
WHAT IS THE FUTURE FOR OUR TOWNS, 
HIGH STREETS & SHOPPING CENTRES? 2023



OUR RESEARCH PARTNERS



RESPONDENT PROFILES
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Private Sector

Local Authority

Other Public Sector & Third Sector

Main Role in Town Centres %

Local Authority 25%

Consultant 23%

Agent / Broker 14%

Property Investor / Owner 12%

Property / Facility Manager 8%

Occupier 5%

Town Centre / BID Manager 4%

Developer 4%

Other 5%

TOTAL: 100%



KEY THEMES

OPPORTUNIES FOR GROWTH & 

TRANSFORMATION

WHAT HAVE 

WE LEARNT? 



Introducing LSH



INTRODUCING PR+I

• Over 120 professional advisers

• Covering 8 core areas:

1. Planning Consultancy
2. Development Consultancy
3. Town Centre Regeneration
4. Urban Design & Masterplanning
5. Transport & Infrastructure
6. Compulsory Purchase
7. Public Sector Asset Management
8. Public Sector Valuations

• Diverse public and private sector 
client base:







TOWN CENTRE REGENERATION



THOUGHT LEADERSHIP & RESEARCH

https://www.lsh.co.uk/explore/research-and-views

https://www.lsh.co.uk/explore/research-and-views


ISSUES AND

CHALLENGES



THE BIG ISSUES

What do you think will be the top three challenges facing Britain’s high streets & town centres over the 

next five years?
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TOO MUCH RETAIL SPACE

Over the next five years, what percentage of our current town centre retail space needs to be repurposed/ 

redeveloped into ALTERNATIVE uses?
61%



CLIMATE CHALLENGE

Which five main local initiatives for towns and shopping centres will best address the UK’s pledge to 

tackle climate change over the next ten years?

Top Five Key Interventions 2023 2022

Improve public transport networks 70% 66%

Provide more infrastructure for electric vehicles 43% 53%

Provide infrastructure for healthy and active travel 43% 44%

Prioritise retrofitting over demolition and rebuild 43% n/a

Improve building energy efficiency 42% n/a



OPPORTUNIES FOR GROWTH & 

TRANSFORMATION



CENTRAL GOVERNMENT REFORMS

What Central Government initiatives and/or interventions do you think will be most effective in supporting 

our towns, high streets and shopping centres over the next five years?
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Other government backed capital funds

Online shopping sales tax

Future High Street and/or Town Deals Funds

Support and fund town centre strategies

Further fundamental reform of business rates
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LOCAL INTERVENTIONS

What other measures do you think will help to build greater resilience in our town centres over the next 
five years, helping to ensure their overall vitality and viability?
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Flexible turnover rents and/or lease structures

Reduce car parking costs and/or more free parking

Improve town centre environment/public realm/green spaces

Increase the supply and mix of housing in town centres

Redevelop/repurpose vacant retail space for other uses
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OPTIMUM CRITICAL MIX OF USES



LEVELLING UP & REGENERATION BILL (LURB)

What impact do you think the LURB will have on the recovery and revitalisation of our high streets, towns 
and shopping centres over the next five years?

All respondents Private sector Public sector

Extremely positive 4% 4% 3%

Positive 42% 50% 25%

Neutral / immaterial 37% 35% 45%

Adverse 5% 1% 12%

Significantly adverse 2% 1% 2%

Don't know 10% 9% 13%



LEADERSHIP 

AND

INVESTMENT



LEADING THE RENAISSANCE

Who do you think should lead the transformation and renaissance of our towns and high streets?
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Local Government

Collaboration between public and private interests

Regional Government

Combined Authorities

National Government

Property Owners / Investors

Mayors

Town Centre Managers / BIDs

Local Communities

Local Enterprise Partnerships

Occupiers



FUNDING SOURCES

How do you intend to fund your key regeneration / development projects over the next five years?

Funding Source 2023 2022 2021 2020

Joint ventures / partnerships 42% 36% 38% 46%

Public Sector - Local Authority (part/whole) funding 35% 30% 24% 36%

Town Deals Fund and/or Future High Street Fund 28% 26% 31% n/a

Levelling Up Fund 27% 26% 31% n/a

Grants 25% 16% 24% 23%

Debt Financing 19% n/a n/a n/a

UK Based Institutional Investors / Private Sector 16% 18% 24% 24%

s106 / CIL 16% 12% 12% 18%

Individual wealth 15% 8% 17% 6%

UK Shared Prosperity Fund 13% n/a n/a n/a



FUNDING THE RENAISSANCE

Do you or your company/organisation intend to plan, fund and/or develop town centre 

schemes over the next five years?
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GOVERNMENT-BACKED CAPITAL FUNDS

Fund Objective (£)

Future High Streets Fund  (2018) To renew and reshape town centres and high streets in a way that drives growth. £1bn

Towns Fund (2019) Economic regeneration of 101 towns. £3.6bn

Levelling Up Fund (2020) Supports investment in three key areas – (i) local transport projects; (ii) town centre / 
high street regeneration; and (iii) cultural and heritage assets. 

£4.8bn

Welcome Back Fund (2021) To support the safe return to high streets and help build back better from the pandemic. £56m

UK Community Renewal Fund (2021) To prepare for the UK Shared Prosperity Fund £220m

UK Infrastructure Bank (2021) Investment in infrastructure assets that drive regional and local economic growth or 
support tackling climate change.

£22bn 

UK Shared Prosperity Fund (2022) Succeeds the old EU structural funds.  Provides funding up to March 2025 focussed on 3 
local priorities – (i) communities and place; (ii) support for local businesses; and (iii) 
people and skills. All areas of the UK will receive an allocation from the fund via a funding 
formula rather than through competition.

£2.6bn



• Different Government-backed capital funds are fragmented

• Significant resource/cost incurred by local authorities applying for funds.

• Funds are short-term - need to be spent by 2024/25. 

• Project costs have increased significantly - some are no longer viable

• Limited prospect of match funding from the private sector or other sources. 

• Need a joined up approach to regeneration funding.  

• Devolution could help.

WITHER TOWN CENTRE INVESTMENT?



WHAT HAVE 

WE LEARNT? 



2025 – REASONS TO BE CHEERFUL?

Thinking ahead to 2025, how do you feel about the future of the towns and high streets you are 

currently operating in, or engaged with? 
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IMPACT OF ECONOMIC DOWNTURN

Have your investment and/or development plans been impacted by the recent changes in economic / 

financial climate?

Private Sector Public Sector

Yes – plans withdrawn completely 3% 2%

Yes – plans on hold until economy improves 20% 8%

Yes – plans scaled back (but still going ahead) 22% 42%

No 40% 28%

Don’t know 15% 20%



DELIVERING SUCCESSFUL FUTURE CENTRES

• Leadership and governance

• Stakeholder and community engagement

• Market-facing evidence-based visions and strategies

• Repurpose/Redevelop unviable retail/office & shopping centre space

• More flexible and diverse uses

• New & affordable homes with different tenures

• Invest in new physical/digital infrastructure

• Plan for more active modes of travel - “walkable neighbourhood concept”.

• Restore civic and community pride

• Create beautiful, green, attractive buildings and places







WHAT IS THE FUTURE FOR OUR TOWNS, 
HIGH STREETS & SHOPPING CENTRES? 2023
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