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CBRE Executive Summary - Jupiter Portfolio 
 
This is an overview of the valuation of the Jupiter Portfolio in the context of a proposed senior debt 

facility. The facility, to be provided by Royal Bank of Scotland plc, is at a loan to value of 58.8% 

equating to £187,000,000 over a 5 year term. We have not been made aware of any further 

covenants to be contained within the loan documentation. 

In forming our view of the portfolio we have had regard to the information provided, namely the 

final  draft Certificates of Title provided by your borrower’s solicitors, the final Overview 

Certificates provided by Clifford Chance and Brodies, measured areas provided in respect of 12 

of the properties and prepared by CBRE Building Consultancy, Purchase Reports prepared by 

CBRE Capital Markets and containing Key Building Information Technical Data Sheet & Budget 

Cost Liabilities prepared by CBRE Building Consultancy as well as information we have been able 

to find from other publicly available sources. 

The Jupiter Portfolio was acquired from Receivers on 26 June 2014. We have been informed that 
the borrower had acquired ‘B loan notes’ relating to the debt of the previous owner and this 
enabled them to acquire the portfolio from the Receivers without it being formally marketed. 

We understand that limited information in relation to the Properties was made available by the 
Receivers. The title and tenancy documentation and other information relating to the Property that 
was supplied may have been incomplete. 

We have reviewed the Certificates of Title and the sample occupational lease summaries 
contained therein. Where leases have not been summarised we have relied upon tenancy data 
provided by the borrower as at the Valuation Date or supplied to our Capital Markets team as part 
of the acquisition process. 

We have undertaken external inspections of all of the properties but have also internally inspected:  

 Friars Bridge Court, London 

 Argyle House, Edinburgh 

 Traquair House, Edinburgh 

 The Money Centre , Plymouth 

 Rubislaw House, Aberdeen 

 Marathon House, Aberdeen 

 Seafield House, Aberdeen 
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The Portfolio 
The Jupiter Portfolio comprises 20 assets across England and Scotland, with the majority (by value) 
being in the Scotland (55%). Of the balance 17% (by value) are located in Yorkshire and 
Humberside and 17% in London with the remainder spread across England. The asset quality 
ranges from some very well let buildings to others of a more secondary nature.  Some properties 
will undoubtedly provide a greater challenge to asset managers in order to drive value and cash 
flow. However, there are a collection of properties within the portfolio that will provide a stable 
cash flow in the short to medium term from covenants regarded as strong in the market including 
HSBC plc, Secretary of State for the Environment, Shropshire County Council, Conocophillips (UK) 
Ltd, Marathon International Oil (GB) Ltd and Chevron UK Ltd. 

 

 

 

 

When analysed by asset class, the portfolio shows a weighting towards office use which accounts 
for 83% of the total portfolio value. 55% is weighted to offices located in Scotland and 43% to 
offices located within Aberdeen. As a result the portfolio value is skewed towards the Scottish 
market with a concentration of value within the City of Aberdeen. Aberdeen is a strong office 
market with limited supply at present and good levels of demand likely to drive rental growth until 
the planned new supply of space comes on line.  

 

Scotland 
55% 

South West 
1% 

Yorkshire & Humberside 
17% 

Midlands 
1% 

London 
17% 

North West 
7% 

South East 
2% 

Market Value by Geography 
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There is a large office building located in London that at £55m accounts for approximately 17.0% 
of the total portfolio value with the remaining office assets being spread across English regional 
cities offering some diversity of income. 

8% of the total value is secured against 3 leisure assets. These are generally secondary in nature 
with the bulk of the value (£20.4m) in Trident Retail and Leisure Park, Runcorn. 

A further 8% of value is made up of six car showroom assets. Four are let to Pendragon Property 
Holdings Limited on long term leases some of which contain fixed rental uplifts. Two remaining 
assets are let to Riossi Limited who are not in occupation and have sublet the properties. We 
understand that Riossi are in financial difficulties and there is an opportunity to contract directly 
with the under tenants. 

 

 

Cash flow 
Below is a graph demonstrating the cash flow delivered by the assumptions made in our valuation 
on an asset by asset basis. Details of our approach to each asset can be found in the individual 
report sections. The cash flow includes deduction of all non-recoverable income as and when it 
falls due. Should all of the assumptions in the valuation prove correct over a 10 year period, the 
net income fluctuates between broadly £17.5m and £29m p.a. However there is considerable 
scope in the portfolio to improve on this position, most notably in the short term where they are a 
number of significant lease events.  

Office 
84% 

Leisure 
8% 

Car Dealership 
8% 

Market Value by Asset Class 

   
 

 



4 
 

As a result of these lease events, and the assumptions we have made, the income appears to fall 
over the period to December 2018, before recovering sharply from 2019.  This is dependent upon 
our expiry void and re-letting assumptions being borne out.   Clearly this decline can be arrested 
by the borrower securing new leases/early renewals with these tenants and in doing so improve the 
net cash flow position not only by securing rent but also by eliminating the associated holding 
costs.  

At the lowest point in the cash flow, our assumptions show a net income of £15,495,415 in 
December 2017.  

We are not aware of the financing covenants in the loan facility and cannot therefore comment on 
the level of interest cover that this level of income provides. 

 

 

Market Value 
We have valued the portfolio on an asset by asset basis, having regard to the individual qualities 
of the local markets in which they are positioned. We have taken a pragmatic view on lease 
breaks, expiries and the likelihood of renewal. Where possible we have discussed each asset with 
your borrower’s advisors and also with our in-house occupational and capital markets teams to 
ensure a rounded view.  

Our opinion of Market Value for the portfolio, on an aggregate basis, is £318,950,000 (Three 
Hundred and Eighteen Million Nine Hundred and Fifty Thousand Pounds) which shows the 
following yield profile: 
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 NIY:  6.90% 

 EQ:  7.05% 

 RY:  7.93% 2061 (and 6.84 % 3005) 

 

We understand that the borrower purchased the portfolio in June 2014 at a price of 

£296,250,000. 

A breakdown of our Market Value on an asset by asset basis can be found in Appendix 1 

Key Properties 

We would draw your attention to the following key properties: 

Seafield House, Aberdeen - £62.0m 
A 197,673 sq. ft. headquarters office building situated in Hill of Rubislaw, Aberdeen's first office 

park, approximately 3 miles west of the city centre.  

All the occupiers of the park are oil related companies including Chevron, Conocophillips and 

Amec. Hill of Rubislaw was developed on the site of the former Rubislaw granite quarry and 

comprises four large office buildings constructed in early 1980's, and Chevron House developed 

in 2000s.   Seafield House is multi-let to three tenants with a AWAULT of 2.40 years to breaks. 

The majority of the space is let to Chevron UK Limited on 4 leases expiring in 2017 and 2018. 

Shell UK has sublet their space to AMEC who occupy the remainder of the building on a separate 

lease.  We understand discussion have commenced with Chevron to remain in the building 

beyond 2017. 

Friars Bridge Court, Blackfriars Road, London - £55.0m 
Friars Bridge Court was constructed in 1991 and comprises 99,824 sq. ft. of office 
accommodation over basement, ground and 1st to 8th floors. The property is multi-let to 9 tenants 
on 11 leases. The AWULT to breaks is 2.19 years (excluding South West Trains tenant option to 
break on 31 August 2014) and 4.74 years until lease expiry.  London South Eastern Railway 
Limited and South West Trains represent 28.8% and 24.3% by income. 
 
The building is located with the Southbank market, which is an improving Central London 
submarket. There is significant development in the vicinity, and strong rental growth is forecast 
over the medium term in this market. 
 
While the property is located within the SE1 postcode, it is not in a prime Southbank location, 
which is concentrated on the area close to the River Thames between London Bridge and 
Blackfriars Bridge. Friars Bridge Court offers basic Grade A office accommodation, and is rather 
tired in appearance resulting in significant capital expenditure being required prior to re-letting.  
The property has been subject to considerable interest from investors seeking to buy the asset at 
levels considerably above the borrower’s allocated purchase price.  Our valuation whilst above 
the allocated purchase price remains below the level of the highest offer received. 
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Rubislaw House, Aberdeen- £47.25m 
A 101,694 sq. ft. prominent office building which was constructed in the early 1980s.  It is formed 

by series of wings arranged over ground and three upper floors.  The property is single let to 

Conocophillips (UK) Ltd at a current rent of £1,883,200 per annum until 31 December 2014.  

The tenant's option to extend the lease has been missed and therefore, due in part to the lack of 

available alternative accommodation, the tenant has been forced into a new lease that as at the 

valuation date was due to be signed imminently. The new lease with be for a term of 15 years 

from 01 January 2015 at an initial rent of £2,978,822 with guaranteed minimum uplifts to 

£3,453,271 in January 2020 and £4,003,288 in January 2025 and an option to extend the term 

by a further 7 years.  We understand this lease has now been signed. 

Argyle House, Edinburgh- £34.85m 
Argyle House dates from approximately 1970 and is formed by three interconnecting office blocks; 

two arranged over 11 floors and the third over 5 floors. 

The property occupies a peripheral office location to the east of the city centre's Exchange District 

and a short distance west of the historic Grassmarket area of the Old Town. The property occupies 

a prominent corner plot, bounded by Castle Terrace to the north, Lady Lawson Street to the west, 

West Port to the south and King's Stables Lane to the east.   

The building is single let to the Secretary of State for Communities and Local Government for a 

term of 63 years expiring 15 May 2033. The current rent is £2,375,000 p.a. and there are no 

further rent reviews.  

The tenant’s repairing liability under the lease is qualified to exclude certain elements which results 

in the Landlord incurring a shortfall in income, which we have reflected in our valuation. 

Pennine Centre, Sheffield - £28.0m 
Completed in 1976, the property comprises 234,897sq ft. multi-storey office complex arranged in 

five inter connected buildings. The Pennine Centre comprises dated buildings which are unlikely to 

suit modern occupier requirements, without significant alterations. 

The property is single let to HSBC Plc for 10 years from 24 December 2013 expiring 23 

December 2023 at a current rent of £2,800,000 per annum. The lease is subject to rolling breaks 

commencing on 24 September 2018 and subject to a tenant’s break penalty of £250,000. 

The current lease has a relatively short term certain of approximately 4 years 3 months to break 

and as such we consider that it could prove one of the more challenging assets in the portfolio 

due to its size, location and relatively short term income stream. 

Marathon House, Aberdeen - £29.0m 
Marathon House forms part of the Hill of Rubislaw in Aberdeen being situated in close proximity to 

Seafield House and Rubislaw House above.  
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The property comprises a 92,607sq ft. prominent office building which was constructed in the 
early 1980s.  It is arranged around central spine block with a series of wings, one to the north and 
two to the south, projecting out from it.  The constituent elements are variously arranged over 
three, four and five storeys. 

The building is single let to Marathon International Oil (GB) Ltd for a term of 25 years expiring on 
25 March 2017 at a rent of £2,327,000 p.a. The Tenant has a right to extend for a further 10 
years from 26 March 2017 on given at least 1 years notice. 

This property would be believe still be attractive to the market due to the strength of the Aberdeen 
market at present. 

Trident Retail & Leisure Park, Runcorn - £20.40m 

The property is situated adjacent to Runcorn Shopping Centre, which dates from the early 1970s. 
The immediate surroundings are predominantly commercial use including the shopping centre, 
LIDL and car showrooms.   

The Park comprises a modern (1999) retail warehouse development arranged in a U shape 
around a central car park.  The property has 13 let units predominantly occupied by national 
multiple traders with 6 units that are currently vacant.  The WAULT to break is 8.35 years. 

Whilst this property would not be regarded as prime it does have the benefit of long term income 
and as such would appeal to a number of investors in today’s market. 

Key Lease Expiries 
We highlight below some key leases and their break/expiry dates. We have also included some 
commentary around each and our understanding of the borrower’s intentions towards these 
tenants. 

Rubislaw House, Aberdeen - Conocophillips (UK) Ltd 

As detailed above Conocophillips (UK) Ltd missed their option to extend the lease and therefore, 
due in part to the lack of available alternative accommodation, the tenant has been forced into a 
new lease that this is expected to be signed imminently. The landlord is in a very strong negotiating 
position and has been able to agree terms that make the building an attractive investment. In 
addition an extension built as a tenant’s improvement has been rentalised under the new lease 
further enhancing value. 

This is very a positive result for the borrower giving them a significant uplift on the original 
purchase price. 

Marathon House, Aberdeen - Marathon International Oil (GB) Ltd 

The lease expires on 25 March 2017 however the Tenant has a right to extend for a further 10 
years from 26 March 2017 on giving at least 1 years notice. We consider that the dynamics of the 
Aberdeen office market are such that the tenant is likely to extend the lease rather than vacate. 
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Seafield House, Aberdeen – AMEC, Chevron UK Ltd & Shell UK Ltd 

The property is multi-let to three tenants on a number of leases with expiries or tenant breaks 
between 2015 and 2018 giving a WAULT of 2.40 years to breaks. The income stream is therefore 
relatively short and a key asset management objective must be to secure an early re-gear of the 
leases. This is likely to be tied in with a possible refurbishment to improve the attractiveness of the 
space and as a defence against increased competition coming from other more modern 
developments in Aberdeen City Centre. 

Traquair House, 33 Pinkhill, Edinburgh - ST Microelectronics Ltd 

The tenant occupies the entire building on a lease that expires in March 2015.  

Traquair House is not in a recognised office location and is somewhat dated.  We consider that 
the property is approximately 40% overrented.   

Occupational demand, other than from the existing tenant, is likely to be weak with the potential 
for a prolonged void period and associated holding costs. There may be potential to extend the 
lease with the current tenant whilst the scope for conversion to residential use is explored. 

Pennine Centre, Sheffield - HSBC Plc 

The lease is subject to rolling breaks commencing on 24 September 2018 albeit there is a tenant 
break penalty of £250,000. The lease therefor has a relatively short term certain of approximately 
4 years. 

