses. 5.8% were against the
arena, 3.1% were undecided and 4.1% did not answer the question.

87.0%

IN FAVOUR
5.8% AGAINST

~ 3.1% UNDECIDED
u.,

4.1% NO ANSWER

FEEDBACK — HOTEL
73.6% of respondents said that they were in favour of a new hotel close to the arena — making this
the 6* most popular in the proposed list of potential uses. 8.6% were against the hotel, 12.7% were

undecided and 5.1% did not answer the question.

8.6% AGAINST

73.6%

IN FAVOUR
12.7% UNDECIDED
" 5.1% NO ANSWER
4.1.14 FEEDBACK — PEDESTRIAN BRIDGE
(/ BRYSON:PR
i S\ SWANSEA CENTRAL — PRE-APPLICATION MARCH 2017
City and County of Swansea CONSULTATION REPORT
Dinas a Sir Abertawe ¢,

23



83.9% of respondents said that they were in favour of the proposed broad pedestrian bridge to unite
both sides of Oystermouth Road - making this use the 3" most popular in the proposed list of
potential uses. 3.8% werc against the bridge, 6.8% were undecided and 5.5% did not answer the

question.

83.9%

IN FAVOUR

3.8% AGAINST

; r‘”%:' 6.8% UNDECIDED
»

' 5.5% NO ANSWER

4.1.15 FEEDBACK - PARKING

84.9% of respondents said that they were in favour of sufficient parking on both sides of
Oystermouth Road - making this use the 2** most popular in the proposed list of potential uses.
3.4% were against sufficient parking, 4.5% were undecided and 7.2% did not answer the question.

84 9% 3.4% AGAINST
i B 4.5% UNDECIDED
IN FAVOUR B

7.2% NO ANSWER

4.1.16 FEEDBACK — CONSULTATION MEETINGS
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Although invitations were sent out in both English and Welsh in good time, atrendance at the
meetings — with the exception of the first one that approximately 40 people attended — was not
high. The low attendance at the meetings held in The Depot studio space at the Grand Theatre on
13 December 2016 could be explained in part, at least, by the very heavy rain that fell throughout
that day. However, no local residents at all came to the 2pm consultation meeting, despite our hand
delivery of several hundred invitations to homes around the site, including many of those around
Swansea Marina.

The first meeting held at the Meridian Tower

Meetings held at the Grand Theatre
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4.1.17 FEEDBACK BY THE CIVIC INTEREST GROUPS
This consultation meeting was attended by representatives of the Swansea Civic Society,
Wheelrights, Sustrans and the police. Their questions, comments and suggestions are included

below:

4.1.18 »

Will there be permeability for cyclists?

You have not set out a vision yet re access by all modes

Civic Society wish to see an overall city-wide transport strategy

The arena operator will want to know how to get people in and out

Something significant needs to be done about crossing Oystermouth Road

Cycle route west to east? — the existing link to the bus station is not very pleasant

Would like covered cycle parking — Tesco’s covered cycle parking gets well used because of that
How will you maintain access to Tesco’s service yard and the Quadrant’s car park?

City centre is dead after 5.30pm — what engagement will there be with traders about longer
hours ?

A library for the public or Swansea University?

4.1.19 FEEDBACK BY MINORITY GROUPS
This consultation meeting was attended by representatives of the 50+ group, children’s rights,
RNIB SAFE, Guide Dogs Cymru and the Council’s Equalities Development Officer. Their
questions, comments and suggestions are included below:

4120 o

Connectivity to the rail station — how will you get people from there to here?
Traffic is difficult across the city centre

Pedestrian access — how it affects people getting around the city

There is a slope on the LC side?

