
The challenge of repositioning 
retail to match changing demands 
over the next two to three decades 
is going to be constantly changing. 
Leaving current assets in their 
existing formation brings the risk 
of struggling to rent out spaces that 
are potentially an inappropriate 
size or shape for the retailers of the 
future. Reconfiguring them raises 
the question of what configuration 
will best meet future demand. 
If reconfiguration is to include 
residential space, then there is the 
question of what ratio of residential 
to retail space will be desirable in 
the future, and then what the most 
convenient, desirable, and cost-
effective configuration might be. 

The most common option is 
likely to entail building residential 
units above retail, which could 
introduce cost drivers such as 
transfer decks, centralised plant, 
and the positioning of cores and 
service routes. 

Leasing and construction 
challenges can be extensive, 
especially where there is a need 
to continue trading. However, 
the key to overcoming these is 
by utilising contractors’ and 
consultants’ previous experience. 

Where existing retail centres need 
to be modified, the costs associated 
with maintaining the trading 
environments could be significant, 
including temporary plant and 
equipment, security arrangements, 
out-of-hours working for 
construction staff, changing fire 
strategies, interface management, 
and dealing with waste, screening 
and phasing of works.

There is also the question of 
how these different elements 
interact with one another. For 
example, replacing a space 
comprising 1 million ft2 of retail 
space with one containing just 
500,000ft2 of retail could turn out 
to bring more revenue into the 
town if the subsequent mixed-use 
development brings extra footfall 
into the town centre. 

The sweet spot is known as 
“right-sizing” – putting the right 
amount of residential into the 
space in the shortest possible time, 
to get retailers moving back into 
the space as soon as possible. 

Build-to-rent 
Build-to-rent (BTR) developments 
– purpose-built, institutionally 
owned and professionally 

managed schemes – are likely to be 
a key piece of the puzzle. 

The BTR sector has grown 
strongly in the past five years. As 
of last spring, about 20,000 units 
had been built in the UK and 
80,000 more were either awaiting 
planning approval or under 
construction. With support from 
national and local government, 
investment in the sector is 
expected to reach £50bn by 2020. 
Despite this, some investors 
remain hesitant, as the model 
is relatively new to the UK and 
this unfamiliarity is making both 
investors and policy-makers pause. 

Although it is likely that BTR 
will form a significant element 
of any redevelopment, the model 
still comes with challenges which 
require expertise and experience. 
It needs to be handled in a slightly 
different way from other models. 
BTR requires a different costing 
approach from for-sale residential 
developments, and must be built 
in a way that is long-term and 
sustainable, both financially and 
environmentally. 

In a retail context, BTR adds a 
number of nuances to existing 
calculations. Although in many 

ways similar to a shopping centre, 
the developer curates the whole 
space and takes rent from retailers 
and tenants, as well as managing 
the space.

Challenges remain around the 
potential change in demand 
and use. These include ensuring 
that any development has the 
opportunity to adapt to future 
needs as well as creating schemes 
with limited impact; as well as 
the issue of how to bring in rental 
revenue as soon as possible. 

The growth in the adoption 
of modular construction is part 
of the solution, particularly for 
mixed-use developments. Modular 
construction is typically lighter in 
total weight, enabling the use of 
lighter decks, and can be delivered 
in shorter programmes, helping to 
reduce overall costs. For example, 
the developer might resize part 
of the building, with some of the 
area being redeveloped for retail, 
but making use of a podium with 
modular construction. This speeds 
up the development, enabling 
retailers to take up their positions 
earlier, which reduces the time it 
takes from starting construction to 
the first rental payments. 
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03 / RIGHT-SIZING RESIDENTIAL COST BREAKDOWN FOR RETAIL CENTRE REDEVELOPMENT

The cost model is based on a town 
centre redevelopment as part of a 
wider regeneration plan consisting 
of retail and other uses  in three 
blocks with a gross floor internal 
area of around 33,000m2. Block one 
consists of a market/food retail and 
event space of 4,000m2; blocks two 
and three consist of ground- and 
first-floor retail, a podium deck 
and 100 residential build-to-rent 
units using modular methods of 
construction. 

Costs exclude demolition and site 
clearance, external works, external 
services, car parking, highways 
works and fit-out of the retail 
units. The cost model assumes a 
competitive tendering procurement 
strategy. Client contingency, 
professional fees, taxes site specific 
abnormal have been excluded. The 
costs are relative to the South-east 
of England based on Q4 2018.