The value will erode as lease break date approaches and if the tenant vacates substantial hold 
costs will incurred. 

Although let to a strong covenant this property is a dated building in a constrained market that 
presents significant down side risks. 

Friars Bridge Court, Blackfriars Road, London  

The property is multi-let but with a WAULT of 2.19 years to break.  

The asset presents opportunities to improve income profile through refurbishment of floors on 
lease expiry or through rent reviews and re-gears to existing tenants. The expiry profile is well 
placed to benefit from the rental growth prospects within this submarket. However on the downside 
this could result in voids and significant capital expenditure to refurbish the space to make it 
attractive for letting.  

Aspects Retail Park, Bedford - Cineworld Cinema Properties Limited 

Cineworld is the anchor tenant of the scheme representing approximately c. 30% of the total 
income. Their lease expires in July 2015 and we understand that they have indicated that they do 
not intend to renew. In addition a rival development is due to open in Bedford with a new cinema 
in 2015/2016.  

   
 

 



9 
 

It may therefore prove difficult to secure a replacement cinema operator, albeit we understand 
potentially a local operator is currently considering the accommodation. 

Roebuck Way, Milton Keynes & Hempshaw Lane, Stockport - Riossi Limited 

Both properties are let to Riossi Limited on leases that expire in February 2029. We understand 
that the tenant has been trading on an insolvent basis for many years and that it wishes to 
surrender its leases in the near future. Both units are currently sub-let and in such circumstances 
the borrower would become the direct landlord of the sub-tenant. In the case of Stockport the sub-
tenancy is at a lower level of rent resulting in a shortfall of £6,000 pa.  We do not know the level 
of rent in respect of the sub-tenancy at Milton Keynes. 

Market Commentary 
 
UK commercial property experienced a weaker performance in August 2014, according to the 
latest CBRE Monthly Index. Total returns for All Property were 1.4%, mainly driven by the capital 
value growth of 0.9% over the month. So far this year, capital values increased by 8.1%, resulting 
in total return of 12.5% over the year to date. However, rents increased by 0.1% over the month 
and 1.3% over the last eight months.  
 
Positive capital value growth has been seen across all main sectors for over a year now, however it 
was notable that the increase in capital values slowed down in August. On the rental side, the 
Office and Industrial sectors recorded the highest rental value growth of 0.2% and 0.4% over the 
month respectively. 
 
Within the office sector, rental values in the City increased at the fastest rate, growing by 1.1% in 
August. Rents for Midtown offices also continued to improve and experienced significant rental 
value growth of 0.9% over the month. In contrast, offices in West End recorded second month of 
flat rental values. Outside of London, rents were flat for the Rest of UK with a small increase of 0.2% 
recorded for Outer London/M25. There is an interesting parallel between the real estate market 
(capital value growth without rental value growth) and the wider UK economy (employment growth 
without wage growth). The continued lack of rental value growth outside London suggest there was 
substantial excess capacity within occupiers’ estates which has been absorbing their demand for 
space.  
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The Retail sector also has shown a similar pattern. Whilst capital values continued to grow in 
August for all retail segments (albeit at a slower rate than in the previous month) rents remained 
flat for retail warehouses and only slightly increased for shopping centres.  
 
Overall high street shops recorded no rental value growth, but there is a strong geographical split 
between the South Eastern and the Rest of UK. It is notable that standard shops in London, South 
East and Eastern England have been outperforming the rest of the UK. Over the last three months, 
South East recorded 3.4% capital value growth and 0.6% rental value growth. Capital values for 
Rest of UK Shops increased by 1.3% over the last 3 months, with rents falling by -0.1% over the 
quarter.  
 
Although some rental value growth has been seen in most of the segments for some time now, 
there is a divergence between regions in terms of the pace of increasing rents. It is notable that, 
particularly for Offices and Retails, rents in South Eastern England including Central London 
continued to increase faster than in the rest of the UK. 
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Portfolio Market Commentary 
• Portfolio transactions increased by 115% in 2013 compared with 2012. 
• £3.8bn was transacted in 2013 
• Average NIY in 2013 c. 8.9% 
• 13 Portfolios over £100m transacted in 2013 
• Institutions were key players making up 42% of all vendors and 36% of all purchasers 
• Demand is high and shortage of stock putting upwards pressure on prices 
 

 

Evolution of the Market 
• 2010 – 2011: Sector specific portfolios. Preference for defensive, well let assets with 10+ 

years unexpired term. Predominantly industrial with a lot size between £20 - £40m. 
Principal vendors were REITs, Opportunity Funds the main purchasers. 

• 2011 – 2012: Preference for mixed use and sector specific portfolios comprising 
secondary assets. Portfolio sizes were predominantly sub £50m. Principal vendors were the 
Institutions, purchasers were Prop Cos. 

• 2012 – 2013: Larger, secondary portfolios the preference. Mixed use and sector specific. 
Lot sizes ranged from £50m to £100m with good demand. Institutions continued to be 
main vendors with Opportunity Funds purchasing. 

• 2014: Larger lot sizes ranging from £50m to £100m+. Mixed use and sector specific 
portfolios and also the emergence of Prime, mixed use portfolios. Demand continues to 
improve. A variety of vendors and purchasers. 
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Purchaser Considerations 
Diversity and ability to add value are key considerations and potential purchasers will look at the 
sector, geography, scale, tenant mix and vacancy levels when formulating a bid. 
 
The ability to add scale to an existing platform can appeal to those already operating a mixed use 
portfolio or can present an opportunity for those looking to have immediate presence in a single 
sector. Geography adds diversity to occupational markets as well as the ability to engage with 
tenants at a portfolio level or on an asset by asset basis. 
 
Vacancy levels present opportunities for rental income and capital value growth for purchasers 
willing to actively asset manage but those portfolios with high voids and short term incomes 
require thorough due diligence before completion. 
 

Recent Transactions 
We list below recent portfolio sales: 
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14 
 

 

 

 

 

We are aware that the Styx Portfolio went under offer within seven days of being marketed. We do 
not believe this portfolio is comparable to the Jupiter Portfolio as it is a collection of industrial units 
only, is a significantly smaller lot size and each property has been managed by M7 who are 
renowned specialists in actively managing industrial portfolios.  
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Conclusion 

The acquisition of the portfolio presented the opportunity for the borrower to increase their 

platform of assets under management by c. £300m in a single transaction. The portfolio value is 

biased towards a small number of large, good quality office buildings that generally offer asset 

management opportunities associated with lease events in the short to medium term.  There is an 

opportunity to add significant value by actively managing these events and improving the WAULT 

and rental income stream.  

The remainder of the portfolio is more secondary but offers income diversification through location 

or sector as well as smaller scale asset management opportunities.  
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Valuation Report 
  

Report Date 17 September 2014 

Addressee 
(a) The Royal Bank of Scotland plc as arranger, and lender, 

Mount Street Mortgage Servicing Limited as Agent and 
Security Agent and Commonwealth Bank of Australia as 
hedging counterparty, under or in connection with the credit 
agreement with, among others, Jupiter Holdco Ltd dated 24 
September 2014 (as amended from time to time, the "Facility 
Agreement") and each of their respective transferees, 
successors, or assignees; 

 
(b) each person which becomes a party to the Facility Agreement 

or related finance documents as lender or hedging 
counterparty in accordance with the terms thereof and its 
transferees, successors, or assignees; 

 
(c) The Royal Bank of Scotland plc as lead manager and, where 

applicable, as hedging counterparty, liquidity facility provider 
or other support provider in connection with any securitisation 
or syndication of, or referable to, any loan made under the 
Facility Agreement; and 

 
(d) any other manager, note trustee and/or security trustee in 

connection with any securitisation of, or referable to, any loan 
under the Facility Agreement, 

 
(together the "Beneficiaries").  

 

For the attention of: Ellen Hastings-Jones 

The Properties  As detailed in the schedule of Capital Values below. 

Instruction To value on the basis of Market Value the Properties as at the 

valuation date in accordance with your instructions dated 20 August 

2014. 

Valuation Date 31 August 2014. 

Capacity of Valuer External. 

Purpose of Valuation Loan. 
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Market Value £318,950,000 (THREE HUNDRED AND EIGHTEEN MILLION NINE 
HUNDRED AND FIFTY THOUSAND POUNDS) exclusive of VAT, as 
shown in the Schedule of Capital Values set out below. 

We have valued the Properties individually and no account has been 
taken of any discount or premium that may be negotiated in the 
market if all or part of the portfolio was to be marketed 
simultaneously, either in lots or as a whole. 

Where a property is owned by way of a joint tenancy in a trust for 
sale, or through an indirect investment structure, our valuation 
represents the relevant apportioned percentage of ownership of the 
value of the whole property, assuming full management control. Our 
valuation does not necessarily represent the 'Market Value' (as 
defined in the Red Book) of the interests in the indirect investment 
structure through which the property is held. 

Our opinion of Market Value is based upon the Scope of Work and 
Valuation Assumptions attached, and has been primarily derived 
using comparable recent market transactions on arm’s length terms.   

Security We are of the opinion that the property interests provide suitable 
security for mortgage purposes although we have not been provided 
with the terms of the loan and cannot therefore comment on their 
suitability having regard to the nature of the Properties. 

Compliance with 
Valuation Standards 

The valuations have been prepared in accordance with the RICS 
Valuation – Professional Standards January 2014 (“the Red Book”). 

We confirm that we have sufficient current local and national 
knowledge of the particular property market involved, and have the 
skills and understanding to undertake the valuations competently.   

Where the knowledge and skill requirements of the Red Book have 
been met in aggregate by more than one valuer within CBRE Ltd, we 
confirm that a list of those valuers has been retained within the 
working papers, together with confirmation that each named valuer 
complies with the requirements of the Red Book. 

Assumptions The property details on which each valuation is based are as set out 
in this report.  We have made various assumptions as to tenure, 
letting, taxation, town planning, and the condition and repair of 
buildings and sites – including ground and groundwater 
contamination – as set out below.  

If any of the information or assumptions on which the valuation is 
based are subsequently found to be incorrect, the valuation figures 
may also be incorrect and should be reconsidered. 

Variation from standard 
Assumptions 

None 
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Verification We recommend that before any financial transaction is entered into 
based upon these valuations, you obtain verification of the 
information contained within our report and the validity of the 
assumptions we have adopted. 

We would advise you that whilst we have valued the Properties 
reflecting current market conditions, there are certain risks which 
may be, or may become, uninsurable.  Before undertaking any 
financial transaction based upon this valuation, you should satisfy 
yourselves as to the current insurance cover and the risks that may be 
involved should an uninsured loss occur. 

Valuer The Properties have been valued by a valuer who is qualified for the 
purpose of the valuation in accordance with the Red Book.  

Independence The total fees, including the fee for this assignment, earned by CBRE 
Ltd (or other companies forming part of the same group of 
companies within the UK) from the Addressee (or other companies 
forming part of the same group of companies) is less than 5.0% of 
the total UK revenues.    

Conflicts of Interest We have prepared our valuations in the knowledge that the following 
conflicts of interest exist: 

CBRE Capital Markets and Capital Advisors acted for the borrower 
on acquisition of the portfolio. 

CBRE Building Consultancy also provided advice on acquisition 

CBRE Valuation and Advisory Services provide regular valuation 
advice to the borrower for accounting and other purposes. 

We have disclosed our involvement to you. 
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Reliance This report is for the use only of the party to whom it is addressed for 
the specific purpose set out herein and no responsibility is accepted 
to any third party for the whole or any part of its contents. 

The Beneficiaries may disclose the report (and any other advice, 
letters, certificates or other documents relating to such report (without 
reliance):  

(a)  where disclosure is requested or required by any applicable 
law or regulation, by any court of competent jurisdiction or 
any competent judicial, governmental, supervisory or 
regulatory body or in connection with legal proceedings 
relating to the report;  

(b)      to any affiliates of any Beneficiary; 

(c) to their respective agents or advisers, or any of them, in 
connection with the loan and/or hedging transactions under 
or in respect of the Facility Agreement or any securitisation of, 
or referable to, any loan made under the Facility Agreement;  

(d)  to any financial institution or other entity in connection with the 
loan and/or hedging transactions under or in respect of the 
Facility Agreement, and their respective advisers;  

(e)   to future owners, or prospective purchasers, of any property 
financed under the Facility Agreement;  

(f) to the rating agencies (and their respective legal advisors) in 
connection with any securitisation of, or referable to, any loan 
made under the Facility Agreement and to investors in such 
securitisation;  

(g)  where disclosure is required by the rules of any stock 
exchange, listing authority or similar body on which their 
shares or other securities are listed; and  

(h)  to any potential transferee or assignee of any lender under the 
Facility Agreement. 

The Beneficiaries may also make reference to the information 
referred to above, and include all or part thereof, in any offering 
materials or ongoing investor reporting materials related to any 
securitisation of, or referable to, any loan made under the Facility 
Agreement. 

Our maximum liability (in contract, tort, negligence or otherwise) to 
you and any third party entitled to rely on this report, howsoever 
arising in relation to this instruction, shall in no circumstances 
exceed: 

a) £60 million.
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Publication Neither the whole nor any part of our report nor any references 
thereto may be included in any published document, circular or 
statement nor published in any way without our prior written 
approval of the form and context in which it will appear.    