The bridge is good - visually impaired people find crossing the road at grade [surface level]
difficule

Concerned about there not being enough open space and worried about wind levels around a
13-storey hotel

Will there be space outside for restaurants?
Congestion is a big concern — car parks should be outside town — not your job though

Bus companies - visually impaired people have to use buses, bur can’t get into the city centre
for evening events because of a lack of services in the evening

Concerned about noisc from arena as people exit late at night

Wind Street is a difficult environment in the evening — we do need a better environment
elsewhere in the city centre

Parking charges are expensive. Congestion is caused by all the traffic lights

Shared space [where road and pedestrian surfaces have no defining boundaries such as kerbs] —
visually impaired people don’t like it and it confuses guide dogs
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What type and size of shops are you looking at? - a lot of shops are going elsewhere due to the
[poor] environment

Cycle routes and covered cycle parking are needed

4.1.21 FEEDBACK BY LOCAL RETAILERS AND BUSINESSES
This consultation meeting was attended by representatives of a number of local retailers including
the manager of the Quadrant Shopping Centre. Their questions, comments and suggestions are
included below:

4122 .

It’s a wet city ~ no cover?

Intelligent parking space information would be best — the existing Pay & Display system is not
good

Road infrastructure - existing parking exits are poor, resulting in back-ups on site. There are
too many traffic lights

What assistance will the Highways Department give?
Morfa looks great but you can’t get in or out of it
Your transport engineers will prepare the plan, won’t they?

The scale of the scheme is appropriate and targeting the next level up of retailers is right. But
critical is the boutique cinema (we don’t get a lot of films), and we need a new range of better
quality restaurants. The bridge is also extremely important

How would access to the beach be?

What will happen to the existing St David’s tenants?

Online retailing - is there still a requirement [for this development])?

There are lumps of leisure in this development — what are the relative percentages?
Will John Lewis ever come to Swansea?

Could it become another Parc Tawe?

As a bus company we run services to the universities up to 3am-4am. This development is likely
to mean that we'll go through the night. Why we invest in student services is because of the
high economic boost students bring to the city.

What'’s your view of Next with their representation elsewhere?

4.1.23 FEEDBACK BY SWANSEA MARKET TRADERS

This consultation meeting was attended by a small number of market traders. Their questions,
comments and suggestions are included below:

4.1.24 .

When the Quadrant was built, it emptied the high street ~ what’s this going to do?
Will there be space for independent retailers?

Will the parking be free?

Will the housing be rented?

Will there be studio apartments?
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42 STAGE2

4.2.1 2,517 people visited the project website during Stage 2.

42.2 More than 70 people came to the Open Day on Wednesday 15 February 2017.

MEE T
OPEN DAY
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4.2.3  Questions, points and issues that were raised and discussed with the consultants at the Open Day
included:

o Concerns about the height of adjacent buildings and the possibility of residents in the Excelsior
building being overlooked

¢ Requests to know more about the south site car park, heights, and access through the dockyard
wall

» Concerns about the control of anti-social behaviour

* Concerns about the position of the footpath along the wall overlooking Victoria Quay
» Concerns about potential privacy, light and noise impacts for Victoria Quay residents
¢ Concern about the location of the hotel

» Suggestion that culture to be an integral part of regeneration

o Suggestion to provide secure cycle parking and charging points for electric cycles

o Suggestion to provide seating in public realm areas

* Suggestion about the need for open spaces and views

* Request for the scheme to provide a high quality of accessibility including clear determination of
routes, cycles to be pushed in pedestrian areas, no shared surfaces, tactile paving of the correct
type, significantly better way-finding, and accessible lifts

¢ Request for good cycle routes and linkages

o Suggestion of temporary parking on Museum Green during construction

o Appeal for better bus services for the outskirts of Swansea and for Park & Ride
o Request for appropriate kerb heights at bus stops

¢ Request for maintenance of Blue Badge access and parking for the churches

424 The above points were subsequently raised in the various representations and feedback submissions
made during Stage 2 - which included some 37 from members of the public and a further 11 from
local stakeholders and interest groups.

4.2.5 S represenrations by statutory consultees and other key stakeholders were received by Savills - see
Appendix 7.5.

4.2.6 The feedback and representations received from the public and all of the groups and organisations
consulted is provided along with the Applicant’s responses in the Appendices 7.1 to 7.5.
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5.1

5.2

5.3

5.4

5.5

5.6

57

COMMON THEMES

With an overall support level of nearly 75%, the public response to the outline proposals as
measured by the responses to the feedback questionnaire in Stage 1 has been overwhelmingly
positive. It is clear from this that the public of Swansea want to sce this site developed and are happy
with the mix of uses and the new pedestrian bridge over Oystermouch Road that have been
proposed.

