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This presentation has been prepared by APAM Ltd (“APAM”) working with intu Debenture Plc and its Subsidiaries (the “Debenture Group”). This

presentation contains forward looking statements, including opinions, estimates and projections regarding the financial position, business strategy,

plans and objectives of management and future operations of Debenture Group. Such forward looking statements involve known and unknown risks,

uncertainties and other favours that could cause annual results, performance or achievements to be materially different from future results,

performance or achievements expressed or implied by forward looking statements contained in or referred to as part of this presentation. All forward

looking statements included in this presentation speak only as of the date of this presentation and are based on assumptions which may or may not

prove to be correct. No representation or warranty, express or implied, by APAM or the Debenture Group is made with respect to the completeness,

correctness, reasonableness or accuracy of this presentation (including any opinions). This presentation is subject to change without notice by APAM

or the Debenture Group, it may be incomplete or condensed and it may not contain all material information concerning the Debenture Group. APAM

and the Debenture Group does not undertake any duty or obligation to update or revise this presentation or any forward-looking statement within it,

whether as a result of new information, future events or otherwise. Any liability, including in respect of direct, indirect or consequential loss or damage,

of APAM and the Debenture Group or any of their connected persons relating to this presentation is expressly excluded.

DISCLAIMER
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EXECUTIVE SUMMARY

KEY AREA COMMENTARY

MARKET 

CONTEXT

❖ The UK government implemented a third national lockdown on 4 January 2021, enforcing all non-essential retail premises to close, including shopping 

centres. The lockdown was relaxed in England on 12 April, when non-essential retail could open, and hospitality could serve outdoors only. In Scotland, 

the date for re-opening of non-essential retail and hospitality was 26 April. 

❖ The enforced lockdown further compounded the challenges of retailers over the quarter with spending in stores and online falling by more than 8% in 

January alone. The fall was not as dramatic as the 22% in April 2020 when the industry experienced the first lockdown, but January’s numbers were 

worse than the City expected.

❖ It will take some time for retailers which have been closed during lockdown to repair their balance sheets and to get stock ordered in line with 

seasonal trends which is likely to keep collection rates depressed despite re-opening. There is still likely to be a number of business failures and CVAs, 

particularly as government support is withdrawn. The Government has begun a consultation process on the best way to withdraw or replace the 

moratorium on commercial evictions due to non-payment of rent which was extended to 30 June 2021 in March. Measures that have been discussed 

include ring fencing arrears from the period March 2020 to June 2021 and allowing landlords and tenants more time to agree necessary concessions. 

The Government has stated it will intervene further if productive discussions are not taking place between landlords and tenants.

❖ The major REITs with retail exposure experienced significant losses during the period as valuers wrote down asset values by c. 30-40% in order to catch 

up with the reality of significantly falling rents and increasing amount of vacancy, which was further inflated by the liquidations of Debenhams and 

Arcadia in Q4 2020 and recent announcements from John Lewis regarding certain store closures. 

❖ The valuation of traditional retail investment property is being reassessed as we approach the bottom of the valuation cycle. Turnover rents in leases, 

tenant options to break, and service charge caps are all combining to create a more favourable cost base for retailers who have survived the pandemic. 

As such there will be an occupier market and as a consequence an investment market in UK retail in the future.

Q1-21 

TRADING 

PERFORMANCE

❖ Throughout Q1 2021, all non-essential retail, food and beverage and leisure operators in the UK were closed as a result of lockdown measures 

imposed by Governments to reduce the spread of Coronavirus. As a result, Eldon Square, Potteries and Xsite had only 19%, 4% and 2% respectively of 

floorspace open throughout the quarter. 

❖ A summary of the collections for the quarter are:

▪ 42% of rent and 48% of service charge was collected in the quarter which was an improvement against forecast. As a result, there was an 

additional c. £0.7 million of rent and service change collected compared to plan.

▪ APAM collected an additional £2 million (190% of projection) of the rent and service charge arrears projected for a total of £4.3 million this quarter. 

▪ As a result of savings and deferred payments, the service charge expenditure in Q1 2021 was below budget by the below amounts and the 

cashflow has benefited as a result.   