Yours faithfully 

Michael Brodtman FRICS 
Executive Director 
RICS Registered Valuer 
For and on behalf of CBRE Ltd 

Peter Stoughton-Harris MRICS 
Executive Director 
RICS Registered Valuer 
For and on behalf of CBRE Ltd 

T:  020 7182 2674 T:  020 7182 2675 
E:  michael.brodtman@cbre.com E:  peter.staughton-harris@cbre.com 

Valuation & Advisory Services 
T:  020 7182 2000 
F:  020 7182 2273 
W: www.cbre.co.uk 
Project Reference: Jupiter 08.14. 
Report Version: 2014 GROUP CERT r1.dotm
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Schedule of Capital Values 

Freehold 
£ 

* Long
Leasehold 

£ 
Total 

£ 
A01 London, Friars Bridge Court 55,000,000 55,000,000 

A02 Edinburgh, Argyle House 34,850,000 34,850,000 

A03 Edinburgh, Traquair House 1,000,000 1,000,000 

A04 Newcastle, Regent Centre 4,250,000 4,250,000 

A05 Sheffield, Pennine Centre 28,000,000 28,000,000 

A06 Plymouth, The Moneycentre 4,500,000 4,500,000 

A07 Luton, Cresta House 2,150,000 2,150,000 

A08 Shrewsbury, Prospect House 1,150,000 1,150,000 

A09 Runcorn, Trident Retail & Leisure Park 20,400,000 20,400,000 

A10 Bedford, Aspects Leisure Park 2,850,000 2,850,000 

A11 Stockton on Tees, Teeside 2,000,000 2,000,000 

A13 Aberdeen, Rubislaw House 47,250,000 47,250,000 

A14 Aberdeen, Marathon House 29,000,000 29,000,000 

A15 Aberdeen, Seafield House 62,000,000 62,000,000 

A16 Bradford, Kings Road 5,000,000 5,000,000 

A17 York, Centurion Park 2,600,000 2,600,000 

A18 Mansfield, Oaktree Lane 1,350,000 1,350,000 

A19 Hull, Priory Park 13,000,000 13,000,000 

A20 Milton Keynes, Roebuck Way 1,200,000 1,200,000 

A21 Stockport, Henshaw Lane 1,400,000 1,400,000 

Total 257,300,000 61,650,000 318,950,000 

* more than 50 years unexpired
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*Re-instatement

Value £ 

A01 London, Friars Bridge Court 40,000,000 

A02 Edinburgh, Argyle House 66,500,000 

A03 Edinburgh, Traquair House 5,000,000 

A04 Newcastle, Regent Centre 80,500,000 

A05 Sheffield, Pennine Centre 122,000,000 

A06 Plymouth, The Moneycentre 30,000,000 

A07 Luton, Cresta House 18,500,000 

A08 Shrewsbury, Prospect House 8,250,000 

A09 Runcorn, Trident Retail & Leisure Park 16,250,000 

A10 Bedford, Aspects Leisure Park 15,000,000 

A11 Stockton on Tees, Teeside 13,750,000 

A13 Aberdeen, Rubislaw House 27,500,000 

A14 Aberdeen, Marathon House 29,500,000 

A15 Aberdeen, Seafield House 57,750,000 

A16 Bradford, Kings Road 7,000,000 

A17 York, Centurion Park 4,000,000 

A18 Mansfield, Oaktree Lane 1,750,000 

A19 Hull, Priory Park 15,250,000 

A20 Milton Keynes, Roebuck Way 2,850,000 

A21 Stockport, Henshaw Lane 2,500,000 

Please note that the above figures are indicative and have not been prepared by Cost Consultancy Surveyors  and are solely 
on the basis of existing information provided to us. We have not had the benefit of measuring all of the properties and where we 
have not we have used those provided to us. The figures have been prepared in line with typical cost per metre provided by 
published cost data, and adjusted in line with the information available to us. We would recommend that a formal re-
instatement valuation is undertaken.. 
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Scope of Work & Sources of Information 

Sources of Information We have carried out our work based upon information supplied to us 
by Kennedy Wilson Europe Real Estate plc, as set out within this 
report, which we have assumed to be correct and comprehensive. 

The Properties Our report contains a brief summary of the property details on which 
our valuation has been based. 

Inspections We have externally inspected all properties between 20 August 2014 
and 29 August 2014. Internal inspections where undertaken of Friars 
Bridge Court, London, Argyle House, Edinburgh, Traquair House, 
Edinburgh, The Money Centre, Plymouth, Rubislaw House, Marathon 
House and Seafield House, Aberdeen 

Areas We have measured a sample of 12  Properties. For the remainder 
we have relied upon floor areas provided. 

Environmental Matters We have been provided with copies of environmental reports 
prepared by Groundsure in respect of some of the properties.    

We have not carried out any investigations into the past or present 
uses of the Properties, nor of any neighbouring land, in order to 
establish whether there is any potential for contamination and have 
therefore assumed that none exists. 

Repair and Condition On acquisition CBRE Building Consultancy provided advice 
summarised in a Building Key Information Technical Data Sheet & 
Budget Cost Liabilities which we have reviewed. 

Town Planning We have made verbal Planning enquiries only.  Information supplied 
to us by planning officers is given without liability on their part.  We 
cannot, therefore, accept responsibility for incorrect information or 
for material omissions in the information supplied to us. 

Titles, Tenures and 
Lettings 

Details of title/tenure under which the Properties are held and of 
lettings to which they are subject are as supplied to us. We have 
reviewed draft Certificates of Title provided by your borrower’s solicitors 
as well as Overview Certificates provided by Clifford Chance and 
Brodies We have not generally examined nor had access to all the 
deeds, leases or other documents relating thereto.  Where 
information from deeds, leases or other documents is recorded in 
this report, it represents our understanding of the relevant 
documents.  We should emphasise, however, that the interpretation 
of the documents of title (including relevant deeds, leases and 
planning consents) is the responsibility of your legal adviser. 

We have not conducted credit enquiries on the financial status of any 
tenants. We have, however, reflected our general understanding of 
purchasers’ likely perceptions of the financial status of tenants. 
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Valuation Assumptions 

Capital Values Each valuation has been prepared on the basis of "Market Value", 
which is defined as:   

“The estimated amount for which an asset or liability should 
exchange on the date of valuation between a willing buyer and a 
willing seller in an arm’s-length transaction after proper marketing 
and where the parties had each acted knowledgeably, prudently 
and without compulsion.” 

The valuation represents the figure that would appear in a 
hypothetical contract of sale at the valuation date. No adjustment 
has been made to this figure for any expenses of acquisition or 
realisation - nor for taxation which might arise in the event of a 
disposal.  

No account has been taken of any inter-company leases or 
arrangements, nor of any mortgages, debentures or other charge. 

No account has been taken of the availability or otherwise of capital 
based Government or European Community grants. 

Rental Values Rental values indicated in our report are those which have been 
adopted by us as appropriate in assessing the capital value and are 
not necessarily appropriate for other purposes, nor do they 
necessarily accord with the definition of Market Rent. 

The Property Where appropriate we have regarded the shop fronts of retail and 
showroom accommodation as forming an integral part of the 
building. 

Landlord’s fixtures such as lifts, escalators, central heating and 
other normal service installations have been treated as an integral 
part of the building and are included within our valuations. 

Process plant and machinery, tenants’ fixtures and specialist trade 
fittings have been excluded from our valuations.    

All measurements, areas and ages quoted in our report are 
approximate. 

Environmental Matters In the absence of any information to the contrary, we have assumed 
that: 

(a)  the Properties are not contaminated and are not adversely 
affected by any existing or proposed environmental law; 

(b)  any processes which are carried out on the Properties which 
are regulated by environmental legislation are properly 
licensed by the appropriate authorities. 
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(c) the properties possess current Energy Performance 
Certificates (EPCs) as required under the Government’s 
Energy Performance of Buildings Directive, and that they 
have an energy efficient standard of ‘E’, or better. We would 
draw your attention to the fact that the Energy Act 2011 is 
due to come into force in England and Wales no later than 1 
April 2018 (although it may be earlier), and in Scotland, no 
earlier than April 2015. From such date, it will be unlawful 
for landlords to rent out a residential or business premise 
unless they have reached a minimum energy efficient 
standard – most likely, ‘E’ – or carried out the maximum 
package of measures funded under the ‘Green Deal’ or the 
Energy Company Obligation (ECO).  

(d)  the properties are either not subject to flooding risk or, if they 
are, that sufficient flood defences are in place and that 
appropriate building insurance could be obtained at a cost 
that would not materially affect the capital value. 

High voltage electrical supply equipment may exist within, or in 
close proximity of, the Properties.  The National Radiological 
Protection Board (NRPB) has advised that there may be a risk, in 
specified circumstances, to the health of certain categories of 
people.  Public perception may, therefore, affect marketability and 
future value of the property.  Our valuation reflects our current 
understanding of the market and we have not made a discount to 
reflect the presence of this equipment. 

Repair and Condition In the absence of any information to the contrary, we have assumed 
that: 

(a) there are no abnormal ground conditions, nor 
archaeological remains, present which might adversely affect 
the current or future occupation, development or value of the 
Properties; 

(b) the Properties are free from rot, infestation, structural or 
latent defect; 

(c) no currently known deleterious or hazardous materials or 
suspect techniques have been used in the construction of, or 
subsequent alterations or additions to, the Properties; and 

(d) the services, and any associated controls or software, are in 
working order and free from defect. 

We have otherwise had regard to the age and apparent general 
condition of the Properties.  Comments made in the property details 
do not purport to express an opinion about, or advise upon, the 
condition of uninspected parts and should not be taken as making 
an implied representation or statement about such parts. 
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Title, Tenure, Lettings, 
Planning, Taxation and 
Statutory & Local Authority 
requirements 

Unless stated otherwise within this report, and in the absence of any 
information to the contrary, we have assumed that: 

(a) the Properties possess a good and marketable title free from 
any onerous or hampering restrictions or conditions; 

(b) all buildings have been erected either prior to planning 
control, or in accordance with planning permissions, and 
have the benefit of permanent planning consents or existing 
use rights for their current use; 

(c) the Properties are not adversely affected by town planning or 
road proposals; 

(d) all buildings comply with all statutory and local authority 
requirements including building, fire and health and safety 
regulations; 

(e) only minor or inconsequential costs will be incurred if any 
modifications or alterations are necessary in order for 
occupiers of each Property to comply with the provisions of 
the Disability Discrimination Act 1995; 

(f) all rent reviews are upward only and are to be assessed by 
reference to full current market rents; 

(g) there are no tenant’s improvements that will materially affect 
our opinion of the rent that would be obtained on review or 
renewal; 

(h) tenants will meet their obligations under their leases, and are 
responsible for insurance, payment of business rates, and all 
repairs, whether directly or by means of a service charge; 

(i) there are no user restrictions or other restrictive covenants in 
leases which would adversely affect value; 

(j) where more than 50% of the floor space of a property is in 
residential use, the Landlord and Tenant Act 1987 (the “Act”) 
gives certain rights to defined residential tenants to acquire 
the freehold/head leasehold interest in the property.  Where 
this is applicable, we have assumed that necessary notices 
have been given to the residential tenants under the 
provisions of the Act, and that such tenants have elected not 
to acquire the freehold/head leasehold interest.  Disposal on 
the open market is therefore unrestricted; 
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(k) where appropriate, permission to assign the interest being 
valued herein would not be withheld by the landlord where 
required; 

(l) vacant possession can be given of all accommodation which 
is unlet or is let on a service occupancy; and 

(m) Stamp Duty Land Tax (SDLT) will apply at the rate currently 
applicable in the UK. However, we would draw your attention 
to the fact that in Scotland, SDLT will be replaced by a Land 
and Buildings Transaction Tax (LABTT) with effect from 1 April 
2015. In advance of the rates and tax bands being set for 
LABTT, we have assumed that they will be the same as for 
SDLT. 
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Portfolio
Name KW - PROJECT JUPITER FOR SPIIRE  NFA

Gross Valuation £354,720,276
Capital Costs -£18,250,390
Net Value Before Fees £336,469,886