The proposal for an arena was particularly well received with 87% saying they were in favour and less
than 6% against.

In fact all of the proposed uses scored 50% or more, with all bar student housing above the shops
scoring 64% or more.

Student housing at 50% was easily the least popular with over 29% being against it and more than
17% being undecided.

The proposed boutique cinema - scoring 64% — was the 9" most popular use. Although the support
level is still very close to a two-thirds majority, this use was perhaps lower than might have been
expected. The fact that a further 19% were undecided, may perhaps indicate that, as well as there
being some questioning of the need for another cinema, there is probably some lack of
understanding as to what a boutique cinema actually is.

Whilst the above figures indicate the very high level of support for the proposed mix of uses, analysis
of all the other written feedback — the comments and suggestions from the public and the feedback
from local stakeholders and interest groups — has drawn out 2 number of common themes that
provide some further insight beyond the relative popularity of the various proposed uses. These are
detailed below.

COMMON THEMES IN STAGE |

e ANCHOR STORE, BETTER BRANDS AND RETAIL MIX - A large number of people
aspire to having a John Lewis or House of Fraser store in the city centre. They would also like to
see a much-improved retail mix incorporating better quality national brands whilst also
sustaining local independents — both for shopping and the food and beverage sector.

e TOO MUCH RETAIL - Many people expressed concern about the existing number of empty
shops and questioned the need for more.

o NEED FOR A CINEMA - A number of people questioned the need for another cinema in the
city centre.

o WEATHER PROTECTION - Swansea is a wet city and quite a number of people — both in
their responses and face-to-face discussions with us at the exhibition and meetings — have raised
the need for weather protection across the scheme, particularly for the bridge (where people have
plenty of experience of using the existing exposed footbridge) and for the restaurants, cafés and
shops.

City and County of Swansea
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e DISLIKE OF STUDENT ACCOMMODATION - Student accommodation above some of
the shops was — at 50% — the lowest scoring of the initial uses proposed. It was also unpopular
with a number of people who submitted comments.

e ICERINK AND SKATEBOARD PARK - A number of people would like to see an ice rink in
the city centre, and 2 smaller number would like a skateboard facility or indoor skiing.

e NOT ENOUGH PARKING - A number of people thought that there wasn’t enough parking
in the scheme.

o MORE TREES AND GREENERY - The desire to see more trees and vegetation incorporated
into the scheme was also a popular theme.

58 COMMON THEMES IN STAGE 2

5.8.1 There were two further common themes that came to the fore in Stage 2, which were:

e ST DAVID’S CHURCH - The desire by St David’s Church and its parishioners to ensure that
the replacement church hall would be located close to the church, be of a similar size with
appropriate facilities, and for accessibility, parking and drop-off facilities to be maintained.

¢ OVERLOOKING, NOISE, DAYLIGHT AND ANTI-SOCIAL BEHAVIOUR - LC and
local residents - particularly those from Squire Court on Victoria Quay — expressed concerns
abour the possibilities of overlooking by the hotel, the impact by the hotel tower on daylight,
noise from the arena and hotel’s service yard, and anti-social behaviour along the footpath on the
upper level near the top of the dockyard wall.

5.8.2  The above sets of common themes only pull out a number of issues that were cach expressed by a
number of people or groups. Many other points were raised in the comments, suggestions and
representations submitted by both individuals and organisations. To see all of these, please read the
tables contained in the Appendices.
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6. SUMMARY OF THE APPLICANT’S RESPONSES

6.1 At the end of Stage 1 of the pre-application consultation — which was primarily about the proposed
layout of the site and the preferred mix of uses — it is clear that there is a high level of overall support
for the proposals within the community of Swansea.

6.2 In Stage 2 ~ which was focused on the draft outline planning application and incorporated the
formal PAC process — we received a smaller number of submissions but these were much more
focused on the proposals contained in the draft application.

6.3  Whilst our detailed responses to all of the points raised are included in the following Appendices 7.1
t0 7.5, we summarise here our responses to the common themes identified in the previous section:

o ANCHOR STORE, BETTER BRANDS AND RETAIL MIX - A large new department store
would be most people’s choice for inclusion within the scheme and we will endeavour to provide
this. However, there are very few department stores in the market and this may prove difficule.
We are equally confident we can deliver new good quality retailers into Swansea thereby making
it a far more attractive shopping experience overall.