05 / ABOUT THE MODEL

MARKET/F&B/EVENT SPACE IN BLOCK 1	  7,354,887 	  1,838.72 	 11 
 
GIFA = 4,000m2

Substructure	  

Piles foundations, in-situ concrete slabs	  760,785  

 

Superstructure	  

 

Frame 

Steel frame structure; 8m x 8m grid; concrete core walls	  743,268  

Upper floors 

Holorib deck and concrete slab including insulation	  101,935  

Roof 

Holorib deck and concrete slab including  

insulation; waterproofing	  433,621  

Stairs 

Precast concrete stairs including balustrading	  63,757   

External walls 

External brickwork; open ventilation grills; glazing and  

cladding; shopfront glazing to food and beverage units	 546,114 

Windows and external doors 

Double glazing to back-of-house areas; glazed-double  

doors to food and beverage units	  166,146  

Internal walls and partitions	  

Stud partitioning to back-of-house areas	  247,528  

Internal doors	  

Internal single and double doors to back-of-house areas	   62,124   

 

Internal finishes	

Wall finishes		   

Brickwork; GRC cladding to columns; painted finish 	  420,421  

Floor finishes		   

Polished concrete flooring generally;	   

concrete slab to allow screed to food and beverage units	  371,299 	    

Ceiling finishes		   

Exposed ceilings; GRC feature panels  	  403,084  

 

Fittings, furnishings and equipment	  

General signage, metalwork 	  72,237   

 

Services	 2,962,568 

	  

 

RETAIL (TWO LEVELS) IN BLOCKS 2&3	   25,211,088 	  1,260.55 	 38 
 
GIFA = 20,000m2

Substructure	  

Piles foundations, in-situ concrete slabs	   3,604,639   

 

Superstructure	  

 

Frame 

Steel frame structure; 8m x 8m grid; concrete core walls	   4,131,971   

Upper floors 

Holorib deck and concrete slab including insulation	   1,189,603   

      Total (£)         £/m2      %       Total (£)         £/m2      %

Roof 

Holorib deck and concrete slab including  

insulation; waterproofing	   2,597,651   

Stairs 

Precast concrete stairs including balustrading	  81,267   

External walls 

External brickwork; cladding above shopfronts and to  

pilasters; shopfront glazing to food and beverage units;  

temporary shopfronts to retail	  4,771,342  

Windows and external doors 

Part glazing to upper floor; double glazing to  

back-of-house areas; glazed double doors to  

food and beverage units	   2,484,239   

Internal walls and partitions	  

Stud partitioning to back-of-house area	  1,264,874  

Internal doors	  

Internal single and double doors to back-of-house areas	    131,472   

 

Internal finishes	

Wall finishes		   

Paint or sealer to back-of-house corridors 	  44,787  

Floor finishes		   

Sealer to back-of-house corridors 	  20,949 	    

Ceiling finishes		   

Sealer to back-of-house corridors 	  24,561  

 

Fittings, furnishings and equipment	  

General signage, metalwork 	   180,593    

 

Services	  4,683,141 	  

MODULAR HOMES IN BLOCKS 2&3	   20,402,400 	  2,266.93 	 31 
 
GIFA = 9,000m2

Substructure	  

n/a	   

 

Superstructure	  

Steel girders to create void above retail  	  825,000  

Holorib concrete deck including insulation	  150,000  

Concrete cores to receive modules; lifts; stairs	  885,600  

Modular units	  15,012,000  

Landlords/circulation 	  2,152,800  

Facade enhancements	  567,000  

Balconies	  616,500  

 

Fittings, furnishings and equipment	   193,500    

 

 

PRELIMINARIES, OHP AND CONTINGENCY	  
Contractors preliminaries, overheads and profit,  

design development @25%	 13,242,094	  401 	 20

 
TOTAL CONSTRUCTION COST (BUILDINGS)	 66,210,469	  2,006 	 100 

In the next decade, as the way we buy 
products continually changes, retail 
environments will change alongside 
this. However, the focus is still the 
same – creating places – whether it 
be a high street or out of town where 
people want to go  and developers, 
councils, retailers, and tenants all have 
a shared interest in making it work. 

The challenge is selecting and 
creating the right mix to achieve this 
and then matching this to planning 
policies, sustainability targets and 
environmental regulations: careful 
navigation is needed. It is clear that 
across the UK innovative ideas for how 
to use retail space are mushrooming. 
Supermix, build to rent, boxparks, 
community and cultural uses and 
warehouses for last-mile logistics 
are likely to be only the start of 
the revitalisation of areas formerly 
dominated by traditional retail in the 
years to come.

04 / CONCLUSION

Market Hall in London’s Fulham has become a curated space with 
various kitchens reflecting local and international cuisine

»