Less Acquisition costs -£18,445,419

Net Valuation £318,024,467
Say £318,950,000

Equivalent Yield 7.0490%
True Equivalent Yield 7.3510%

Initial Yield (Deemed Rent) 6.8950%
Reversion Yield 6.8420%

Running Yields

Date Gross Rent Net Rent Annual Quarterly
31-Aug-2014 £26,710,542 £24,458,080 6.8950 % 7.2027 %
01-Sep-2014 £26,632,482 £24,380,020 6.8730 % 7.1787 %
04-Sep-2014 £26,628,882 £24,376,420 6.8720 % 7.1776 %
05-Sep-2014 £26,628,882 £24,370,975 6.8705 % 7.1759 %
06-Sep-2014 £26,608,882 £24,356,420 6.8664 % 7.1715 %
28-Sep-2014 £26,595,282 £24,237,205 6.8328 % 7.1348 %
29-Sep-2014 £26,473,352 £24,201,625 6.8227 % 7.1239 %
30-Sep-2014 £26,469,152 £24,197,425 6.8216 % 7.1226 %
01-Oct-2014 £26,320,070 £24,048,343 6.7795 % 7.0768 %
28-Oct-2014 £26,349,660 £24,072,015 6.7862 % 7.0841 %
31-Oct-2014 £26,349,659 £24,072,014 6.7862 % 7.0841 %
01-Nov-2014 £26,280,204 £24,002,559 6.7666 % 7.0628 %
01-Dec-2014 £26,279,016 £23,885,911 6.7337 % 7.0270 %
05-Dec-2014 £26,279,016 £23,879,595 6.7320 % 7.0250 %
06-Dec-2014 £26,279,016 £23,885,911 6.7337 % 7.0270 %
24-Dec-2014 £26,279,016 £23,861,546 6.7269 % 7.0195 %
25-Dec-2014 £26,158,462 £23,759,781 6.6982 % 6.9883 %
29-Dec-2014 £26,158,462 £23,734,958 6.6912 % 6.9806 %
31-Dec-2014 £26,160,123 £23,736,619 6.6916 % 6.9812 %
01-Jan-2015 £26,154,723 £23,731,219 6.6901 % 6.9795 %
18-Jan-2015 £26,238,158 £23,814,654 6.7136 % 7.0051 %
19-Jan-2015 £25,410,093 £22,986,589 6.4802 % 6.7514 %
30-Jan-2015 £25,399,093 £22,958,743 6.4724 % 6.7429 %
01-Feb-2015 £25,355,521 £22,915,171 6.4601 % 6.7296 %
01-Mar-2015 £25,341,481 £22,901,131 6.4561 % 6.7253 %
02-Mar-2015 £25,315,761 £22,875,411 6.4489 % 6.7174 %
03-Mar-2015 £25,320,561 £22,880,211 6.4502 % 6.7189 %
05-Mar-2015 £25,425,561 £22,985,211 6.4798 % 6.7510 %
18-Mar-2015 £25,415,961 £22,975,611 6.4771 % 6.7481 %
21-Mar-2015 £25,431,425 £22,991,075 6.4815 % 6.7528 %
23-Mar-2015 £25,078,225 £22,637,875 6.3819 % 6.6448 %
24-Mar-2015 £25,078,225 £22,632,725 6.3804 % 6.6432 %
25-Mar-2015 £25,007,125 £22,566,775 6.3619 % 6.6231 %
28-Mar-2015 £25,007,125 £22,529,902 6.3515 % 6.6118 %
29-Mar-2015 £25,007,125 £22,540,747 6.3545 % 6.6151 %
01-Apr-2015 £24,977,125 £22,510,747 6.3461 % 6.6060 %
31-May-2015 £24,993,137 £22,636,455 6.3815 % 6.6444 %
01-Jun-2015 £24,982,337 £22,625,655 6.3784 % 6.6411 %
22-Jun-2015 £24,982,337 £22,491,828 6.3407 % 6.6002 %
23-Jun-2015 £24,982,337 £22,625,655 6.3784 % 6.6411 %
24-Jun-2015 £24,982,337 £22,577,696 6.3649 % 6.6264 %
25-Jun-2015 £24,982,337 £22,628,280 6.3792 % 6.6419 %
30-Jun-2015 £23,440,063 £20,783,801 5.8592 % 6.0802 %
01-Jul-2015 £23,440,063 £20,655,671 5.8231 % 6.0413 %
02-Jul-2015 £23,203,063 £20,594,201 5.8058 % 6.0227 %
30-Jul-2015 £23,235,687 £20,635,112 5.8173 % 6.0351 %
10-Aug-2015 £23,243,799 £20,643,224 5.8196 % 6.0376 %

Portfolio: KW - PROJECT JUPITER FOR SPIIRE  NFA
ARGUS Valuation - Capitalisation 2.50.039
Portfolio: KW - PROJECT JUPITER FOR SPIIRE  NFA
ARGUS Valuation - Capitalisation 2.50.039
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19-Aug-2015 £23,254,799 £20,654,224 5.8227 % 6.0409 %
31-Aug-2015 £23,363,239 £21,002,421 5.9208 % 6.1466 %
01-Sep-2015 £23,413,169 £21,052,351 5.9349 % 6.1618 %
04-Sep-2015 £23,416,269 £21,055,451 5.9358 % 6.1627 %
06-Sep-2015 £23,406,560 £21,045,742 5.9331 % 6.1598 %
07-Sep-2015 £23,411,853 £21,051,035 5.9345 % 6.1614 %
20-Sep-2015 £23,224,503 £20,863,685 5.8817 % 6.1045 %
24-Sep-2015 £23,224,503 £20,857,432 5.8800 % 6.1026 %
25-Sep-2015 £23,224,503 £20,866,635 5.8826 % 6.1054 %
29-Sep-2015 £23,214,753 £20,876,150 5.8852 % 6.1083 %
30-Sep-2015 £23,218,203 £20,284,256 5.7184 % 5.9287 %
01-Oct-2015 £23,337,328 £20,285,773 5.7188 % 5.9292 %
02-Oct-2015 £23,337,328 £20,403,381 5.7520 % 5.9648 %
30-Oct-2015 £23,337,328 £20,411,941 5.7544 % 5.9674 %
01-Nov-2015 £23,402,078 £20,476,691 5.7726 % 5.9871 %
24-Nov-2015 £23,372,318 £20,446,931 5.7642 % 5.9780 %
01-Dec-2015 £23,375,418 £20,506,205 5.7810 % 5.9960 %
25-Dec-2015 £23,409,790 £20,540,577 5.7906 % 6.0064 %
29-Dec-2015 £23,409,790 £20,565,400 5.7976 % 6.0140 %
30-Dec-2015 £23,409,790 £20,867,605 5.8828 % 6.1057 %
01-Jan-2016 £23,413,390 £20,871,205 5.8838 % 6.1068 %
01-Feb-2016 £23,447,190 £20,905,005 5.8934 % 6.1170 %
01-Mar-2016 £23,461,520 £20,919,335 5.8974 % 6.1214 %
02-Mar-2016 £23,482,813 £20,990,873 5.9176 % 6.1431 %
05-Mar-2016 £23,272,813 £20,780,873 5.8584 % 6.0793 %
23-Mar-2016 £23,264,863 £20,772,923 5.8561 % 6.0769 %
24-Mar-2016 £23,264,863 £20,755,223 5.8512 % 6.0716 %
25-Mar-2016 £22,929,343 £20,450,147 5.7651 % 5.9790 %
30-Mar-2016 £22,929,343 £21,045,491 5.9330 % 6.1597 %
01-Apr-2016 £22,958,643 £21,074,791 5.9412 % 6.1686 %
18-Apr-2016 £22,937,153 £21,053,301 5.9352 % 6.1621 %
30-Apr-2016 £22,948,253 £21,064,401 5.9383 % 6.1654 %
11-May-2016 £22,751,217 £20,867,365 5.8828 % 6.1056 %
26-May-2016 £22,738,717 £20,854,865 5.8792 % 6.1018 %
31-May-2016 £22,741,709 £20,857,857 5.8801 % 6.1027 %
01-Jun-2016 £22,752,059 £20,927,493 5.8997 % 6.1238 %
16-Jun-2016 £22,713,059 £20,888,493 5.8887 % 6.1120 %
24-Jun-2016 £22,713,059 £20,860,537 5.8808 % 6.1035 %
25-Jun-2016 £22,713,059 £20,888,493 5.8887 % 6.1120 %
30-Jun-2016 £24,284,059 £22,459,493 6.3316 % 6.5903 %
12-Aug-2016 £24,236,187 £22,411,621 6.3181 % 6.5757 %
31-Aug-2016 £24,332,009 £22,546,997 6.3563 % 6.6170 %
01-Sep-2016 £24,303,787 £22,518,775 6.3483 % 6.6084 %
06-Sep-2016 £24,320,844 £22,535,832 6.3531 % 6.6136 %
18-Oct-2016 £24,153,974 £22,368,962 6.3061 % 6.5627 %
01-Nov-2016 £23,810,534 £21,687,247 6.1139 % 6.3549 %
01-Dec-2016 £23,989,234 £21,865,947 6.1643 % 6.4093 %
25-Dec-2016 £23,906,968 £21,783,681 6.1411 % 6.3842 %
29-Dec-2016 £23,939,719 £21,816,432 6.1503 % 6.3942 %
03-Mar-2017 £23,939,719 £21,846,908 6.1589 % 6.4035 %
06-Mar-2017 £23,941,219 £21,848,408 6.1593 % 6.4039 %
23-Mar-2017 £23,671,038 £21,578,227 6.0832 % 6.3217 %
24-Mar-2017 £23,640,088 £21,547,277 6.0744 % 6.3123 %
26-Mar-2017 £21,313,088 £19,220,277 5.4184 % 5.6070 %
30-Mar-2017 £21,325,087 £19,232,276 5.4218 % 5.6106 %
01-May-2017 £21,312,270 £19,219,459 5.4182 % 5.6068 %
02-Jun-2017 £21,397,687 £19,304,876 5.4423 % 5.6326 %
14-Jun-2017 £21,457,011 £19,364,200 5.4590 % 5.6505 %
25-Jun-2017 £21,458,211 £18,489,124 5.2123 % 5.3866 %
26-Jun-2017 £21,458,211 £19,365,400 5.4593 % 5.6508 %
29-Jun-2017 £21,495,994 £19,403,183 5.4700 % 5.6622 %
02-Jul-2017 £20,710,067 £18,360,597 5.1761 % 5.3480 %
15-Jul-2017 £20,805,836 £18,437,212 5.1977 % 5.3710 %
08-Aug-2017 £18,810,971 £16,055,937 4.5264 % 4.6574 %
31-Aug-2017 £18,832,571 £17,467,672 4.9244 % 5.0797 %
01-Sep-2017 £17,975,028 £16,610,129 4.6826 % 4.8229 %
25-Sep-2017 £17,976,228 £16,611,329 4.6829 % 4.8233 %
29-Sep-2017 £17,976,228 £16,637,357 4.6903 % 4.8311 %
02-Oct-2017 £17,976,228 £16,237,753 4.5776 % 4.7116 %
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05-Oct-2017 £17,995,118 £16,256,643 4.5829 % 4.7173 %
08-Nov-2017 £17,995,118 £15,495,415 4.3683 % 4.4903 %
25-Dec-2017 £18,058,598 £15,558,895 4.3862 % 4.5092 %
02-Jan-2018 £18,058,598 £15,761,740 4.4434 % 4.5696 %
08-Feb-2018 £18,058,598 £16,148,150 4.5524 % 4.6849 %
23-Feb-2018 £17,829,128 £15,751,393 4.4405 % 4.5665 %
24-Feb-2018 £17,722,377 £15,564,644 4.3879 % 4.5109 %
03-Mar-2018 £17,779,277 £15,621,544 4.4039 % 4.5278 %
05-Mar-2018 £17,947,067 £15,789,334 4.4512 % 4.5779 %
25-Mar-2018 £17,962,042 £15,793,689 4.4524 % 4.5791 %
30-Mar-2018 £17,967,951 £15,799,598 4.4541 % 4.5809 %
31-Mar-2018 £17,967,951 £15,745,458 4.4388 % 4.5648 %
01-Apr-2018 £17,947,256 £15,724,763 4.4330 % 4.5586 %
02-Apr-2018 £17,947,256 £16,124,368 4.5457 % 4.6778 %
08-May-2018 £17,947,256 £16,885,596 4.7603 % 4.9053 %
25-Jun-2018 £18,960,696 £17,899,036 5.0460 % 5.2092 %
26-Jun-2018 £18,943,000 £17,881,340 5.0410 % 5.2039 %
02-Jul-2018 £19,998,000 £18,936,340 5.3384 % 5.5214 %
01-Aug-2018 £19,998,000 £19,074,064 5.3772 % 5.5629 %
08-Aug-2018 £22,007,800 £21,083,864 5.9438 % 6.1713 %
19-Aug-2018 £21,895,800 £20,971,864 5.9122 % 6.1373 %
31-Aug-2018 £22,089,400 £21,165,464 5.9668 % 6.1961 %
25-Sep-2018 £22,132,800 £21,208,864 5.9790 % 6.2093 %
26-Sep-2018 £24,540,800 £23,616,864 6.6579 % 6.9444 %
01-Oct-2018 £24,540,800 £23,584,380 6.6487 % 6.9345 %
14-Oct-2018 £24,536,800 £23,578,218 6.6470 % 6.9326 %
18-Oct-2018 £24,663,365 £23,704,783 6.6827 % 6.9714 %
01-Nov-2018 £24,236,441 £23,478,409 6.6189 % 6.9020 %
17-Nov-2018 £23,679,846 £22,835,589 6.4376 % 6.7052 %
25-Dec-2018 £20,879,846 £20,035,589 5.6483 % 5.8534 %
26-Dec-2018 £20,858,846 £20,014,589 5.6424 % 5.8471 %
03-Feb-2019 £20,933,068 £20,088,811 5.6633 % 5.8696 %
17-Feb-2019 £20,933,068 £19,918,948 5.6154 % 5.8181 %
03-Mar-2019 £20,979,943 £19,965,823 5.6286 % 5.8323 %
29-Mar-2019 £21,138,365 £20,124,245 5.6733 % 5.8803 %
14-Apr-2019 £21,138,365 £20,125,512 5.6736 % 5.8807 %
17-May-2019 £21,138,365 £20,211,737 5.6979 % 5.9068 %
24-May-2019 £21,160,775 £20,234,147 5.7043 % 5.9136 %
26-May-2019 £21,127,183 £20,200,555 5.6948 % 5.9034 %
23-Jun-2019 £21,913,558 £20,986,930 5.9165 % 6.1419 %
25-Jun-2019 £22,005,934 £21,079,306 5.9425 % 6.1700 %
14-Jul-2019 £22,005,934 £21,080,201 5.9428 % 6.1702 %
17-Aug-2019 £22,005,934 £21,250,064 5.9907 % 6.2219 %
25-Sep-2019 £22,047,034 £21,291,164 6.0022 % 6.2343 %
29-Sep-2019 £22,085,139 £21,329,269 6.0130 % 6.2459 %
28-Oct-2019 £22,119,122 £21,356,456 6.0206 % 6.2542 %
17-Nov-2019 £22,567,522 £21,804,856 6.1471 % 6.3907 %
23-Nov-2019 £22,567,522 £21,874,883 6.1668 % 6.4120 %
24-Nov-2019 £22,567,522 £21,908,365 6.1762 % 6.4222 %
25-Nov-2019 £22,556,653 £21,897,496 6.1732 % 6.4189 %
01-Dec-2019 £23,424,565 £22,765,408 6.4178 % 6.6838 %
17-Dec-2019 £23,424,565 £22,765,403 6.4178 % 6.6838 %
18-Dec-2019 £23,409,613 £22,750,451 6.4136 % 6.6792 %
24-Dec-2019 £23,409,613 £22,737,951 6.4101 % 6.6754 %
25-Dec-2019 £23,390,279 £22,749,006 6.4132 % 6.6788 %
01-Jan-2020 £23,864,728 £23,223,455 6.5470 % 6.8239 %
14-Jan-2020 £23,868,728 £23,227,455 6.5481 % 6.8251 %
23-Feb-2020 £23,868,728 £23,324,715 6.5755 % 6.8549 %
24-Feb-2020 £23,868,728 £23,371,225 6.5886 % 6.8692 %
21-Mar-2020 £23,886,656 £23,389,153 6.5937 % 6.8746 %
24-Mar-2020 £23,886,656 £23,346,737 6.5817 % 6.8617 %
25-Mar-2020 £23,886,656 £23,389,153 6.5937 % 6.8746 %
29-Mar-2020 £23,898,056 £23,400,553 6.5969 % 6.8781 %
01-May-2020 £24,241,616 £23,744,113 6.6938 % 6.9835 %
25-Jun-2020 £24,309,316 £23,811,813 6.7128 % 7.0042 %
26-Jun-2020 £24,325,016 £23,827,513 6.7173 % 7.0090 %
10-Aug-2020 £24,216,904 £23,719,401 6.6868 % 6.9759 %
19-Aug-2020 £24,296,481 £23,798,978 6.7092 % 7.0003 %
01-Sep-2020 £24,306,071 £23,808,568 6.7119 % 7.0032 %
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REPORT Summary Valuation CBRE Citrix IT Services

