
Sleep and shop 
With the growth and popularity of out-of-town shopping, 

developers are putting hotels into their schemes. David Harper 
looks at the latest trend for retail-hotel businesses 

rad i t iona l l y , m o s t 
l u x u r y s h o p p i n g w a s 
done in c i ty c e n t r e s , 
w h e r e t h e r e w a s a 
p l e n t i f u l supp ly of 
q u a l i t y h o t e l s fo r 
s h o p p e r s w h o took 
m o r e t i m e to spend 

t h e i r money . 

However , w i t h r e t a i l o u t l e t s n o w 
m o r e focused on s h o p p i n g m a l l s , m a n y 
of w h i c h a re not located c lose to c i ty 
c e n t r e s , s h o p p i n g cent re deve lopers 
a r o u n d the w o r l d have inc reas ing ly 
s t a r t e d to i n c l u d e h o t e l s in t h e i r m a l l s , 
to m e e t the needs of th i s h igh ly s o u g h t -
a f t e r g r o u p . 

In Kua la L u m p u r , f o r e x a m p l e , it 
is cons ide red e s s e n t i a l to prov ide a 
r a n g e of a c c o m m o d a t i o n f o r those w h o 
o f ten f l y to t h e c i ty f o r s h o p p i n g . The 
Gardens H o t e l & Res idences is located 
in Gardens M a l l and c lose to Mid Val ley 
M e g a m a l l , w h i l e the Grand Hyatt KL 
gives d i rec t access to t h r e e s h o p p i n g 
m a l l s : Pav i l ion , S t a r h i l l Ga l le ry and 
Fahrenhe i t 8 8 . 

Of course , B a n g k o k per fec ted th is 
r e t a i l - h o t e l bus iness m o d e l years 
ear l ie r , w i t h S iam Square (to n a m e only 
one example ) hav ing a Novote l and a 
Hol iday Inn Express, c a t e r i n g fo r m i d -
m a r k e t and budget s h o p p e r s . This t r e n d 
o r i g i n a t e d in the US, t h e n w a s ex tended 
into the Or ient , and is n o w push ing i ts 
way into the European r e t a i l m a r k e t . 

The n a t u r e of s h o p p i n g in s o m e 
c o n s u m e r m a r k e t s has changed 
radical ly , w i t h r e t a i l b e c o m i n g 
"an exper ience ac t i v i t y " r a t h e r t h a n 
necessity . F u l l - d a y s h o p p i n g t r i p s and 
w e e k e n d r e t a i l b r e a k s are n o w c o m m o n 
and t h i s has changed t h e r e t a i l m a l l 
des igner ' s r e q u i r e m e n t s . 

If the m a l l does not a l r e a d y have 
a s u i t a b l e h o t e l nearby , it b e c o m e s 
i m p o r t a n t to prov ide t h e fac i l i t y d i rect ly , 
p r e f e r a b l y w i t h i n the m a l l i t se l f , o r at 
the least w i t h covered access. There is 
a def in i t i ve need to ca te r to , and indeed 
p a m p e r , t h i s va luab le c o n s u m e r 
g r o u p if the t e n a n t s of the m a l l are to 

f u l l y benef i t f r o m the s p e n d i n g p o w e r 
they b r i n g . 

T rad i t iona l l y , t h i s g r o u p g r a v i t a t e d 
t o w a r d s t a k i n g long w e e k e n d s to Par is , 
M i l a n , N e w York, Tokyo o r L o n d o n f o r 
t h e i r " r e t a i l t h e r a p y " , and such c i t ies 
have a lways had a s u i t a b l e supp ly of 
h o t e l o p t i o n s to m e e t a l l b u d g e t s . 

However, as the r e t a i l exper ience has 
evolved, s h o p p i n g m a l l s located out of 
c i ty cent res have s t a r t e d to a t t r a c t t h i s 
g r o u p of s h o p p e r s and t h e r e f o r e they 
r e q u i r e the s a m e fac i l i t ies . S o m e g r o u p s 
f r o m m a i n l a n d China, fo r e x a m p l e , 
are f a m o u s f o r a r r i v i n g at an a i r p o r t 
and t h e n t a k i n g coach t o u r s s t r a i g h t 
to d iscount fash ion m a l l s . W h e r e such 
m a l l s have s u i t a b l e a c c o m m o d a t i o n 
on s i te , the t i m e spent in t h e s h o p s 
has increased - to the benef i t of the 
mal l ' s r e t a i l t e n a n t s , as w e l l as to the 
sat i s fact ion of the s h o p p e r s . 