» TOO MUCH RETAIL - Independent studies have shown that there is capacity for additional
retailing in Swansea. Retailer requirements have changed over the years and shop sizes and
locations that once fitted their requirements may no longer be suitable. However, we have found
in the past that when more retail is introduced to a city centre it helps to rejuvenate areas by
bringing in more shoppers. Any empty units are likely to be occupied by other retailers who are
looking for more economic space.

o NEED FOR A CINEMA - We are looking to provide a cinema with a point of difference from
the cinemas already operating in the city centre. The new cinema will be focused on providing a
different customer experience, with luxurious and larger seating and food and drinks being
brought to your seat by the staff. It is likely to be only 3 or 4 screens and will show a wider range
of films rather than just ‘blockbusters’.

o WEATHER PROTECTION - A cover strategy has been developed to an outline proposal
which includes different stracegies for different locations and uses, ranging from architecrurally
integrated canopies on retail facades, potentially fully covered café / restaurant street and the
covered bridge.

 DISLIKE OF STUDENT ACCOMMODATION - In response to its relatively low popularity
and a further review of the mix of uses, student housing is no longer part of the proposals.

o ICE RINK AND SKATEBOARD PARK - The proposed mix of uses for the site has been
developed carefully in line with the Council’s planning policy aspirations for the site, and in
response to expected demands from operators. The proposals include a significant proportion of
leisure floorspace, which could be occupied by a range of leisure operators. This would not
preclude an ice rink operator dependant on demand and viability.

e NOT ENOUGH PARKING - The proposed scheme effectively maintains the current level of
parking provision in the city centre and is set at a level that will support the proposals without
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encouraging excessive use of the private car. This is in line with guidance set out in Planning
Policy Wales (PPW) and the Swansea Central Area Regeneration Framework (SCARF). Policy
is to reduce/discourage car trips into the centre and encourage increased use of the city’s Park
and Ride facilities. Parking data provided by the CCS shows that the existing 4 car parks directly
affected by the scheme currently combined operate with significant spare capacity during the
week and at weekends. A large proportion of this spare capacity is in the St David’s car park
which currently provides a poor parking and unattractive parking facility.

* MORE TREES AND GREENERY — Thessite is currently of very limited biodiversity value,
comprising highly artificial and manmade habitats; as such, the proposed redevelopment
provides the opportunity to include a range of habitat enhancement measures, which will deliver
local biodiversity gains. These are outlined within the Preliminary Ecological Appraisal for the
site and have been informed by the landscape proposals.

The Sustainability Statement and BREEAM Strategy have accounted for the inclusion of new
trees on site and significant ecological enhancement. The planting will be selected to be sensitive
to the Jocal natural environment.

o ST DAVID’S CHURCH -~ The church hall is proposed to be located in a new building in
approximately the same location as it is now. The size and layout of the hall will be based on the
requirements of the church and a temporary hall will be provided near the Church during
demolition and construction periods. The proposals will maintain access to the church for

parking, accessibility and drop-off.

o OVERLOOKING, DAYLIGHT, NOISE AND ANTI-SOCIAL BEHAVIOUR - There
won't be any hotel rooms below 5 meters above the podium level, ensuring that overlooking is
minimised. Soft landscaping between the LC and the hotel will ensure that the customers do not
feel unduly overlooked.

The daylight and sunlight assessment has been based on the maximum parameters so provides a
worst-case assessment for the purposes of the outline planning application. Further daylight and
sunlight assessment studies will be carried out at reserved marters stage to ensure the best

location for the hotel, taking into account the LC’s concerns.

It is now proposed that the current pathway by the wall will be moved inwards, away from the
wall, thus ensuring that the public can’t get very close to the wall and look over it. Small areas of
the wall will be accessible in order to enjoy the quality of this heritage asset, but they will be
chosen strategically and will be kept at a minimum to discourage many people gathering. CCTV
cameras and adequate lighting will discourage anti-social behaviour. In addition, we have agreed

to plant evergreen hedging to help protect the residents of Victoria Quay from overlooking,

Servicing for the arena will be under the proposed podium. This, combined with the presence of
the GWR revetment wall, will ensure that vehicle activity and associated noise is contained.

