
St. Modwen Properties PLC

Investor Site Visit - 1st October 2007
Brownfield r enewal in the South W est and W ales r egion



Introduction

This full day visit has been designed 
to include three of the largest 
brownfield renewal schemes within 
the St. Modwen portfolio. 

These are a 212-acre former zinc 
smelting works at Avonmouth, 
w h ic h i s c u r ren t l y b e ing 
transformed into a business park, 
the 600-acre former Corus steel-
works site at Llanwern, where 
planning consent has recently been 
secured for a comprehensive 
redevelopment, and the 1,000-acre 
former BP Llandarcy oil refinery 
site, where plans are being 
prepared for a comprehensive 
remediat ion programme and 
redevelopment as a sustainable 
new community, known as Coed 
Darcy.    

08.15 Depart London Paddington

09.42 Arrive Bristol Parkway

09.45 Coach transfer to Avonmouth

10.00 Arrive Avonmouth Site
Coach tour round site: welcome by Bill Oliver (Chief Executive), site 
commentary!by Rob Skelston (Senior Development Manager)

10.30 Depart Avonmouth by coach
Interim Management Statement and St. Modwen approach to Brownfield 
renewal 

11.10 Arrive Llanwern site:
Coffee & Danish Pastries

Presentation on remediation and master-planning of Llanwern and Coed Darcy 
sites by Steve Burke (Construction Director), Rupert Joseland and members of 
the construction team. Tour of site, including ascent of observation tower.

12.45 Lunch

13.30 Depart Llanwern by coach

14.30 Arrive at Coed Darcy by coach

Tour of site to include reservoir and location of the former cooling towers giving 
panoramic views of the site, Swansea Bay and The Gower Peninsular.

15.25 Depart Coed Darcy by coach

15.35 Arrive Neath Station

15.40 Depart Neath

18.25 Arrive London Paddington



Financial Highlights

6 months to 31 May

2007 2006

£m £m

PROFIT BEFORE TAX +48% 65.1 43.9

Net rental income * +2% 17.6 17.3

Property disposals * +26% 27.1 21.5

Property valuation gains * +124% 49.1 21.9

Earnings per share +60% 42.8p 26.8p

Dividend per share +17% 3.9p 3.4p

NET ASSET VALUE +25% 361p 289p

* Including share of JV’s



Company Strategy

• The Hopper

• Regional network

• Partnerships

• Regeneration

• Town centre regeneration

• Partnering industry

• Brownfield r enewal

• Heritage restoration



Corporate objectives

• Double net asset value per share 
every 5 years

• Pay progressive dividend in line 
with net asset value growth



What is in the hopper? - 1st October 2007

• 7,677 acres, of which

• 5,115 developable acres, comprising:-

• 20 town or district centr e schemes (337 acres)

• 2,347 acres of employment land

• 1,200 acres of potential residential land

• 1,231 acres of other developable land



The Hopper - Acreage

Total Non-
developable

Developable Employment Residential Retail Unspecified

Wholly-Owned 5,892 2,300 3,592 1,690 738 185 979

Joint V entur e 587 43 544 395 110 39 -

Development 
Agreement

1,198 219 979 262 352 113 252

Total 7,677 2,562 5,115 2,347 1,200 337 1,231



 The Hopper - Brownfield Renewal Acreage

Total Non-

developable

Developable Employment Residential Retail Unspecified

Llanwer n 600 - 600 100 275 30 195

Alstom / Mar coni 432 9 423 311 108 4 -

Longbridge 408 127 281 195 73 13 -

Stoke 256 - 256 243 - 13 -

Avonmouth 212 - 212 102 - - 110

Others < 100 acr es 501 118 383 213 138 21 11

Total Br ownfield Renewal 2,409 254 2,155 1,164 594 81 316

Total Hopper 7,677 2,562 5,115 2,347 1,200 337 1,231

* Coed Darcy - 400 developable acres not included in Hopper until acquisition is completed.