Centre Budget Reduction (£m) % Reduction 

Eldon Square 0.6 27%

Potteries 0.2 24%

Xsite 0.3 61%

Total 1.1 
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KEY AREA COMMENTARY

Q1-21 TRADING 

PERFORMANCE

(CONT.)

❖ Throughout Q1 2021 there has been a significant amount of leasing activity, which can be summarised as follows: 

▪ APAM has made 55 recommendations during the quarter, totaling 115 since appointment, this includes 12 rent concession agreements

resulting in a payment of arrears totaling £2.2 million. 

▪ 4 new leases completed within the quarter, securing £0.1 million pa of additional rent.

▪ 11 renewals have completed at a rental of £0.6 million pa below previous rent passing. 

▪ 4 lease concessionary variations and 3 rent changes occurred during the quarter resulting in a net decrease of £0.2 million pa.

▪ Overall net income reduced from £28.4 million pa to £27.6 million pa in line with budget.

❖ At the request of Newcastle City Council (NCC), a jointly funded strategic review of Eldon Square is being undertaken by Rivington Hark. The 

review will consider the optimal location for the growing demand for leisure space, how Grey’s Quarter evolves to reflect market demand and how 

the centre can accommodate uses that are emerging in the city. The review is expected to be completed within 3 months.

❖ Having let the two vacant retail units and repaired the roof at Bridlesmith Gate, APAM has taken advice and will shortly be launching the asset for 

sale.

FINANCE AND 

LIQUIDITY

❖ The Debenture Group’s available cash position at the end of March 2021 (detailed on page 13) was £12.7 million, a positive variance of £12.7 

million from the previous forecast as a result of a combination of improved rent, service charge and arrears collection, cost savings, the delay to 

the restructuring transaction, and other cash preservation initiatives.  We anticipate c. £9 million of the £12.7 million total variance relates to 

timing which is expected to unwind in future periods, with c. £4.5 million of the unwind forecast in the period to 4 July 2021. 

❖ The Debenture Group continues to manage liquidity tightly and reduce any future cashflow risk with a forecast cash balance in the period to 4 

July 2021 of £11.3 million. However, given the uncertainty in timing, no forecast costs and receipts in respect of the restructuring transaction, 

alleged intercompany liabilities (see restructuring update overleaf) and the TSA ‘true up’ (see below) have been included. 

TRANSITION OF 

SERVICES “TRUE 

UP PROCESS”

❖ In July 2020, The Debenture Group entered into a Transitional Service Agreement (TSA) with the Administrators of Intu Retail Service Limited (In 

Administration), the former property manager. Estimated charges were paid to the Administrators when the properties were migrated to MAPP in 

October 2020, and the Administrators have an obligation to perform a true-up exercise to determine the actual costs payable.

❖ The Administrators have not yet concluded the true-up exercise, but have provided us with a summary of indicative actual costs as at April 2021.

❖ On the basis of these indicative actual costs, refunds of up to £2 million could be due to the Debenture group. The Administrators have indicated 

that for administrative reasons the true-up exercise cannot be completed until the end of 2021, but have proposed an accelerated close-out 

mechanism, which we are considering and have requested further information in order to do this.  For the close out mechanic to be adopted, a 

“critical mass” of the Intu Propcos would need to agree to it, so it is not within our control to decide the outcome. The Administrators have 

indicated that an accelerated close-out would also require a simultaneous resolution of the alleged unpaid intercompany balances referred to 

below, which increases the uncertainty of this approach being adopted.

❖ As noted above, in view of the timing uncertainties we have not included any TSA refunds in our cash flow forecast.
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KEY AREA COMMENTARY

RESTRUCTURING 

UPDATE

❖ As indicated in our last update dated 22 January 2021, we were expecting to release an Extraordinary Resolution to approve the proposed 

amendment and restructuring transaction as detailed in the debt and equity term sheets annexed to that update. That restructuring transaction 

included an agreement (subject to Stockholder consent) with the Administrators to purchase the intu Properties Plc (In Administration) 

(“Properties Plc”) shareholding in the Debenture Group and settle the £247.8 million outstanding to Liberty International Treasury Group 

Limited (In Administration) (“LIGTL”) from the Debenture Group. For commercial reasons the Administrators requested that the consideration 

for the transaction remained confidential. However, it was noted that the amount was not material in the context of the overall restructuring of 

Debenture Group or its liquidity position. 