The existing LC car park operates berween 7am to 11pm. The proposed car park will need to be
24-hour operation to support the hotel and arena development. However, during night-time

hours parking and servicing activity will be limited.
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6.4  NEXT STEPS
If the outline planning application is approved, the Applicant together with the development team
led by Rivington Land will organise further consultation with all of the consultees once we start the
detailed design during the reserved matters stage.
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7. APPENDICES

7.1 STAGE | FEEDBACK FROM THE PUBLIC AND THE
APPLICANT’S RESPONSES

7.1.1  The table on the following pages provides a summary of all of the feedback submissions made by
members of the public during Stage 1. The applicant’s responses to all the points raised are provided
alongside, and references to where information is provided within the planning application are given
where relevant.

7.1.2  The feedback card and online questionnaire used in Stage 1 contained three main questions, the
answers to the first two of which gave people’s overall opinion of the proposals and their preferences
for the proposed mix of uses (see Section 4). The third was an open questions asking for people’s
comments and suggestions, a summary of which are reproduced in the following table.
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7.2 STAGE 2 FEEDBACK FROM THE PUBLIC AND THE
APPLICANT’S RESPONSES

7.2.1 The table on the following pages provides a summary of all of the feedback submissions made by
members of the public during Stage 2. The applicant’s responses to all the points raised are provided
alongside, and references to where information is provided within the planning application are given

where relevant.
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7.3 LOCAL STAKEHOLDERS’ FEEDBACK AND THE
APPLICANT’S RESPONSES

7.3.1  The table on the following pages provides all of the representations made by the local stakeholders
during both stages of the consultation process. The applicant’s responses to all the points raised are
provided alongside, and references to where information is provided within the planning application

are given where relevant.

( BRYSON:PR
k ¢-. SWANSEA CENTRAL — PRE-APPLICATION MARCH 2017
City and County of Swansea k CONSULTATION REPORT
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74 LOCAL INTEREST GROUPS FEEDBACK AND THE
APPLICANT’S RESPONSES

74.1  The table on the following pages provides all of the representations made by the local interest groups
during both stages of the consultation process. The applicant’s responses to all the points raised are
provided alongside, and references to where information is provided within the planning application

are given where relevant.
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7.5 STATUTORY CONSULTEES’ REPRESENTATIONS AND THE
APPLICANT’S RESPONSES

7.5.1 The table on the following pages provides all of the representations made by the statutory consultees
and other key stakeholders during both stages of the consultation process. The applicant’s responses
to all the points raised are provided alongside, and references to where information is provided

within the planning application are given where relevant.
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7.6

7.6.1

7.62

763

CONSULTEES

KEY STAKEHOLDERS
The group of Key Stakeholders comprised:

STATUTORY CONSULTEES

WARD COUNCILLORS

Welsh Government

The Coal Authority

Nartural Resources Wales

Neath Port Talbot Borough Council

Dwr Cymru Welsh Water Carmarthenshire County Council

Highways Department, CCS The Glamorgan-Gwent Archacological Trust
CADW Swansea Business Improvement District
WARD COUNCILLORS

Cllr Sybil Crouch Clir Fiona Gordon

Cllr Erika Kircher Cllr David Phillips

SITE OCCUPIERS & NEIGHBOURS

The Quadrant Shopping Centre

Llys Dewi Sant residents

St David’s site retail & business occupiers

Excelsior block residents

St Mary’s Church Other neighbouring residents
St David’s Church Neighbouring retailers & businesses
LC/Bay Leisure Tesco

National Waterfront Museum

LOCAL STAKEHOLDERS
The group of Local Stakeholders comprised:

LOCAL STAKEHOLDERS

Swansea Market Traders Association

South Wales Police Crime Prevention

First Cymru

Wales Extremism & Counter Terrorism Unit

National Express Taxi Operators Association

INTEREST GROUPS

The group of Local Interest Groups comprised:

INTEREST GROUPS

Swansea Civic Society Swansea Bay Business Club

Guide Dogs Cymru South Wales Chamber of Commerce
Wheelrights Swansea University Students Union
Sustrans UW Trinity St David Students Union
Pubs & Clubs Watch Youth and over 50s groups (via CCS links)

Swansea Environment Forum

Disability groups (via CCS links)

LGBT, BME & other minority groups (via
CCS links)

City and County of Swansea &»
=3

BRYSON:PR
SWANSEA CENTRAL - PRE-APPLICATION
CONSULTATION REPORT

Dinas a Sir Abertawe
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7.7 CONSULTATION DAY INVITATIONS AREA

7.7.1 DISTRIBUTION AREA

The area covered by the hand delivery of invitations to on-site and neighbouring residents, retailers
and businesses is shown here by the shaded blue-green coloured area:

/ BRYSON:PR
()- SWANSEA CENTRAL — PRE-APPLICATION MARCH 2017
City and County of Swansea CONSULTATION REPORT

Dinas a Sir Abertawe ‘v,
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7.8 STAGE | CONSULTATION EVENT ATTENDEES

7.8.1 ATTENDEES

Individuals plus representatives of the following organisations attended either the Tower event on
21* November or the Consultation Day of meetings held at the Grand Theatre on 13* December:

TOWER EVENT

CCS (various) Gill Davies MP

Marks & Spencer Computeraid

Powell Dobson University of Wales Trinity St David
WH Smith Kier Construction Wales
Hygrove Julie James AM

Swansea Bay Business Club Swansea BID

Cushman & Wakefield Whiterock Wales
Volcano The Quadrant

iCreate Tesco

Swansea University Andrew Scott

ARCH Welsh Government
POBL Group Wilkinson

Primark CLC Chartered Surveyors
Morgan La Roche Swansea West MP
National Waterfront Museum Debenhams

CIVIC INTEREST GROUPS

Swansea Civic Society Sustrans Cymru

Wheelrights Wales Extremism & Counter Terrorism Unit
MINORITY GROUPS

50+ Guide Dogs Cymru

Equalities Development (CCS) RNIB SAFE

Children’s Rights (CCS)

LOCAL RETAILERS & BUSINESSES

First Cymru

Bay Estates & Letting Agents

Pop Up The Jewellery Centre
Act Training The Quadrant Shopping Centre
LOCAL RESIDENTS
None
MARKET TRADERS
Something Different Unit 45a
d BRYSON:PR
. (» SWANSEA CENTRAL — PRE-APPLICATION MARCH 2017
City and County of Swansea CONSULTATION REPORT
Dinas a Sir Abertawe
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© Greengage

BREEAM STATUS - RESPONSE TO UPDATE OF PBA TECHNICAL NOTE
RELATING TO ECOLOGICAL ENHANCEMENT.

1.1

1.2

1.3

1.4

1.5

1.6

Greengage have been appointed to provide BREEAM advise at Swansea Phase 1 from the
concept design stages. A key element of the BREEAM strategy is the enhancement of site

ecological value.

The Preliminary Ecological Appraisal found the site to have low ecological value with limited
potential for protected and notable species.

In accordance with the BREEAM requirements, a set of ecological recommendations were
provided in order to maximise ecological enhancement based on the specific conditions of the
site and in accordance with the design proposals.

The original recommendations were incorporated into the landscape design proposals and
allowed the maximum credits to be achieved for ecological enhancement in under credit issues
LEO4 and LEOQS.

As detailed in the updated note from PBA, the development has changed such that some of
the recommendations are no longer applicable based on current design proposals. These
recommendations have therefore been updated to accommodate the changes in the design. It
is noted that this does not significantly reduce the ecological enhancement for the site.

Based on the revised ecological recommendations that will be incorporated into the proposals
there will be no reduction in performance of the scheme in relation to the targeted BREEAM
credits. As the design continues to develop, the implementation of these enhancement
measures will be monitored to ensure that the uplift in ecological value is achieved.