W h a t m a k e s a r e t a i l h o t e l 
A good r e t a i l h o t e l is g o v e r n e d by the 
s a m e g e n e r a l p r i n c i p l e s t h a t app ly 
ac ross t h e w h o l e h o t e l m a r k e t : c a t e r i n g 
to the needs of the c u s t o m e r . If t h e 
c u s t o m e r w a n t s " u l t r a - l u x u r y " , t h e n 
p rov id ing budget a c c o m m o d a t i o n w i l l 
not m e e t t h o s e needs . 

But r e t a i l h o t e l s t e n d to have speci f ic 
r e q u i r e m e n t s over and above t h o s e 
of t r a d i t i o n a l h o t e l s . S l i g h t l y l a r g e r 
r o o m sizes a re p r e f e r a b l e , as " t h e idea l 

* The nature of shopping has changed 
radically in some markets 
# Out-of-town centres have begun 
to attract the wealthiest customers 
* High-spend shoppers will expect 
hotels close to retail outlets 
# Retail hotels need to have slightly 
larger rooms 

g u e s t " w i l l need t h e ex t ra space to 
s to re t h e i r pu rchases . Fac i l i t ies such as 
spas and s p o r t s bars can be u s e f u l , t o 
cater fo r t h o s e r e l u c t a n t p a r t n e r s not 
w i s h i n g to shop . 

Probably t h e m o s t i m p o r t a n t f a c t o r 
is a c lever use of the e n t r y - l e v e l a r e a . 
If t h e h o t e l t a k e s up v a l u a b l e " r e t a i l 
space" , t h e n th is s h o u l d be used m a i n l y 
fo r a r e s t a u r a n t o r bar a rea , w i t h s t a i r s 
o r a l i f t d i rec t l y to the h o t e l recept ion on 
a n o t h e r leve l . 

The r e s t a u r a n t and b a r w i l l idea l l y 
f e e l l i k e a s e p a r a t e ent i ty , a l m o s t 
i n d e p e n d e n t of the h o t e l , a n d f o r m i n g 
p a r t of the m a l l ' s food prov is ion 
e l e m e n t . More c a r e f u l c o n s i d e r a t i o n on 
access and layout is r e q u i r e d w h e r e t h e 
o p e r a t i o n a l a r r a n g e m e n t s of the shops 
and h o t e l d i f f e r s ign i f i can t l y - such as 
w i t h enc losed s h o p p i n g c e n t r e s , w h o s e 
m a l l s c lose outs ide r e t a i l t r a d i n g h o u r s . 
In these c i r c u m s t a n c e s , s e p a r a t e and 
ve ry v is ib le h o t e l access s h o u l d be 
inc luded w i t h i n the des ign . 

W h a t a b o u t t h e UK? 
P l a n n i n g a u t h o r i t i e s across the UK are 
l o o k i n g in g r e a t e r d e t a i l at n e w " o u t -
o f - t o w n " s h o p p i n g d e v e l o p m e n t s , and 
one of the keys to ga in ing consent in 
m a n y cases is to d e m o n s t r a t e c a r e f u l l y 
p l a n n e d m i x e d - u s e s c h e m e s . 

Hote l s c o m p l e m e n t r e t a i l 
d e v e l o p m e n t s , b r i n g i n g a d i f f e r e n t 
e m p l o y m e n t use in to t h e s c h e m e , w h i l e 
g e n e r a t i n g d i f f e r e n t t r a f f i c p a t t e r n s of 
c u s t o m e r use, e f fect ive ly e x t e n d i n g the 
t i m e s of the day w h e n t h e d e v e l o p m e n t 
is be ing used . 

Not only is th i s i m p o r t a n t to m a n y 
p l a n n i n g a u t h o r i t i e s , it he lps to 
enhance the v iab i l i t y of the s c h e m e , 
g e n e r a t i n g p o t e n t i a l i n c o m e in 
o t h e r w i s e qu ie t p e r i o d s of the day fo r 
s h o p p i n g m a l t s . 