Brownfield Renewal - Principles

• Land acquired in its rawest state

• Existing use value

• Larger sites

• Risk fully understood and managed

• Control of remediation adding value ahead of site sales

• Willing to take previous use risk

• Long-term view



Brownfield Renewal – recognition of value

Valuation Methodology

All property valued. biannually. By King Sturge

Land value uplift triggered on achievement of milestones, eg

• Allocation within local plan / AAP 

• Planning consent

• Settlement of S106 / S278 issues

Allowance made for:-

• Costs of remediation / infrastructur e / S106 / S278

• Future development return

• Appropriate contingencies

• Discount for futur e cashflows



Valuation methodology – worked example

Year 1 Year 2 Year 3 Total
Residential sales 13,200 13,200

Site cost (2,700) (68) (1,534) (4,302)
Demolition (300) (300)
Infrastructur e (425) (1,900) (2,325)
Remediation (1,200) (1,200)
S106 (88) (41) (129)
Fees (57) (57) (56) (170)

NPV @ 6% (2,845) (520) 7,042 3,680

Less development 
retur n

(1,210)

VALUATION UPLIFT 2,470



Case Studies

Avonmouth Llanwern Coed Darcy



Access 18, Avonmouth



Site in operation | Access 18, A vonmouth



History | Access 18, A vonmouth

• National Smelting Company formed in 1917.

• Produced Zinc, Lead, Sulphuric and 

Phosphoric Acid, and Cadmium.

• 1957 major expansion increased production:

• 125,000 tonnes per annum of Zinc

• 45,000 tonnes per annum of Lead

• 250,000 tonnes per annum of Sulphuric Acid

• February 2003 Site closed.

• St Modwen acquir ed the site in August 2003.



Remediation and Reclamation | Access 18, A vonmouth

• St. Modwen adopts a “cradle to 
grave” approach to remediation to 
ensure a robust solution.

• Appointment of specialist r emediation 
consultant, Halcrow.

• Dedicated Construction Manager with  
engineering discipline to manage the 
project.

• Early investigation/remediation to 
achieve cost certainty.

• Site contaminated with heavy metals 
within the made ground.



Remediation and Reclamation | Access 18, A vonmouth

• Regular dialogue with the 

Environmental authorities leading to 

approval of the remediation strategy.

• Primary approach to remediation 

involved interception of the pollution 

pathway to the Severn Estuary and 

the River Avon.

• Works comprise:
• Landfill Cut off wall

• Extension of East Rhine

• Dredge & clean New Rhine

• Cleaning Shirehampton Rhine

• Remediation of Mercury



Key Facts | Access 18, A vonmouth

• Demolition completed within 18 months.
• 99% of all site materials recycled including all  

soil and concrete.
• 750,000 tonnes cut/fill earthworks to clear 

obstructions.
• Environmental Improvements:

• 87% r eduction of metals in air outside the site boundary .
• 97% r eduction of metals in effluent to the Sever n Estuary .

• Landfill business developed
• Income to date £3,265,000
• Tonnage to date 240,000 tonnes

• Planning permission and license obtained for 
1,000,000m3 landfill extension.

• 300,000 sq.ft. development alr eady under 
construction.



• Joint Venture with Britannia Zinc Limited (BZL) to develop surplus land in 
March 2001

• Purchased whole site from BZL in August 2003

• 212 acres

• Former Smelter Site! ! 55 acres

• Landfill plus extension!! 47 acres

• Other Land! ! ! 110 acres

Acquisition and Site | Access 18, A vonmouth



• Redevelopment of the site for B2 / B8 employment development

• Former Smelter Site

• 765,000 sq ft in total

• Antalis - 18,500 sq ft war ehouse

• Phase 1 speculative scheme – 3 units totaling 80,000 sq ft

• Nisbets – 165,000 sq ft warehouse

• Crown Record Management – 42,500 sq ft record storage

• Sita – 75,000 sq ft in vessel composting facility

• Other Land

• Circa 900,000 sq ft

The Masterplan | Access 18, A vonmouth



Masterplan | Access 18, A vonmouth



• Planning

• Highways

• Flooding

• Ground Conditions

• Landfill

Development Considerations | Access 18, A vonmouth



Key Dates | Access 18, A vonmouth

Site acquisition August 2003

Demolition, ground investigations, 
agreement of remediation strategy 2003 to 2006