18t October 2019
Swansea Central Phase 1
550829



now part of
Your ref: -
Our ref: 38858-3001 @ Stantec
05 June 2019 Peter Brett Associates LLP
10 Queen Square
Bristo!
BS14ANT

T: +44 (0)117 332 7840
. E: bristol@peterbrett.com
Rhodri Jones @

Planning Ecologist
Swansea Council
Civic Centre
Swansea

SA1 35N

Attn: Rhodri Jones
By email: Rhodri.Jones2@swansea.gov.uk

Dear Rhodri

RE: Ecology Information to Support Reserved Matters Application

In 2017, Peter Brett Associates, now part of Stantec, produced an Ecological Appraisal Report in
support of the redevelopment of Swansea Central. The technical note, appended to this letter
provides a summary of the ecological enhancement measures to be implemented as part of Phase
1 of the development, as considered within the current Reserved Matters Application.

Implementation of these measures within the Reserved Matters site will accord with those
recommendations made within the ecology report submitted as part of the outline planning
application (PBA, 2017), and will result in ecological enhancement within this phase of
development.

| trust that the above and the attached are sufficient to support the ecology matters relating to the
Reserved Matters Application.

Yours sincerely

é }-"1,- e
:.-s?if'“'&p"'l

Rachel Manning

Senior Associate Ecologist

For and on behalf of

PETER BRETT ASSOCIATES LLP

J:\38858 Swansea Central\Technical\Environmenf\Ecology\5. Reporting\RMA38858 - Swansea Central - RMA Ecology Letter 05062019 jsrmsb ISSUE.docx

Registered Otiice: Peter Brett Associates LLP, Buckingham Court, Kingsmead Business Park, London Road, High Wycombe, Bucks HP11 14U
Peter Brett Assaciates LLP is a limited liability partnership and is registered in England and Wales with registered number OC334398.
A list of members’ names is open to inspection at our registered office.

peterbrett.com



part of @ Stantec

peterorett

TECHNICAL NOTE

Job Name:
Job No:
Note No:
Date:
Prepared By:
Subject:

Swansea Central

38858

3001 - 002

5% June 2019

Johanna Stewart (Principal Ecologist)

Ecology Information to Support Reserved Matters Application

1.

Introduction

This technical note has been produced on behalf of Rivington Land Limited in support of
the redevelopment of an area of land known as Swansea Central (hereafter referred to as
‘the Site’).

Outline planning permission was originally granted for the Site in June 2017. A Section 73
application to the outline planning above was submitted on 29th April 2019. This was
approved on 4th June 2019.

The current technical note relates to the Reserved Matters Application relevant to part of
Phase 1 of the Site, as shown on the plan appended to this technical note (Appendix A).
The description of Reserved Matters Application is provided below:

“Approval of new reserved matters (access, appearance, landscaping, layout and scale)
for part of Phase 1 of Swansea Central, including parts of- Development Zones 1a, 3, 4a,
4c and 5 of outline planning permission 2017/0648/0UT as amended (LPA Ref:
2019/0980/S73, pursuant to Condition 3, comprising details of the: servicing areas;
Mixed use block extending to 36.5m, comprising multi store y car park, new commercial
floorspace (use Class A1/A3/B1/D1) and residential flats (Use Class C3) to the north of
Oystermouth Road; and associated ground level public realm improvements; approval of
details pursuant to Condition 6 (landscaping strategy), Condition 8 (levels), Condition 9
(external finishes), Condition 11 (wind mitigation), Condition 21 (surface water drainage),
and Condition 35 (ecological enhancement measures).”

Condition 35 states:

“The detailed ecological enhancement measures as outlined in the Ecological Appraisal
shall be incorporated as part of the submission of reserved matters into each phase of
the development prior to that part of the development being occupied. Reason: In order to
enhance the ecology of the site in accordance with the Environment (Wales) Act, 2016”.

Background

The Ecological Appraisal referred to in the Condition was produced to inform the
development, and included a walkover survey, protected species assessment and
inspection of buildings and trees for roosting bats (Swansea Central — Preliminary
Ecological Appraisal, Peter Brett Associates, 2017). The Site was found to have very
limited ecological value due to the predominantly artificial and manmade habitats, with
limited potential to support protected and notable species. Three buildings were identified
with bat roosting potential, St David's Priory Church, St. Mary’s Church and the Old Court
House, however these buildings are to be retained within the proposed redevelopment
and therefore no further survey or mitigation was necessary. These buildings are located
outside the boundary of the Reserved Matters site. The Ecological Appraisal report

J:\38858 Swansea Central\Technical\Environment\Ecology\5. Reporting\RMA\38858 - Swansea Central - RMA Ecology Technical
Note 05062019 jsrmsb ISSUE.docx

Page 1 of 3



IAA poror @ Stantec

TECHNICAL NOTE

detailed precautionary measures in relation to breeding birds and invasive species and
detailed a number of ecological enhancements to support compliance with national and
local planning policy.