❖ Whilst the intention was to effect the Extraordinary Resolution for the transaction during February 2021, unfortunately the timing of that 

resolution has been impacted as indicated in the RNS dated 19 March 2021. The delay has resulted from us being made aware of a number of 

additional intercompany liabilities resulting from due diligence activities undertaken by the Administrators of Properties plc and other 

subsidiaries including intu Retail Services (In Administration) and LIGTL on the books and records of the intu Group. The original claim by the 

Administrators in respect of these liabilities totalled £4.3 million. We are continuing to evaluate both the quantum and origin of the alleged 

additional intercompany liabilities and it is still to be determined what impact these liabilities may have on the structure of the proposed 

amendment and restructuring transaction. We are committed to completing the evaluation as soon as possible however, that task is subject to 

information flow and engagement from the Administrators and therefore the timing is uncertain for completion of that work. 

❖ It remains our preference to agree a consensual solution with the Administrators in respect of settlement of those liabilities in order to effect a 

restructuring transaction that will allow the Stockholders to take effective control of the Debenture Group. However, should progress with 

resolving the position not be forthcoming in the near term, or should we be unable to reach a consensual solution with the Administrators, 

then we will consider the alternative (non-consensual) solutions available to it in order to complete a restructuring.

❖ We will notify Stockholders once the impact of the potential liabilities on the cash flow position of the Debenture Group and on the proposed 

restructuring has been evaluated. We will continue to keep the Stockholders notified of any relevant developments in accordance with 

applicable law and regulation.
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WHY APAM?

KEY METRICS

Q1 2021 Rent & Service Charge Collection

Asset Demanded (£m) Collected (£m) % Collected Outstanding (£m)

Rent 7.6 3.2 41.87% 4.4

Service Charge 2.9 1.4 47.46% 1.5 

❖ The above stats were reported as at 6 April 2021.

❖ The Q1 2021 rent collection totalled 42%, which is in line with the total collected in Q4 2020.

❖ The Q1 2021 service charge collection totalled 48%, this is 5% lower than the total collected in Q4 2020 despite being in a third lockdown.

❖ The combined collection for Q1 2021 totalled 43%.

❖ The difference in units from Q4 2020 to Q1 2021 is as a result of commercialisation being separated into individual units.

❖ Further information on the key leasing movements is provided on page 18. 

Q3 2020 

Portfolio

Q4 2020

Portfolio

Q1 2021

Portfolio
Potteries Xsite Bridlesmith Gate Eldon Square

Units 394 370 382 126 60 6 190 

Area (sq ft) 2.24m 2.38m 2.38m 0.73m 0.38m 0.01m 1.25m 

Occupied Area (sq ft) 2.04m 2.25m 2.23m 0.67m 0.35m 0.09m 1.20m 

Vacant Area (sq ft) 0.20m 0.13m 0.15m 0.06m 0.03m 0.01m 0.05m 

Occupied Area 91% 95% 94% 91% 93% 59% 96%

Rent (£m pa) 30.2 28.4 27.6 6.2 3.5 0.3 17.6

WAULT (years) 5.29 4.65 5.02 3.27 8.63 1.98 4.97 
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WHY APAM?

ANALYSIS OF TOP 10 TENANTS BY CONTRACTED RENT 

Tenant
% Of Portfolio

(Passing Rent)

1 Next Holdings Limited 6.2%

2 Boots UK Limited 5.3%

3 Odeon Cinemas Limited 3.6%

4 John Lewis Properties Plc 2.3%

5 Primark Stores Limited 1.8%

6 Sunrise Records and Entertainment Ltd 1.8%

7 Topshop/Topman Properties Ltd/ Burton/Dorothy Perkins Properties Ltd 1.8%

8 Argos Limited 1.5%

9 Cine-UK Ltd 1.5%

10 Thursdays UK Ltd 1.4%

TOTAL 27.2%

❖ Primark is now the 5th largest tenant (down from 4th) due to the re-gear that extended the unexpired lease term and reduced the rent at Potteries.

❖ River Island has dropped off the list following the lease renewal at Eldon Square and a re-gear at Potteries.

❖ Thursdays has been added into the top 10 list following the grant of a new lease at Xsite.