Report Date 24 September 2014
Valuation Date 31 August 2014

23-Sep-2020 £24,314,271 £23,816,768 6.7142 % 7.0057 %
28-Sep-2020 £24,322,771 £23,825,268 6.7166 % 7.0083 %
01-Oct-2020 £24,335,971 £23,925,092 6.7448 % 7.0390 %
01-Nov-2020 £24,521,994 £24,111,115 6.7972 % 7.0961 %
24-Nov-2020 £24,521,994 £24,111,120 6.7972 % 7.0961 %
25-Nov-2020 £24,532,863 £24,121,989 6.8003 % 7.0994 %
16-Dec-2020 £24,571,863 £24,160,989 6.8113 % 7.1114 %
17-Dec-2020 £24,571,863 £24,160,994 6.8113 % 7.1114 %
18-Dec-2020 £24,585,266 £24,174,397 6.8151 % 7.1155 %
21-Dec-2020 £24,503,266 £24,092,397 6.7919 % 7.0903 %
25-Dec-2020 £24,543,113 £24,132,244 6.8032 % 7.1026 %
01-Jan-2021 £24,543,112 £24,132,243 6.8032 % 7.1026 %
19-Jan-2021 £24,877,512 £24,466,643 6.8974 % 7.2054 %
02-Mar-2021 £24,890,012 £24,479,143 6.9010 % 7.2092 %
18-Mar-2021 £24,893,762 £24,482,893 6.9020 % 7.2104 %
24-Jun-2021 £24,612,512 £24,201,643 6.8227 % 7.1239 %
19-Jul-2021 £24,599,932 £24,189,063 6.8192 % 7.1200 %
23-Aug-2021 £24,769,632 £24,358,763 6.8670 % 7.1722 %
24-Aug-2021 £24,853,332 £24,442,463 6.8906 % 7.1979 %
31-Aug-2021 £25,828,507 £25,417,638 7.1655 % 7.4983 %
06-Sep-2021 £25,807,214 £25,396,345 7.1595 % 7.4917 %
20-Sep-2021 £25,958,414 £25,547,545 7.2022 % 7.5384 %
25-Dec-2021 £26,028,414 £25,603,545 7.2180 % 7.5557 %
02-Mar-2022 £26,028,414 £25,596,955 7.2161 % 7.5537 %
03-Mar-2022 £26,010,624 £25,585,755 7.2129 % 7.5502 %
18-Apr-2022 £26,027,824 £25,602,955 7.2178 % 7.5555 %
11-May-2022 £26,091,424 £25,666,555 7.2357 % 7.5752 %
26-May-2022 £26,102,624 £25,677,755 7.2389 % 7.5786 %
21-Jun-2022 £26,171,556 £25,746,687 7.2583 % 7.5999 %
10-Aug-2022 £26,279,668 £25,854,799 7.2888 % 7.6333 %
12-Aug-2022 £26,293,568 £25,868,699 7.2927 % 7.6376 %
01-Sep-2022 £26,300,298 £25,875,429 7.2946 % 7.6397 %
01-Oct-2022 £26,320,600 £25,895,731 7.3003 % 7.6460 %
05-Oct-2022 £26,361,674 £25,936,805 7.3119 % 7.6587 %
24-Mar-2023 £26,377,174 £25,952,305 7.3163 % 7.6635 %
01-May-2023 £26,385,314 £25,960,445 7.3186 % 7.6660 %
24-Jun-2023 £26,228,814 £25,803,945 7.2744 % 7.6176 %
06-Sep-2023 £26,250,107 £25,825,238 7.2805 % 7.6242 %
25-Dec-2023 £29,050,107 £28,625,238 8.0698 % 8.4938 %
03-Feb-2024 £29,136,153 £28,711,284 8.0941 % 8.5207 %
03-Mar-2024 £29,153,943 £28,729,074 8.0991 % 8.5263 %
26-Jun-2024 £29,164,643 £28,739,774 8.1021 % 8.5296 %
02-Aug-2024 £28,247,075 £27,822,206 7.8434 % 8.2435 %
19-Aug-2024 £28,243,175 £27,818,306 7.8423 % 8.2423 %
29-Sep-2024 £28,197,349 £27,772,480 7.8294 % 8.2281 %
28-Oct-2024 £28,206,747 £27,779,999 7.8315 % 8.2304 %
25-Dec-2024 £28,288,025 £27,861,277 7.8544 % 8.2557 %
01-Jan-2025 £28,838,042 £28,411,294 8.0095 % 8.4271 %
26-May-2025 £28,851,442 £28,424,694 8.0133 % 8.4313 %
24-Jun-2025 £29,142,224 £28,715,476 8.0952 % 8.5220 %
30-Jul-2025 £28,979,600 £28,552,852 8.0494 % 8.4712 %
31-Aug-2025 £28,882,360 £28,475,060 8.0275 % 8.4470 %
25-Dec-2025 £28,928,553 £28,521,253 8.0405 % 8.4614 %
19-Jan-2026 £28,941,133 £28,533,833 8.0440 % 8.4653 %
02-Mar-2026 £28,855,716 £28,448,416 8.0200 % 8.4387 %
31-Aug-2026 £28,952,956 £28,526,208 8.0419 % 8.4629 %
29-Sep-2026 £29,033,409 £28,606,661 8.0646 % 8.4880 %
02-Nov-2026 £29,462,482 £29,035,734 8.1855 % 8.6221 %
30-Jan-2027 £29,625,106 £29,198,358 8.2314 % 8.6729 %
02-Jun-2027 £29,710,523 £29,283,775 8.2555 % 8.6996 %
24-Jun-2027 £29,761,217 £29,334,469 8.2697 % 8.7155 %
03-Feb-2029 £29,134,939 £28,708,191 8.0932 % 8.5197 %
29-Sep-2029 £28,813,417 £28,386,669 8.0026 % 8.4194 %
28-Oct-2029 £28,515,252 £28,148,137 7.9353 % 8.3450 %
25-Dec-2029 £27,923,673 £27,556,558 7.7685 % 8.1609 %
01-Jan-2030 £26,620,385 £26,253,270 7.4011 % 7.7566 %
28-Feb-2030 £26,430,227 £26,063,112 7.3475 % 7.6977 %
21-Mar-2030 £26,299,743 £25,932,628 7.3107 % 7.6574 %
03-Aug-2030 £26,429,785 £26,062,670 7.3474 % 7.6976 %
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REPORT Summary Valuation CBRE Citrix IT Services

Report Date 24 September 2014
Valuation Date 31 August 2014

25-Dec-2030 £26,223,601 £25,856,486 7.2893 % 7.6338 %
28-Feb-2031 £26,408,109 £26,040,994 7.3413 % 7.6909 %
29-Mar-2031 £26,577,946 £26,210,831 7.3892 % 7.7434 %
25-Jun-2031 £26,930,206 £26,563,091 7.4885 % 7.8525 %
21-Sep-2031 £27,012,910 £26,645,795 7.5118 % 7.8781 %
28-Oct-2031 £27,181,870 £26,780,963 7.5499 % 7.9200 %
25-Dec-2031 £27,161,870 £26,760,963 7.5442 % 7.9138 %
03-Feb-2032 £27,417,412 £27,016,505 7.6163 % 7.9931 %
15-Jul-2032 £27,162,028 £26,812,197 7.5587 % 7.9297 %
17-Oct-2032 £27,162,028 £27,024,197 7.6185 % 7.9955 %
20-Dec-2032 £26,951,628 £26,813,797 7.5591 % 7.9302 %
17-May-2033 £26,606,628 £26,468,797 7.4619 % 7.8233 %
15-Jul-2034 £26,862,012 £26,673,105 7.5195 % 7.8866 %
31-Jul-2034 £26,862,012 £26,649,970 7.5130 % 7.8794 %
20-Dec-2034 £27,000,826 £26,788,784 7.5521 % 7.9225 %
31-Jul-2035 £27,000,826 £26,811,919 7.5586 % 7.9296 %
25-Jun-2036 £27,011,926 £26,823,019 7.5617 % 7.9331 %
24-Jun-2061 £27,011,925 £26,823,018 7.5617 % 7.9331 %
25-Dec-2139 £26,067,388 £26,067,388 7.3487 % 7.6991 %
20-Oct-3005 £24,270,094 £24,270,094 6.8420 % 7.1449 %

Yields based on £354,720,276
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File/Ref Property Net Rent ERV Gross Value Net Value Say Value Eq Yld True Eq Yld Init Yld Revn Yld
A01 Friars Bridge Court,Blackfriars Road,London,SE1 8NZ £2,291,003 £3,581,966 £64,769,233 £53,993,545 £55,000,000 4.957 % 5.099 % 3.941 % 6.162 %
A02 Argyle House,Edinburgh,EH3 9DR £2,163,000 £2,030,000 £36,847,391 £34,827,402 £34,850,000 5.750 % 5.968 % 5.870 % 5.509 %
A03 Traquair House,Edinburgh,E12 7BA £353,200 £252,444 £1,167,156 £1,005,945 £1,000,000 17.000 % 18.615 % 30.262 % 21.629 %
A04 Regent Centre                 ,Newcastle £343,461 £2,060,775 £4,771,034 £4,261,693 £4,250,000 14.364 % 14.933 % 7.199 % 43.193 %
A05 Pennine Centre,Sheffield,S1 3RF £2,800,000 £2,800,000 £29,582,434 £27,960,712 £28,000,000 7.380 % 7.687 % 9.465 % 9.465 %
A06 The Moneycentre,Drakes Circus,Plymouth,PL1 1QH £774,227 £700,682 £4,923,861 £4,583,044 £4,500,000 10.346 % 10.921 % 15.724 % 14.230 %
A07 Cresta House,Luton,LU1 2PU £425,182 £487,035 £2,426,077 £2,176,416 £2,150,000 12.221 % 12.889 % 17.525 % 20.075 %
A08 Prospect House,Shrewsbury,SY3 7NR £154,436 £234,710 £1,327,013 £1,172,283 £1,150,000 12.822 % 13.679 % 11.638 % 17.687 %
A09 Trident Retail & Leisure Park,Runcorn,WA7 2FQ £2,145,420 £1,714,762 £21,784,638 £20,518,264 £20,400,000 9.089 % 9.691 % 9.848 % 7.871 %
A10 Aspects Leisure Park,Bedford,MK41 9LN £547,805 £944,537 £3,024,898 £2,840,921 £2,850,000 23.381 % 27.062 % 18.110 % 24.980 %
A11 Teesside,Stockton on Tees £284,625 £445,320 £2,565,860 £2,114,197 £2,000,000 14.054 % 15.279 % 11.093 % 17.356 %
A13 Rubislaw House,Aberdeen,AB15 6FZ £2,978,822 £2,700,000 £50,488,384 £47,269,415 £47,250,000 6.137 % 6.395 % 5.900 % 5.348 %
A14 Marathon House,Aberdeen,AB15 6FZ £2,327,000 £2,408,000 £32,668,593 £29,054,247 £29,000,000 6.750 % 7.024 % 7.123 % 7.371 %
A15 Seafield House,Aberdeen,AB15 6FZ £5,102,749 £5,115,212 £72,384,232 £61,681,664 £62,000,000 6.600 % 6.865 % 7.050 % 7.067 %
A16 Dixon,Kings Road,Bradford,BD2 1NR £360,698 £361,598 £5,288,628 £4,998,704 £5,000,000 7.183 % 7.532 % 6.820 % 6.837 %
A17 Dixon,Centurion Park,York,YO30 4XG £190,158 £184,508 £2,750,808 £2,600,008 £2,600,000 6.683 % 6.976 % 6.913 % 6.707 %
A18 Dixon,Oaktree Lane,Mansfield £97,092 £82,704 £1,445,265 £1,366,035 £1,350,000 7.418 % 7.826 % 6.718 % 5.722 %
A19 Dixon,Priory Park,Hull,HU4 7DY £801,890 £652,130 £13,753,966 £12,999,968 £13,000,000 6.461 % 6.776 % 5.830 % 4.741 %
A20 Dixon,Roebuck Way,Milton Keynes £176,210 £128,084 £1,269,603 £1,200,002 £1,200,000 14.431 % 15.954 % 13.879 % 10.089 %
A21 Dixon,Henshaw Lane,Stockport £141,102 £127,458 £1,481,203 £1,400,003 £1,400,000 9.926 % 10.628 % 9.526 % 8.605 %

£24,458,080 £27,011,925 £354,720,276 £318,024,467 £318,950,000
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Part III – Individual  Property Reports  



A01 London, Friars Bridge Court 

1.