Outline planning approval June 2006

Development of the former smelter site 2006 to 2009

Development of remaining land 2009 to 2014



Llanwern



Site in operation | Llanwer n



History | Llanwer n

• Spencer Steelworks opened in 1962.

• Most moder n integrated iron & steel works in the 

World.

• Manufactured variety of steel products.

• The former ‘Heavy End’ comprising or e 

stockyards, coke ovens, sinter plant, blast 

furnaces, steel making and continuous casting 

plants. 

• Remaining works manufactures 2-million tonnes 

of steel every year and employs 1,600 people.



Remediation and Reclamation | Llanwer n

• St. Modwen adopts a “cradle to grave” appr oach 
to remediation to ensure a robust solution.

• Appointment of specialist r emediation 
consultant, Halcrow

• Dedicated Construction Manager with 
engineering background to manage the project.

• Targeted site investigations have been 
undertaken by St. Modwen since 2005 to 
achieve cost certainty



Remediation and Reclamation | Llanwer n

• Early consultation with the Environmental 
Authorities to agree the remediation strategy.

• The Environment Agency has also quoted our 
pre-planning consultation as being a leading 
example where they and the developer “…… 
have clearly benefited through direct 
collaboration and extensive consultation during 
project design and development….”

• The principal contaminants are Polyaromatic 
Hydrocarbons (PAH), Volatile Benzene, Toluene, 
coal-tar and Ammonia.



Key Facts | Llanwer n

• Largest developable area on a single regeneration 
site in Wales.

• £115m remediation, reclamation, infrastructur e 
and S106 expenditure proposed in the first 15 
years

• 2,000,000 tonnes of earthworks.

• 800,000 tonnes of contaminated soils for 
remediation.

• 400,000 tonnes of recycled aggregates 
generated.



Key Facts | Llanwer n

• 10 miles of development roads.

• Over £2 million of reclamation and remediation to 
date. 

• 25 acres of new lakes (c20 Football Pitches).

• 100 acre employment zone fully remediated by 
September 2008.

• 150 acres of reclamation in residential areas by 
September 2008.

• All remediation will be completed within 3 years.



• Site purchased in February 2004 from Corus for £18.5m, with a pr e-

emption to pur chase all of Corus’ remaining land ownership adjacent to 

site.

• Former steel production end of the integrated Llanwer n steelworks.

• Purchased 600 acre site adjacent to retained rolling mill and option over 

associated land of c. 1,200 acr es.

• Specific mention of the site’ s redevelopment potential in the Wales Spatial 

Strategy.

Acquisition and Site | Llanwer n



• Resolution to grant for the whole scheme in May 2007.

• A £1.0bn regeneration scheme.

• The creation of 6,000 jobs.

• 4,000 dwellings to include 20% af fordable housing.

• 1.5m sq ft of B1, B2 and B8 employment generating accommodation.

• District Centre to include foodstor e, other retail and catering facilities.

• Community facilities to include 2 primary schools, community hall and 

doctor’ s surgery.

• Strategic highway links.

• 3 new lakes.

• Public open space to include formal and informal play space.

• Management Company.

The Masterplan | Llanwer n



Masterplan | Llanwer n



• Planning

• Highways

• Flooding

• Ground Conditions

• Neighbouring Uses

Development Considerations | Llanwer n



Key Dates | Llanwer n

Site acquisition February 2004

Unitary Development Plan Public Inquiry January 2005

Outline planning approval March 2006

Trial Remediation 2006

Resolution to Grant Outline Planning May 2007

Commencement of infrastructure works Early 2008

1st residential sale Late 2008

Commencement of commercial 
development 2008

Anticipated completion of scheme 2026 to 2028



Coed Darcy



Site in operation | Coed Dar cy



History | Coed Dar cy

• First Refinery in the UK

• Constructed between 1918 and 1922 

• Produced petr ol, diesel, kerosene and other 
products. 