❖ Note that Arcadia (Topshop/Topman Properties Ltd/ Burton/Dorothy Perkins Properties Ltd) are now in administration.
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WHY APAM?

TENANT MIX BY CATEGORY

Sector Number of Leases Area (Sq ft) Rent (£m) % Rent

Fashion/clothing 53 0.42m 6.2 22%

Food and Beverage 83 0.22m 5.0 18%

Leisure 38 0.44m 3.7 13%

Health and Beauty 29 0.12m 3.2 12%

Department Store 11 0.83m 2.1 8%

Jewellery 19 0.03m 1.7 6%

Stationery 8 0.02m 0.5 2%

Car Park 1 0.00m 0.4 1%

Vacant 65 0.15m - 0%

Other* 75 0.15m 5.0 18%

Total 382 2.38m 27.6 

Occupiers across the four assets can be categorised in the following sectors.

* “Other” includes phone retailers, opticians, ATMs, charities, local authorities and advertising. 
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FOOTFALL COMPARISON

Q1 Footfall Comparison

Centre Q1 2019 Q1 2020 Q1 2021

Difference

(2020 vs 2021)

% Difference

(2020 vs 2021)

Eldon Square 8.6 6.7 1.3 (5.4) (80%)

Potteries 2.2 1.8 0.1 (1.7) (92%)

Xsite 0.8 0.6 0.0 (0.6) (96%)

Total 11.5 9.2 1.5 (7.7) (84%)

❖ Footfall reduced by 20% from Q1 2019 to Q1 2020 with the beginning of Covid-19.

❖ Footfall suffered significantly in Q1 2021 as result of further lockdowns in the UK with a further 84% reduction compared to Q1 2020.
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ACTUAL Q1 2021 QUARTERLY CASHFLOW

£m Q1-2021 Q1-2021

Forecast Actual Difference Variance comments

Cash NRI 3.5 4.9 1.4 Improved rental income and arrears collections ahead of forecast. 

Landlord void cost (incl. vacant rates, 

service charge and insurance) and net 

service charge shortfalls

(5.1) (2.6) 2.5 
Service charge savings and deferment of Q1 void service charge and rates. An 

additional £1.3 million of Q1 service charge and arrears was collected compared to 

forecast.

Centre Costs (3.4) (1.3) 2.1 

Positive permanent variance of £1.2 million related to reduced marketing spend, 

utilities and lettings fees as a result of the centres being closed. 

£0.7 million of outstanding creditors are now expected to unwind in Q2 following 

prudent cash management. 

Capex (0.3) - 0.3 Roof repairs at Bridlesmith Gate were lower than expected and have not yet been 

spent and deferment of forecast Eldon Square capex to Q2 2021.

VAT (0.3) 1.8 2.2 Significant VAT bad debt relief claimed. 

Other (incl. Headlease) (1.3) (0.2) 1.0 Related to a deferment of participation rent, audit fees, tenant refund and other 

creditors.

Net cashflow (pre-exceptional items) (7.0) 2.6 9.6 

Professional fees (3.5) (0.8) 2.8 

Professional fees (including restructuring and legal advisors) of £2.3 million 

previously forecast to be paid in Q1 2020 are now forecast to be paid in Q2 2021 

as a result of prudent cash management and the delay in the restructuring 

transaction.  

Other exceptional items (i.e. restructuring 

transactions costs and other one-off items)
(0.3) - 0.3 Costs of the restructuring transaction were not incurred due to the delay in 

implementation.

Net cashflow (10.9) 1.8 12.7 

Opening Balance 10.9 10.9

Closing cash* - 12.7

❖ The large difference in closing cash is due to a combination of improved rent, service charge and arrears collection, cost savings, the delay to the 

restructuring transaction, and other cash preservation initiatives. 

❖ It is anticipated that c. £9 million of the £12.7 million total variance relates to timing which is expected to unwind in future periods, with £4.5 million of 

the unwind forecast in the period to 4 July 2021. A revised cashflow for the period to 4 July 2021 is presented overleaf. 
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REVISED Q2 2020 CASHFLOW FORECAST

£m Q2-2021

Forecast

Cash NRI 7.0 

Landlord void cost (incl. vacant rates, service charge and insurance) and net service charge shortfalls (2.8)

Centre Costs (1.5)

CapEx (1.3)

VAT (0.2)

Other (incl. Headlease) (0.4)

Net cashflow (pre-exceptional items) 0.9

Professional fees (2.3)

Net cash flow (1.4)

Opening Balance 12.7

Closing cash 11.3

An updated Q2 2021 cashflow has been produced to reflect current trading expectations and the timing variances indicated on the prior page:

❖ Forecast closing cash for Q2 2020 (period ending 4 July 2021) is £11.3 million principally driven by forecast collections of £7 million offset against 

significant landlord void costs, service charge shortfalls, professional fees and capex.