Key Statistics

Market Value: £55,000,000 Current Gross Rent (pa): £2,291,003

MV per sq ft £560.00 Current Net Rent (pa): £2,291,003

Initial yield: 3.94% Market Rent (pa): £3,581,966

Reversionary yield: 6.16% MR per sq ft £36.62

Equivalent Yield 4.96% Total Irrecoverable Costs £1,221,652

Est. Capital Expenditure £7,644,063 incl letting fees Void Assumption 12  + 15 

WAULT to Break 2.19 Years Vacancy Rate (by ERV) 4.99%

Inspected by: Charlotte Low MRICS Title Documentation Partial

Date of Inspection 21st August 2014 Prepared by: Herbert Smith Freehills Undated

Tenure Freehold Structural Survey Yes

Details if leasehold: Prepared by: CBRE Ltd 02-May-14

Environmental Report Included in Building Survey Summary

Prepared by: CBRE Ltd 02-May-14

Jupiter Portfolio - A01

Friars Bridge Court, Blackfriars Road, London SE1 8NZ

Market Value Market Rent

General Information Provided



Jupiter Portfolio - A01
PROPERTY DESCRIPTION

Sq m

 8,721.4 

 552.5 

 9,273.9 

Use Type/Floor/Area

Total  99,824 

Sq ft

 93,877 

 5,947 

Location & Situation Friars Bridge Court is located in the London Borough of Southwark within the Central London 

postcode of SE1.   While the majority of Southwark is residential in character, the circa 1km strip 

along the River Thames between London Bridge and Waterloo stations is far more mixed. This is 

an area dominated by commercial premises, albeit interspersed with an increasing number of 

residential premises as well as tourist amenities and leisure and healthcare uses. The Southbank 

sub-market is home to the iconic Shard and The Place developments, the More London and 

Bankside office estates, Guy’s Hospital, the Shakespeare’s Globe theatre and the Tate Modern 

art gallery. 

In the short to medium term, notable developments in the area include GPE’s 240 Blackfriars 

Road office scheme, the residential One Blackfriars and Southbank Tower schemes, Deerbrook’s 

Sea Containers House redevelopment and a high end 470 bed student accommodation tower 

scheme next to the Shard, known as The Quill.  Notable occupiers within the vicinity are from a 

range of sectors and include architecture firms DLG Architects and Allies & Morrison, whilst 

tenants in the Blue Fin (IPC Media) and Harlequin (ATG Media, WTCC and Maris Interiors) 

buildings are predominantly TMT firms. RBS also have a major London campus at Bankside 2 & 

3 adjacent to the Blue Fin, and Transport for London occupy the 300,000 sq ft Palestra building 

on Blackfriars Road. However, the majority of local occupiers remain small service, professional 

and TMT sector firms reflecting the generally small scale of the local office stock. 

The property is situated on the west side of Blackfriars Road on its corner with Meymott Street 

and a short distance from The Cut. Transport links are good, with Southwark London 

Underground station circa 160m to the north, and Waterloo National Rail and London 

Underground stations circa 800m to the west. 

Description Friars Bridge Court was constructed in 1991 and comprises 99,824 sq ft of office 

accommodation over basement, ground and 1st to 8th floors. 

The property is of frame construction with a mixture of glazed elevations and curtain walling to 

the façade. Access to all floors (including the basement) is provided by four 13 persons (1000 

kg) Kone passenger lifts and there is a goods lift located at the rear. There are 9 car parking 

spaces which are located at ground floor level and are accessed via Columbo Street.  There is a 

disabled WC located on the ground floor and male and female WCs on the upper floors. 

Internally the property is fitted with metal perforated suspended ceilings, raised carpeted floors 

with floor boxes and floor to ceiling glazing on the majority of the elevations providing good 

natural light throughout.   We understand the reception has recently been refurbished and that 

some of the office floors have been refurbished over the last two years albeit those that have not 

are in a tired condition and would require refurbishment.  Fan pipe air conditioning is provided 

on all floors.  

Accommodation

Ground to 8th Floor Offices

Basement Storeage & 

Offices 
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CONDITION, REPAIR & STATUTORY

Planning Considerations

Environmental Considerations

The property is located within the London Borough of Southwark.  The planning policy for the 

London Borough of Southwark is contained with the documents of the Local Development 

Framework (LDF). The document includes the Southwark Core Strategic Plan 2011 which was 

adopted on 6th April 2011, along with the saved policies of the Southwark Plan (Unitary 

development plan adopted on 28th July 2007, with saved policies from July 2010) and the 

London Plan 2008. Some of the saved policies of the Southwark Plan have now been 

superseded by policies within the Strategic Plan. Furthermore the LDF contains various other 

Statutory Plan Documents (SPDs) such as the Proposals Map; together with numerous 

Supplementary Planning Documents (SPDs) which provide more detailed guidance on 

specific planning policy issues. 

The property is not listed or situated within a conservation area. 

As far as we are aware there are no outstanding planning applications in relation to the 

property. 

CBRE's Building Surveyors carried out a review of the building and M&E in May 2014.  

Overall the structure and fabric of the property is generally considered to be in good 

condition but with some items of backlog maintenance now due. Overall the M&E is 

considered to be in fair condition with the building plant generally approaching the end of its 

economic life,  requiring life cycle replacement in the short to medium term. There are a 

number of central plant items in poor condition and their whole replacement is 

recommended with the inclusion of additional energy reducing plant. 

Key items of expenditure include the following:

* £5,090,000 for refurbishment works for 50,000 sq ft of space. The costs include works to

cladding, works to internal finishes, works to reception, lifts, air-conditioning and lighting.

* Costs of £9,103,450 have been provided for infill of stepped balconies and possible

conversion of the annex to residential which have not been included in our valuation.

*£622, 087 of works have been identified which can be recovered from the service charge. 

We have not been provided with service charge information and understand there are caps 

on some of the leases. For the purpose of our valuation we have assumed there is currently 

no shortfall to the landlord.

The site was flat and comprised an office building which is bounded by Meymott Street to the 

south,  Colombo Street to the west and north and Blackfriars Road to the east. At the time of 

inspection the site appeared to be in good condition. 

CBRE Building Surveyors have carried out an Environmental Survey which states that the site 

is considered suitable for the present use and environmental setting and that it is unlikely that 

any issues will arise as a liability/cost for the owner of the site which could have an impact on 

the value or future saleability of the asset.  No significant potential sources of residual soil or 

groundwater contamination have been identified on site.   Furthermore, whilst the potential 

for residual off site-soil and groundwater contamination cannot be completely discounted, in 

terms of the current commercial use of the site the overall environmental risk is considered to 

be low. 

We have reviewed the Groundsure screening and Floodview search report which states that 

the property is in an area with a moderate-high risk of flooding. Overall the report considers 

that the property represents Acceptable Banking Security from an environmental risk 

perspective. The report recommends that the borrower should ensure that building's 

insurance can be obtained at reasonable cost. Our valuation assumes that this is the case.

Repair

Site Condition



Jupiter Portfolio - A01
Rateable Value The 2010 Rating List entry for the property is  £1,758,925 per annum.  We were unable to 

find a rating assessment for the 6th and 7th floors and we suspect that it could be assessed 

for rating purposes as part of South West Trains larger operational facilities. 

The Uniform Business Rate for the year 2014/2015 is 48.2 p per pound rateable value There 

is an additional 2 p levy for Crossrail payable for rateable values over £55,000 per annum 

for properties within London.   
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TENURE & TENANCIES

Tenure

Details

Principal 

Tenancy
Item

Demise

Tenant

Guarantor

Term

Rent (as varied)

Rent Review

Repairs

Permitted Use

Insurance

Alienation

Alterations

Other / Any 

Onerous 

Provisions

TENANT COVENANT

Details

Part Ground Floor, Third and Fourth Floors of the Property.

The property is multi-let to 9 tenants on 11 leases. The AWUT unexpired term until breaks is 2.19 years 

(excluding South West Trains tenant option to break on 31 August 2014) and 4.74 years until lease expiry. 

London South Eastern Railway Limited and South West Trains represent 28.8% and 24.3% by income. 

N/A

N/A

The tenant is to keep the premises in good and substantial repair and condition and is obliged 

to decorate as "reasonably necessary".

5 years and 6 days from 25 March 2011, expiring 31 March 2016

£625,000 per annum 

London and South Eastern Railway Limited have a D&B Rating of 4A1 based on a tangible net worth of circa £34 million and 

represents a minimum risk of business failure with a maximum credit of £12.6 million. 

South West Trains Limited have been given a D&B rating of 4A4 based on a tangible net worth of circa £16.7 million and 

represents a high risk of business failure. Guarantees are advised.

Although we reflect our general understanding of the status of the tenants, we are not qualified to advise you on

their financial standing. Based on the information available to us, we have formed the view that the investment market  would 

regard that the tenants at Friars Bridge Court to offer reasonable to good covenant status. 

The permitted use is as offices. 

The landlord is to insure the premises against the insured risks to the full reinstatement value 

against three years loss of rent.  The tenant is required to pay the landlord a proportion of the 

insurance premium.

The tenant is permitted to underlet a permitted part (being part of the ground floor or the whole 

of the third or fourth floors) at a rent not lower than the greater of market rent and the passing 

rent.

Assignment of the whole is permitted save that it must be for a fixed term of not more than 4 

years.  There is no condition requiring any guarantor of the tenant to guarantee the tenant's 

obligations in the AGA.

Non structural alterations are prohibited excepted for alterations in relation to the electrical 

installation, water supply, sanitary apparatus, central heating, air conditioning system or other 

services with Landlord's consent (not to be unreasonably withheld).

There is a tenant break on 1 April 2012 and every anniversary of this date on 6 months written 

notice and only in the event the tenant loses its franchise agreement to carry out its business. 

London and South Eastern Railway Limited

We have had sight of an undated draft Certificate of Title prepared by Herbert Smith Freehills LLP, which states that 

the property is held Freehold (under Title Number TGL16448).

There are various benefits relating to the development of adjoining land which no longer apply as the development 

has completed. There are also a number of encumbrances relating to the same development which, again no 

longer apply. Virgin Media Limited have been granted rights relating to telecommunications equipment installed at 

the property. An indemnity is in place if Virgin breach the terms of the agreement.
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OCCUPATIONAL MARKET & RENTAL ANALYSIS

INVESTMENT MARKET COMMENTARY

The Southbank occupational market is currently strong with take up consistently above the 10 year average of 0.2 m sq ft over 

the past 12 months. In Q2, take up stood at 0.3 m sq ft, helping increase the 12 month rolling total to 1.6 m sq ft which is the 

highest level since 2007.  Take up in Q2 was supported by 4 deals over 20,000 sq ft compared to 3 in the previous quarter. 

The most significant deal of the quarter was HowardKennyFsi's relocation from Mayfair to 1 London Bridge, taking 54,600 sq ft. 

It is anticipated that in the short term the momentum in the occupational market will continue as "under offers" more than 

doubled over the quarter to reach 0.5 m sq ft, more than twice the 10 year average.  The high level of take up has eroded 

supply, causing availability to fall in each quarter over the past 12 months. In Q2, availability fell by 28% to 0.9 m sq ft 

reflecting an availability rate of 4.8%. The majority of availability was made up of new completed space at 0.7 m sq ft, of which 

The Shard accounted for 0.4 m sq ft. 

A total of 0.5 m sq ft of new development completed in the first half of 2014, with no new  development expected in the second 

half of the year. Despite this, completion levels in 2014 exceeded the 20 year average of 0.3 m sq ft.

Prime Southbank rents, reflective of More London, increased by 5.0% over the quarter to £52.50 per sq ft. It is expected that 

rental growth will continue in this market on the back of sustained strong demand which is anticipated to carry into 2015, 

although rents are forecast to increase at a slightly lower rate.  In addition prime rents will also benefit from new development 

which will not only improve the quality of the office stock, but will further enhance Southbank as an office location.  

The comparable evidence detailed in the attached schedule show that rents between £27.50 and £51 per sq ft have been 

achieved for a mix of refurbished and newly developed office accommodation in this submarket. We would consider the lettings 

at 49 Southwark Bridge Road to provide the best evidence. Having regard to this we have adopted an estimated rental value of 

between £32.50 - £42.50 for refurbished accommodation. 

The central London investment market has experienced high levels of demand. Transaction levels have recovered from a slow 

start to the year, boosted by replenished stock and increased activity from Asian Investors meaning that transaction volumes for 

the first half of 2014 was £6.7 billion.  It is expected that the second half of the year will follow at a similar level, following a 

significant increase in supply which rose to £4.7 billion. 

The recovery in the leasing market has increased UK funds and institutions' appetite for risk, particularly for assets with shorter 

term income streams and development opportunities, which are attracting premiums due to the strong forecast and rental 

growth in 2014 and 2015.  Overseas investors however accounted for the majority of investment in Q2 at 69% of the total. The 

proportion of domestic investors fell from 54% in Q1 to 28% in Q2. Of these, UK Property Companies accounted for 15% of 

investment volumes.
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Valuation Methodology - Market Value

SWOT ANALYSIS

* Opportunities to improve income profile through

refurbishment of floors on lease expiry or through 

rent reviews and regears to existing tenants. 

* Lease expiry profile is well placed to benefit from

the rental growth prospects within this submarket. 

* Potential to  convert the annex to residential albeit

we consider this to be unlikely as the SPD favours 

employment use and demand is currently strong. 

* Impending lease expiries could result in voids and capital

expenditure. 

* Appetite for assets with short to medium term asset

management opportunities is currently high due to positive 

occupational market sentiment, although this could change if 

the market was to weaken.

* Typically the occupier base for comparable small buildings

in this location will be low to medium strength companies. 