3. Aims

This technical note provides the detail of the ecological enhancement measures to be
provided within the current Reserved Matters Phase 1 site (see Appendix A), with an
overview summary of other ecological measures that will be included within the wider site,
for reference.

4. Delivery of Ecological Enhancements within the Reserved Matters Phase 1 Site

The Reserved Matters Phase 1 site is limited in extent, comprising the multi-storey car
park building, hotel access and associated public realm only. Ecological enhancement
measures that will be delivered as part of the Reserved Matters Phase 1 site will
comprise:

* 10no. Schwegler Type 25 Brick Nest Box, to be located on the northern facade of
the residential block at 4.5 — 5m+ above the top floor of the car park, with no
windows below. These boxes will provide suitable nesting condition for swifts
Apus apus. The location of these boxes is shown on SW1-AFL-00-09-DR-A-
20107: Planning GA, Site Plan, Roof Level, Wildlife Boxes; and

» Areas of soft landscape planting. These will include a selection of native and
wildlife friendly species and will aim to enhance the local habitat by providing
species that are known to have high ecological value, including species identified
within Swansea Local Biodiversity Action Plan, where appropriate. Plants will also
be selected for landscape, visual and microclimate benefit. Full details are
provided within Capita Lovejoy (2019): Swansea Central Phase 1 Landscape
and Public Realm Report Updates for RMA Submission.

5. Delivery of Ecological Enhancements within the Wider Site

The wider site will include a variety of measures to deliver ecological enhancement
(outwith the boundary of the current Reserved Matters Phase 1 Application). These have
been provided for context and will include:

» Provision of new seminatural habitat and wildlife friendly planting within the
Coastal Park, South Site Public Realm and tree planting along Qystermouth
Road which provides east-west connectivity as well as part of the ‘Green Artery’
within the North Site Public Realm connecting to historic buildings to the north;

¢ Provision of wildlife boxes within the Coastal Park, including: 10no. bee bricks,
10no. bird nest boxes with 32mm entrance holes (suitable for house sparrow
Passer domesticus and other small birds) and 2no. bat boxes (suitable for light
tolerant, crevice dwelling species, such as pipistrelle bats); and

*» Installation of a green wall, to be incorporated on the northern elevation of the
South Car Park. This will comprise the planting of evergreen and semi-evergreen
species (for example, Clematis offering benefit to invertebrates) along a green
wall wiring system.

J:\38858 Swansea Central\Technica\Environment\Ecology\5. Reporting\RMA\38858 - Swansea Central - RMA Ecology Technical
Note 05062019 jsrmsb ISSUE.docx
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TECHNICAL NOTE

Appendix A: SW1-AFL-00-09-DR-A-20107

DOCUMENT ISSUE RECORD
Technical Note No Prepared Checked

38856/3001/002 | 1 | os/06/18 | Js - | RM

@ Stantec

Approved
Project Director’

SB

Peter Brett Associates LLP disclaims any responsibility to the Client and others in respect of any matters outside the scope of this report. This
teport has been prepared with reasonable skill, care and diligence within the terms of the Contract with the Client and generally in accordance with
the appropriate ACE Agreement and taking account of the manpower, resources, investigations and testing devoted to it by agreement with the
Client. This report is confidential to the Client and Peter Brett Associates LLP accepts no responsibility of whatsoever nature to third parties to

whom this report or any part thereof is made known. Any such party relies upon the report at their own risk.
© Peter Brett Associates LLP 2019
Peter Brett Associates LLP 10 Queen Square Bristol BS1 4NT

T: +44 (0)117 332 7840 E: bristol@peterbrett.com
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Riving on
-y, OLAND

Rivington Land Ltd
“T': +44 (0)20 7016 2030 W : rivingtonland.com