❖ Professional fees of £2.3 million are forecast to be paid in Q2 2021 as a result of significant deferrals from Q1 2021 as detailed on the prior page. 

❖ Capex spend principally relates to a capital contribution on a new letting at Eldon Square. 
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Actuals
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m

Available cash - Actual Available cash - Forecast

WEEKLY SHORT TERM CASHFLOW FORECAST

11.3

12.7

9.1

❖ Forecast closing cash for the period ending 4 July 2021 is £11.3 million, with a closing cash low point of £9.1 million in the week ending 27 June 2021.

❖ Further outstanding creditor positions are expected to unwind in the subsequent periods as referenced on page 13 which will impact the available 

cash balance in future periods.

12.7

Forecast
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ASSET VALUATIONS

Asset valuations Dec-20

Value (£m) NIY % NEY %

Eldon Square 108.9 6.0 7.8

Potteries 31.0 8.9 11.5

Xsite 27.0 7.5 9.7

Bridlesmith Gate 1.6 12.8 10.2

Total asset valuation 168.5

Source: CBRE Valuation Report 31/12/2020

Net debt as at 31 March 2021 (£m)

Outstanding principal 295.2

Accrued and unpaid interest 21.0

Less: cash at bank (12.7)

Net debt as at March 2021 303.5

LTV % 180%
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WHY APAM?

LEASING UPDATE

Net Position

Event Number
Previous Rent

(£m pa)

Current Rent

(£m pa)

Difference

(£m pa)

New Lease 4 - 0.1 0.1 

Renewal 11 1.3 0.7 (0.6)

Lease Variation 4 0.5 0.2 (0.3)

Rent Change 3 0.4 0.5 0.1 

Termination 5 0.3 - (0.3)

Data Correction 1 - 0.1 0.1 

Commercialisation 1 - 0.1 0.1

Total 29 2.5 1.6 (0.9)

In Q1, 29 lease events were completed resulting in a reduction of annual rent totalling £0.8 million.
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LEASE EVENTS

Asset Void Units
Tenants Holding 

Over

Rent Reviews 

Outstanding

Rent Reviews Within 

12 Months

Break dates Within 

12 Months

Expiries 

Within 12 Months

Potteries 23 7 17 4 15 13

XSite 12 1 13 3 1 4

Bridlesmith Gate 2 1 2 - 0 2

Eldon Square 28 6 35 29 12 13

Total 65 15 67 36 28 32

❖ Of the 67 rent reviews outstanding, 2 are expected to be completed at an increase in rent and 1 at a decrease in rent. The remainder are 

expected to be completed at nil increase.
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Disclaimer

This presentation and information material contained herein are provided by APAM Ltd on a strictly confidential and information-only basis. It is not a 

contractual document. Information contained herein should not, in whole or part, be published, reproduced, referred to or shared without APAM Ltd’s prior 

written approval. APAM Ltd makes no representation or warranty, express or implied, as to, nor assumes any responsibility for, the accuracy, reliability, 

completeness, suitability or availability of such information. In addition, this presentation should not be relied upon for or construed as valuation or investment 

advice, or as an offer or solicitation of any offer to purchase or sell any investment, property or financial instrument. Any use of or reliance on this presentation 

for any purpose is your sole responsibility and strictly at your own risk. 

Contact Details:  

Tony Christie
Head of Retail and Asset Management

DD: +44(0)20 3772 4824

M: +44(0)7483 062 189

E: tchristie@apamuk.com

Barry Hill
Senior Asset Manager

DD: +44(0)20 7963 8851

M:  +44(0)7483 093 062

E: bhill@apamuk.com

LucyParker
Senior Analyst

DD: +44(0)20 3772 4825

M:  +44(0)7769 358 960

E: lparker@apamuk.com