We have valued the property adopting the equivalent yield valuation approach as this investment essentially provides income 

and an income growth opportunity to a purchaser. This method involves the capitalisation of the rental income or forecast 

income at a capitalisation calculated with reference to investment transactions within the market.  Our valuation is based on the 

following assumptions:

* A total current income (based on the tenancy information provided) of £2,285,093 pa (£22.89 per sq ft overall).

* A total ERV of £3,593,884 pa (£36.00 per sq ft overall) which reflects headline refurbished rents between £32.50 - £42.50

per sq ft and unrefurbished rents £28.50 - £37.50 per sq ft.

* Assumed that Stagecoach South West Trains and South West Trains have not operated their tenant break options on the Annex

and 6th & 7th Floors dated 31/08/2014. We understand from the lease summaries that there is a 2 month and 6 month rent 

free period respectively and assumed that the income is topped up on these floors. 

* Assumed Campbell Reith Hill do not operate their tenant  option to break dated 23/3/2017 and that they receive a 9 month

rent free period which we have assumed is topped up. 

* Our valuation allows for a 12 month current or expiry void and an average 15 month rent free period.

* We have adopted refurbishment costs of £75.00 per sq ft plus £15 per sq ft for dilapidations together with void costs including

empty rates and service charge and letting fees at 15%. 

* We have adopted an equivalent yield of circa 5.0%.

This results in a value of £55,000,000 which reflects an NIY of 3.93%, EY of 4.96%, RY of 6.16% and capital value of £560 per 

sq ft.

* While the property is located within the SE1 postcode, it is

not in a prime Southbank location, which is concentrated on 

the area close to the River Thames between London Bridge 

and Blackfriars Bridge. 

* The property offers basic Grade A office accommodation,

and is rather tired in appearance resulting in significant 

capital expenditure being required prior to re-letting.

Strengths Weaknesses

Opportunities Threats

* The building is held Freehold.

* Located with the Southbank market, which is an

improving Central London submarket. There is 

significant development in the vicinity, and strong 

rental growth is forecast over the medium term in this 

market. 
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MARKETABILITY & DISPOSAL

Suitability for Security

Timescale for Disposal 0 - 3 months.

Marketability: As a central London asset which is considered reversionary and benefits from a short to 

medium term income profile with asset management opportunities we consider that the 

property would appeal to UK property companies or funds. 

Appendix 1) Tenancy Schedule

2) Detailed Valuation printout

The dynamics of the property are such that it is considered as good security for loan purposes.



Unit Tenant Name Tenant Use
Area 

(sq. ft.)
Lease Start Lease Expiry Effective Break Break Type Next Review Current Rent (pa)

Part of the Building Vacant Office 5,499

Part  Grd, 3rd  and 4th floors London and South Eastern Railway Ltd Office 25,336 25/03/2011 24/03/2016 02/04/2015 Tenant 625,000£  

Part Ground Floor Partners Occupational Medical Services Office 1,152 25/03/2011 24/03/2021 25/03/2017 Tenant 25/03.2016 29,640£  

Part Basement Archive Storage Space Stagecoach Technology Limited Storage 622 05/10/2012 29/03/2017 5,909£  

Part Basement Archive Storage Space The Brooke Hospital for Animals Storage 379 05/10/2012 04/10/2022 05/10/2017 Tenant -£  

Part 2nd Floor Reevoo Ltd Office 8,968 13/12/2012 12/12/2022 23/03/2017 Tenant 232,513£  

Part 2nd Floor Fundraising Innovation Limited Office 3,655 13/11/2013 12/11/2023 23/03/2017 Tenant 100,584£  

Part 1st Floor Stagecoach Technology Limited Office 2,892 30/03/2012 29/03/2017 76,082£  

Part 1st Floor Campbell Reith Hill Office 5,851 29/06/2012 28/06/2017 23/03/2017 Tenant 152,375£  

Annex Stagecoach South West Office 5,832 05/06/2013 31/08/2017 31/08/2014 Tenant 96,343£  

8th Floor Fleet Street Publications Ltd Office 7,365 03/10/2011 02/10/2021 23/03/2017 Tenant 189,528£  

6th and 7th Floors Stagecoach South West Trains Limited Office 19,365 25/03/2011 31/08/2017 31/08/2014 Tenant 430,342£  

5th Floor The Brooke Hospital for Animals Office 10,908 05/10/2012 04/10/2022 05/10/2017 Tenant 352,686£  

97,824 2,291,002£  

Jupiter Portfolio 
Friars Bridge Court, Blackfriars Road, London SE1 8NZ - Tenancy Schedule



Rent Agreed £pa

(£ psf)

£1,228,641 15 years More prominent location

£51.00 24 months RF
Newly developed Grade A 

building.

Break in 10th year

£137,175 10 years Subject property

£37.50 Break in 3rd year Subject property

£1,026,180 10 years

Prominent building with River 

frontage located close to London 

Bridge.
£45.00 21 months RF

No breaks or rent 

reviews

Lettings between £40.00 - £46.00 

per sq ft between August 2013 and 

March 2014. Would expect 

refurbished rents in the late £30s - 

early £40s in the subject property to 

reflect its location. 

Grade B building which has been 

comprehensively refurbished. 01/05/2014
Part 2nd Floor, Cottons Centre, 

Hays Lane, London SE1
22,804 OML

Transaction Type Term & Incentives How Comparable

Jupiter Portfolio
Friars Bridge Court, Blackfriars Road, London SE1 8NZ - Occupational Comparables

CommentsAddress Date Floor Area (sq ft)

Part 2nd Floor, Friars Bridge 

Court, London SE1
30/11/2013 3,658 OML

Provides an indication of rental levels 

for second hand accommodation. 

On refurbishment we would expect a 

higher rent to be achieved.

4th and 5th floor, 240 

Blackfriars Road, London SE1
01/08/2014 24,091 OML

On the basis of a £75 per sq ft 

refurbishment we would expect the 

subject property to achieve a lower 

level of headline rent. 



Floor Area Passing Rent

(sq ft) £ pa
Multi-let to ATG Media, Zoopla, 

Retail let to ITSU and one vacant 

floor (topped up at sale) with an 

average unexpired term of 10 

Also multi-let to a 

range of tenants. 

10 years unexpired
Longer unexpired 

term

Broadly rack-rented Freehold

SunGard Court, 4-5 

Paris Gardens, 

London SE1

Under offer 48,583 £25,000,000 1,325,000 5.01%

Freehold which is single let to 

SunGard Availability (UK).

6 years unexpired.

Reversionary potential at rent 

review in June 2015. 

Single let 

benefitting from a 

longer unexpired 

term.

Let off a similar 

overall rent at 

£27.27 per sq ft.

Capital value per sq ft of £515. 

Situated in a similar location within Blackfriars regeneration area. Older 

building with reversionary potential as let off a low rent.  

61 Southwark Street, 

London SE1
Apr-13 65,000 £27,300,000 £1,530,000 5.30%

Multi-let building let off a similar 

rent to the subject property at 

£22.79 per sq ft.

5 years unexpired.

Reversionary potential. 

Also multi-let but 

with a slightly 

longer unexpired 

term until lease 

expiry. 

Smaller lot size.

Freehold.

Capital value per sq ft of £420.

Since this sale the investment market for central London is stronger with UK 

investors looking for asset management opportunities. 

2 London Bridge, 

London SE1
Aug-13 51,977 £33,000,000 £1,934,496 5.76%

Multi-let to a range of tenants off 

an overall rent of £37.22 per sq ft. 

3.4 years unexpired. 

Freehold 

Also multi-let with 

a similar 

unexpired term 

until lease expiry. 

Smaller lot size.

Situated in a more 

prominent 

location. 

Capital value per sq ft of £635. 

Subject property let off a lower overall rent. We would therefore expect a 

lower capital value per sq ft to be paid. 

Jupiter Portfolio
Friars Bridge Court, Blackfriars Road, London SE1 8NZ - Investment Comparables

Comments

Harlequin Building, 65 

Southwark Street, 

London SE1

Nov-13 50,862 £40,000,000 2,150,000 5.08%

Capital value per sq ft of £786.

Subject property let off a lower overall rent with a shorter unexpired term. 

We would therefore expect a lower capital value per sq ft to be paid. 

Provides a good indication of yield of a rack-rented property. 

Address Date Agreed Price NIY Key Tenant & Lease Terms How Comparable



REPORT Summary Valuation CBRE Ltd

Report Date 23 September 2014
Valuation Date 31 August 2014

Property

Address Friars Bridge Court,Blackfriars Road,London,SE1 8NZ
File/Ref No A01

Gross Valuation £64,769,233
Capital Costs -£7,644,063
Net Value Before Fees £57,125,170

Less Stamp Duty @4.00% of Net Value -£2,159,742
Acquisition Agents Fee @1.00% of Net Value -£647,923
Acquisition Legal Fee @0.50% of Net Value -£323,961

Fees include non recoverable VAT @ 20.00 %
Net Valuation £53,993,545

Say £55,000,000

Equivalent Yield 4.9567% True Equivalent Yield 5.0993%
Initial Yield (Deemed) 3.9411% Initial Yield (Contracted) 3.9411%
Reversion Yield 6.1618%

Total Contracted Rent £2,291,003 Total Current Rent £2,291,003
Total Rental Value £3,581,966 No. Tenants  13
Capital value per ft² £562.23

Running Yields

Date Gross Rent Net Rent Annual Quarterly
31-Aug-2014 £2,291,003 £2,291,003 3.9411 % 4.0401 %
31-Oct-2014 £2,291,002 £2,291,002 3.9411 % 4.0401 %
25-Mar-2016 £2,013,452 £2,013,452 3.4636 % 3.5399 %
01-Dec-2016 £2,192,152 £2,192,152 3.7710 % 3.8616 %
23-Mar-2017 £1,669,527 £1,669,527 2.8720 % 2.9243 %
30-Mar-2017 £1,681,526 £1,681,526 2.8926 % 2.9457 %
29-Jun-2017 £1,719,309 £1,719,309 2.9576 % 3.0131 %
01-Sep-2017 £848,366 £848,366 1.4594 % 1.4728 %
05-Oct-2017 £867,256 £867,256 1.4919 % 1.5059 %
30-Mar-2018 £873,165 £873,165 1.5020 % 1.5163 %
25-Jun-2018 £1,886,605 £1,886,605 3.2454 % 3.3123 %
23-Jun-2019 £2,672,980 £2,672,980 4.5982 % 4.7334 %
01-Dec-2019 £3,540,892 £3,540,892 6.0912 % 6.3303 %
05-Oct-2022 £3,581,966 £3,581,966 6.1618 % 6.4066 %

Yields based on £58,131,626

Portfolio: KW - PROJECT JUPITER FOR SPIIRE  NFA
ARGUS Valuation - Capitalisation 2.50.039
Portfolio: KW - PROJECT JUPITER FOR SPIIRE  NFA
ARGUS Valuation - Capitalisation 2.50.039



REPORT Summary Valuation CBRE Ltd

Report Date 23 September 2014
Valuation Date 31 August 2014

REPORT Summary Valuation CBRE Ltd

Report Date 23 September 2014
Valuation Date 31 August 2014

Tenants

Tenant name File/Ref Next Review Earliest Term Cap.Group Method Yield 1 Yield 2 Contracted Rent Current Rent ERV Gross Value
Freehold
Vacant A1-1 03-Sep-2020 30-Aug-2025 Private Hardcore 4.957% £0 £0 £178,700 £3,233,397
The Brooke Hospital for Ani A1-8 NA 04-Oct-2022 Private Hardcore 4.957% £352,686 £352,686 £409,050 £7,941,084
The Brooke Hospital for Ani A1-10 05-Oct-2017 04-Oct-2022 Private Hardcore 4.957% £0 £0 £3,600 £62,531
Stagecoach Technology Limi A1-5 NA 29-Mar-2017 Private Hardcore 4.957% £76,082 £76,082 £93,990 £1,853,921
Stagecoach Technology Limi A1-9 NA 29-Mar-2017 Private Hardcore 4.957% £5,909 £5,909 £5,909 £114,242
Stagecoach South West Trai A1-4 25-Mar-2016 31-Aug-2017 Private Hardcore 4.957% £430,342 £430,342 £774,600 £13,727,722
Stagecoach South West Trai A1-11 NA 31-Aug-2017 Private Hardcore 4.957% £96,344 £96,344 £93,312 £1,722,900
Reevoo Limited A1-7 NA 23-Mar-2017 Private Hardcore 4.957% £232,513 £232,513 £336,300 £5,922,267
Partners Occupational Medic A1-2 25-Mar-2016 24-Mar-2021 Private Hardcore 4.957% £29,640 £29,640 £32,832 £657,686
London and South Eastern R A1-3 NA 24-Mar-2016 Private Hardcore 4.957% £625,000 £625,000 £1,013,440 £17,918,301
Fundraising Innovation Limite A1-12 NA 23-Mar-2017 Private Hardcore 4.957% £100,584 £100,584 £137,063 £2,427,379
Fleet Street Publications Ltd A1-13 NA 23-Mar-2017 Private Hardcore 4.957% £189,528 £189,528 £313,012 £5,448,934
Campbell Reith Hill A1-6 29-Jun-2017 28-Jun-2022 Private Hardcore 4.957% £152,375 £152,375 £190,158 £3,738,869
Total £2,291,003 £2,291,003 £3,581,966 £64,769,233

Portfolio: KW - PROJECT JUPITER FOR SPIIRE  NFA
ARGUS Valuation - Capitalisation 2.50.039 Page 2



A02 Edinburgh, Argyle House 

2.