The f u t u r e f o r the r e t a i l h o t e l is 
evolv ing constant ly , and va r ies f r o m 
locat ion to l oca t ion . The idea l s i t u a t i o n 
is w h e r e the h o t e l w o r k s c losely w i t h 
the r e t a i l o u t l e t s to m a x i m i s e the 
c rossover benef i t to both occup ie rs . 
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centre was one of 
e first Far East retait destinations 

to be well served by hotels 

S o m e l u x u r y h o t e l s have w o r k e d 
out a p e r s o n a l shopper/conc ie rge 
s y s t e m , w h e r e h o t e l gues ts get he lp to 
spend m o r e in t h e r e t a i l u n i t s , w h e t h e r 
p l a n n i n g t h e i r t i m e m o r e ef f ic ient ly , 
o f f e r i n g ex tended s h o p p i n g h o u r s , o r 
e n s u r i n g t h e f u l l r a n g e of o u t l e t s is 
k n o w n about at t h e s t a r t of the t r i p . 

O ther h o t e l s are chang ing to 
s t r e a m l i n e t h e i r guest o f f e r : r e d u c i n g 
the r e s t a u r a n t and b a r a rea , re ly ing 
m o r e on t h e o t h e r o u t l e t s conta ined 
w i t h i n t h e m a l l , espec ia l l y if it is a 
l a t e - n i g h t o u t l e t . C o n c e n t r a t i n g on 
" r o o m s " , w h i c h are the h ighest s ing le 
p ro f i t m a r g i n d e p a r t m e n t in a h o t e l , 
t e n d s to i m p r o v e p ro f i tab i l i t y , and 
t h e r e f o r e a l l o w s t h e h o t e l to pay a 
h i g h e r r e n t . 

F r o m an i n v e s t m e n t perspect i ve , 
t h e r e is ev idence t h a t r e t a i l h o t e l s are 
b u c k i n g the w o r l d w i d e t r e n d , and m o r e 
leases are be ing s igned t h a n is t y p i c a l 
in the indust ry . Most h o t e l i e r s a re keen 
to expand on ly t h r o u g h m a n a g e m e n t 
c o n t r a c t s because of ba lance sheet 
l i a b i l i t i e s f o r t h e p a r e n t company . 

A l t h o u g h they g e n e r a t e m o r e income 
f o r t h e i r o w n e r s t h a n a c o m p a r a b l e rent 
w o u l d in a t r a d i t i o n a l l a n d l o r d - a n d -
t e n a n t r e l a t i o n s h i p , the y ie ld a p p l i e d to 
t h e i n v e s t m e n t is sof ter , as the o w n e r s 
are ef fect ive ly a d o p t i n g s o m e of the 
o p e r a t i o n a l r i s k , so the va lues t e n d be 
s l i g h t l y lower . However , t h e d e s i r a b i l i t y 

r4>4-4>4 
• • 4 

of such locat ions m e a n s m o r e and m o r e 
h o t e l i e r s a re p r e p a r e d to c o n s i d e r 
a lease r a t h e r t h a n j u s t o f f e r i n g a 
m a n a g e m e n t c o n t r a c t . 

Such locat ions , c o m b i n e d w i t h t h e 
obv ious synerg ies f o r r e t a i l e r s and t h e 
deve lopers of r e t a i l m a l l s sugges t t h a t 
the f u t u r e f o r r e t a i l h o t e l s is b r i g h t . 
Prov id ing a h o t e l t h a t m e e t s t h e needs 
of i ts r e t a i l c u s t o m e r s is of p a r a m o u n t 
i m p o r t a n c e to t h e o v e r a l l d e v e l o p m e n t , 
but a lso e n s u r i n g the f l e x i b i l i t y to 
enhance serv ices w h e n r e q u i r e d is a lso 
key to success in t h e f u t u r e . 

David Harper is director of Leisure 
Property Services 

From an operational standpoint, 
combining shops and hotels within 
the same development has certain 
synergies, writes Alistair Brooks, chief 
executive of Commercial Real Estate 
Services: 
• Retail - With small to medium-

sized UK shops being valued via the 
zoning method, upper floors attract 
a relatively small value per unit of 
measurement compared with space at 
ground-floor level. 

• Hotels - With the exception of trophy 
hotels, reception and entrance lobbies 
need not be on the ground floor nor 
immediately on-street, provided there 
is a decent transit. 

On design, the similarities are-. 
• For both, there will be a high ratio of 

customers to staff using the property 
and parking. 

• The functional and visual design will 
affect image, "customer experience" 
and, ultimately, spend. 

Diversification is possible for investors: 
• Each has different market drivers. 
• They can "extend" a building's use time. 
• Different income drivers and income 

streams (fixed rent, turnover rent, 
net profit/fees). 

Hotel and retail customers will use 
common services at different times, 
in different intensities and in different 
ways. While hotels might have the 
largest floor space, they might not use 
the highest proportion of services (total 
or per sq mj, so how these costs are 
to be equitably shared needs careful 
consideration. 
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