• Post war – large scale redevelopment as demand 
for products incr eased to 340,000 tonnes per 
year

• Site closure was formally announced in 1997. 



History | Coed Dar cy

• All of the site process plant and tank farm 
storage have been decommissioned and 
demolished. 

• The only operational plant on site is the bitumen 
plant until December 2008

• The North Site Reservoir remains for cooling 
water and site drainage. 

• No removal of foundations/under ground pipes 
has occurred

• 4000 jobs lost



Remediation and Reclamation | Coed Dar cy

• St. Modwen adopts a “cradle to grave” 
approach to remediation to ensure a robust 
solution.

• Appointment of specialist r emediation 
consultant, Atkins

• Dedicated Construction Manager with 
engineering background to manage the 
project.



Remediation and Reclamation | Coed Dar cy

• The principal contaminants of concer n are

• Petroleum hydrocarbons

• Chlorinated Solvents

• Metals and Asbestos

• The remediation falls into 2 elements

• Remedial Action Plan (RAP) –Remediation at the boundaries 
of the site. Approvals obtained

• Development Remediation – Outline Consents, plot specific

• Risk Based approach to remediation



Key Facts | Coed Dar cy

• Largest single brownfield development site in 

Wales

• >£100m remediation, reclamation, 

infrastructure and S106 expenditure proposed 

in the first 10 years 

• 800,000 tonnes of hydrocarbon contaminated 

material

• 1million tonnes of metal contaminated material



Key Facts | Coed Dar cy

• 750 miles of pipeline and cables to be r emoved

• 10 miles of offsite pipes to be r emoved 

• 15 million tonnes of earthworks

• 16 miles of roads

• 80 million gallons of water in North Site 

Reservoir to be drained

• 7 years to complete the remediation

• 20 years of infrastructure and building 

construction



• Selected as the preferred bidder by BP in May 2007.

• 1,000 acre site to include former refinery and land designated as SSSI.

• “Wales’ First Truly Sustainable Urban Village”

• Project sponsors include BP, The Prince’s Foundation for the Built 
Environment, Neath Port Talbot County Bor ough Council and Welsh 
Assembly Government.

• Key housing allocation in NPTCBC’s Unitary Development Plan.

Acquisition and Site | Coed Dar cy



• Resolution to grant for the whole scheme in August 2007.
• The creation of circa 4,000 jobs.
• 4,000 dwellings to include 20% af fordable housing.
• 500,000 sq ft of office and light industrial employment generating 

accommodation.
• 2 district centr es to include foodstor e, other retail and catering facilities.
• 4 schools to include 3 primary (2 English and 1 Welsh speaking) and a 

secondary school.
• Community facilities to include community halls, library , youth centre and 

doctor’ s surgery.
• Strategic highway links.
• Public open space to include formal and informal play space.
• Management Company.

The Masterplan | Coed Dar cy



Masterplan (North) | Coed Dar cy



Masterplan (South) | Coed Dar cy



• Planning

• Highways

• Ground Conditions

• Project Sponsors

• Crymlyn Bog

Development Considerations | Coed Dar cy



Key Dates | Coed Dar cy

Bidding process commenced October 2005

Selection as preferred developer May 2007

Resolution to Grant Outline Planning August 2007

Anticipated Planning Approval December 2007

Completion of Acquisition Early 2008

Commencement of remediation and 
infrastructure works Early 2008

1st residential sale (Area 1) Late 2008

Commencement of commercial 
development 2008

Anticipated completion of scheme 2026 to 2028



St. Modwen Properties PLC