Key Statistics

Market Value: £34,850,000 Current Gross Rent (pa): £2,375,000.00

MV per sq ft £158.12 Current Net Rent (pa): £2,163,000.00

Initial yield: 5.87% Market Rent (pa): £2,030,000.00

Reversionary yield: 5.51% MR per sq ft £8.00

Equivalent Yield 5.75% Total Irrecoverable Costs £212,000

Est. Capital Expenditure £0 Void Assumption N/A

WAULT to Break 18.72 Years Vacancy Rate (by ERV) 0%

Inspected by: Steven Hirst MRICS Title Documentation Yes

Date of Inspection 22 August 2014 Prepared by: Burness Paull 15/04/2014

Tenure Heritable Title Building Survey Yes

Details if leasehold: N/A Prepared by: CBRE 01/05/2014

Environmental Report

Prepared by: CBRE 01/05/2014

Included in Building Survey Summary.

Jupiter Portfolio - A02

Argyll House, 3 Lady Lawson Street, Edinburgh, EH3 9DR

Market Value Market Rent

General Information Provided
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PROPERTY DESCRIPTION

Sq m Sq ft

20476 220402

10476 220402

Location & Situation Edinburgh, located to the south of the Firth of Forth in east central Scotland, is the capital 

city and also the political, financial and administrative centre of the country.

It is situated approximately 45 miles west of Glasgow and benefits from excellent road links 

to the remainder of the country via the motorway and trunk roads network including the M8, 

M9, A90 and A1(T).

Waverley and Haymarket railway stations, located in the city centre and West End 

respectively, are both on the east coast network and provide connections to all mainline UK 

destinations. Within the city itself, Edinburgh's tram network is now operational with the 

nearest station being located at Shandwick Place in the West End and providing services 

between York Place in the east end of the city centre and Edinburgh Airport. A variety of 

regular bus services are also available in the vicinity.

Edinburgh International Airport, approximately 8 miles west of the city centre, via the A8, 

provides flights to various UK, European and long haul destinations.

The property occupies a peripheral office location to the east of the city centre's Exchange 

District and a short distance west of the historic Grassmarket area of the Old Town. The 

property occupies a prominent corner plot, bounded by Castle Terrace to the north, Lady 

Lawson Street to the west, West Port to the south and King's Stables Lane to the east.

The surrounding area is in mixed use and includes residential, office, and leisure uses plus a 

multi-storey car park. 

Total

Total

Description 

Use Type/Floor/Area

Argyle House dates from approximately 1970 and is formed by three interconnecting office 

blocks; two arranged over 11 floors and the third over 5 floors. The building is of concrete 

frame construction under a flat roof, and externally clad with pre-cast concrete panels on 

the main blocks and sandstone blockwork on the northern most block over five stories.  

The main entrance to the property is from Lady Lawson Street to the south of the property, 

with a secondary entrance to the north block from Castle Terrace. Internally, reflecting the 

building's age the specification is basic in nature and includes raised access flooring, 

suspended ceilings incorporating fluorescent tube lighting and metal framed double glazed 

windows. Heating is provided by perimeters served by oil fired boilers. 

There is an internal two storey car park below block B which, we understand, provides 116 

spaces. There are a further 44 external spaces accessed from King's Stables Road, and nine 

visitors spaces to the front (south) of the building, accessed from Lady Lawson Street.

Accommodation
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CONDITION, REPAIR & STATUTORY

Planning Considerations

Environmental Considerations

The relevant Local Plan is the Edinburgh City Local Plan, which was adopted on 26 

January 2010. Within this document, the premises are identified as being located within 

the ‘Central Area’.   Otherwise it is covered by various general policies including: Hou1 

(Housing Development); Com3 (School Development); Emp1 (Office Development); 

Emp4 (Employment Sites and Premises); Emp5 (Hotel Development); Ret5 (Out of Town 

Development); and Inf1 (Provision and Safeguarding of Community Recycling Facilities). 

The subject property is not listed but is located in a designated Conservation Area and 

falls within the Edinburgh City Centre World Heritage Site. 

We have not had sight of the current planning consent for the property and have 

assumed that all necessary consents and licenses are complied with.

We are not aware of any local authority planning or highway proposals which would be 

considered likely to have an adverse impact upon the subject property.

We have had regard to the CBRE Ltd 'Building Key Information Technical Data Sheet & 

Budget Cost Liabilities' in respect of the property.  From this, the geo-environmental 

status of the building is considered to be 'low/medium risk'.  It is recognised that 

asbestos is likely to have been incorporated into the construction or services to the 

building.  No asbestos register or asbestos management plan has been provided and it 

is recommended that these are provided for review.  The responsibility for any such 

materials will fall to the tenant.  No EPC has been provided for the property and should 

be obtained. 

We have had regard to the CBRE Ltd 'Building Key Information Technical Data Sheet & 

Budget Cost Liabilities' in respect of the property.  

Overall, the condition of the building is considered to be 'fair', though the unoccupied 

sections of the building are in need of internal repair and maintenance.  In terms of the 

M&E services, these are noted to be of considerable age and the majority of items 

identified are as a result of exceeding useful lifespans combined with items of 

obsolescence.   

As regards risk management matters, items that require investigation relate to the 

potential for deleterious materials in the concrete frame and the ongoing degradation 

and a loss of structural integrity of the external facade.  

A budget cost liabilities schedule estimates total costs of £5,975,000.  Short term costs 

total £247,000 of which £130,000 is estimated to be landlord's works.  Medium term 

costs are calculated to be £2,193,000.  Of these, £647,000 is identified as landlord's 

works.  Longer term works total £3,535,000, of which £1,570,000 is landlord's works. 

Based on details provided, we have explicitly allowed for ongoing annual costs in 

respect of the external fabric of £212,000 in our valuation. Otherwise, given the 

significant future redevelopment potential, it is unlikely that all these works will be 

undertaken or required and we have taken cognisance of these and the associated risk 

in the yield applied.  

The site extends to approximately 1.91 acres and is irregular in shape. Reflecting the 

surrounding topography, the site slopes sharply downwards from south to north and the 

development takes advantage of and benefits from this - the upper levels have views 

over the surrounding area, including, in particular,  Edinburgh Castle.  

Repair

Site Condition
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Rateable Value Reflecting the short term sub-tenancies in place over much of the property, there are in 

excess of 60 entries within the 2010 Valuation Roll  for the property.  Reflecting the long 

lease in place over the property as a whole to the Secretary of State for the Environment 

vacant rates are not a material concern in our valuation, and for the sake of brevity we 

have not listed the individual Valuation Roll entries. 

The applicable uniform business rate for the year 2014/2015 is £0.471 per pound 

rateable value for properties with a rateable of less than £35,000, and £0.482 if the 

rateable value is in excess of £35,000. 

Under the current regime, vacant properties benefit from 100% relief in the first 3 

months following vacancy and 10% thereafter.
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TENURE & TENANCIES

Tenure Freehold 

Details If leasehold 

otherwise N/A

N/A

Principal 

Tenancy
Item

Demise

Tenant

Guarantor

Term

Rent (as varied)

Rent Review

Repairs

Permitted Use

Insurance

Alienation

Alterations

Other / Any 

Onerous 

Provisions

Details

All & whole the office building known as Argyle House, Edinburgh, comprising 195,089 sq 

ft of "unquestioned office space" and 45,168 sq ft of other useable floor area.  

The property is held by way of Heritable Ownership, the Scottish equivalent of English 

freehold.

The tenant is responsible for internal repairs and maintenance and external decoration.  

There is a specific requirement to maintain and repair the passenger lifts, oil fired central 

heating installation, mechanical ventilation plant and electrical installations and keep them 

in good working order and repair.  The landlord is responsible for repair or replacement of 

worn out parts of the passenger lifts, oil fired central heating installation, mechanical 

ventilation plant and electrical installations unless damage and defects is within the scope of 

normal maintenance and repair or are caused through miss-use or neglect or wilful 

damage.  The landlord is responsible for the structure of the building and the drains and 

shall maintain the same ensuring it is wind and watertight.  A 2006 agreement between the 

landlord and AXIIS Ltd is in place, running from December 2002 until December 2017, 

where for an annual index linked fee of £150,000 AXIIS will perform the landlord's 

repairing obligations other than for unserviceable plant and machinery.    

Office premises and ancillary facilities such as staff restaurant and kitchens, boiler rooms, 

waiting rooms, cloakrooms and toilets.  Changes of use for other government purposes 

require the landlords consent which is not to be unreasonably withheld.

£2,375,000

The landlord is to insure the premises against a list of specific risks for the full reinstatement 

cost. No mention is made of professional fees or VAT or of insurance for loss of rent.  The 

tenant is to reimburse the premiums.  Where more than 50% of the premises are destroyed 

or damaged and reinstatement has not occurred within 24 months of damage the tenant 

may terminate the lease.  Accordingly, rei interitus has not been specifically contracted out 

of and the lease can terminate in the event of damage or destruction. We assume that the 

necessary investigations were made at the time of purchase and that this position was 

deemed acceptable.     

There are no further rent reviews.

Assignation or subletting of the whole or part is permitted with the landlord's consent which 

is not to be unreasonably withheld.  

No structural alterations or additions are permitted, and no demountable partitioning may 

be erected without the consent of the landlord.  

n/a

63 years from 17 October 1969 until 15 May 2033

Secretary of State for Communities and Local Government

None
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TENANT COVENANT

OCCUPATIONAL MARKET & RENTAL ANALYSIS

INVESTMENT MARKET COMMENTARY

The office investment market in Edinburgh continues to be subject to strong levels of demand, principally for prime well let 

stock. The demand is fuelled not only by buoyancy in the wider property markets, but also the core city fundamentals, 

being its economy and standing on the financial stage in both the UK and Europe. The inherently tight supply of Grade A 

office accommodation in the city centre provides investors with a level of comfort when dealing with well located, good 

quality assets.  

After a market peak in 2007, where yields for prime office investments were 4.25% - 4.5%, the recession saw these values 

move out by upwards of 300 basis points, before recovering to the current position of 5.75 – 6%. 

The majority of market movement has been felt in the last 12 months, where yields have sharpened by 50-75bps, driven 

by increased investment in the city by a combination of UK Institutions and overseas funds. Edinburgh’s 2013 office 

investment volumes topped £333m, the highest since the market peak in 2007. 

CBRE’s view on yields for Secondary offices is at 11.5% and trending stronger, having been as high at 13.5% in September 

2013. Activity in the secondary market has been less pronounced, reflecting the risks associated with these assets.   

Detailed investigations of the tenant are outwith the scope of this report. However, we would highlight that the property is fully 

let on a single lease  to the Secretary of State for the Environment until 15 May 2033. Given the status of the tenant as a 

government body, we consider that the investment market would perceive the covenant to be strong.

The second half of 2013, and in particular the third quarter, was characterised by a significant upturn in take-up across the 

city of Edinburgh. This was driven by a series of deals to banks of which the largest saw Sainsbury’s Bank taking 83,400 sq 

ft at Edinburgh Park. Elsewhere Bank of New York Mellon took 54,600 sq ft at Capital House in the Exchange District of the 

city centre. The second half also saw PwC sign for 32,278 sq ft the newly developed Atria One. 

Into 2014 the key deals include Rockstar agreeing to take 75,000 sq ft at Barclay House, and Johnston Press acquired 

25,000 sq ft at Orchard Brae House, though the majority of activity remains focused on the core city centre, and within the 

sub 5,000 sq ft size band. The large deals at Edinburgh Park ultimately were driven by the availability of Grade A space, 

deeply discounted from prime city centre levels. There are a small number of larger city centre requirements poised to 

make decisions and these are likely to help in sustaining a reasonable level of demand into the first half of 2014. 

However, as most requirements will remain focused on the city centre, this will further squeeze city centre office supply. The 

spike in out of town take up is just that - and not a trend.

Take-up reached 244,385 sq ft in the first quarter of 2014.  This is just over double the level of take-up achieved in the 

previous quarter, and 12% higher than last year, on a rolling 12 month basis.  Second-hand space accounted for three-

quarters of total take-up in the first quarter. The city centre benefited most from the increase in activity with a total of 

184,280 sq ft of office space taken in Q1. 

Total availability across Edinburgh currently stands at 2.26m sq ft, down 8% on Q4 2013 and 19% down on the 

corresponding quarter 12 months prior. Supply continues to be squeezed by occupier demand, particularly in the 5,000 sq 

ft size bracket. Demand continues to be driven by the banking and finance sector, which made up approximately 33% of 

the total take up in 2013.

The development pipeline, whilst significant, remains limited to proposed and consented schemes, rather than those 

currently under construction. We are starting to see a slight change in sentiment towards speculative development. The 

most credible opportunities in the city centre are 6 St Andrew Square, a mixed use office and retail scheme in a prime 

location. The office element of this scheme totals around 100,000 sq ft. Elsewhere, there is the potential to see further 

phases start at Quartermile, where Moorfield is a new entrant to the city, having bought out Lloyds Bank from their 

involvement through Gladedale. Further into the future, the Tiger Developments scheme at Haymarket will bring an 

additional 220,000 sq ft to the market, though this is several years from fruition.
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Valuation Methodology - Market Value

Our valuation has been undertaken on a traditional investment basis.  As such, we have reflected the current and 

estimated future income flows from the property based on its various strengths, weaknesses, opportunities and threats as 

set out below.

The property is let as a whole until 15 May 2033 to the Secretary of State for the Environment at a current passing gross 

rent of £2,375,000 per annum, without review. From this, costs relating to the landlord's repairing obligations in respect of 

the external fabric of £212,000 per annum have been deducted to show a net current rent of £2,163,000 per annum.

At lease expiry, in accordance with standard market practice, reflecting the length of the unexpired lease term, we have not 

specifically allowed for a void period or associated costs.

We have assumed that the property would re-let at our opinion of Market Rent of £2,030,000, which reflects a headline 

rental rate of £9 per sq ft on the offices and a rate of £1,750 per secure internal car space and £1,000 per external car 

space.

Based on the available evidence, we have applied a nominal equivalent yield of 5.75% which produces a Market Value, 

after deduction of purchasers costs of 5.8%, of £34,850,000. This shows a net initial yield of 5.87%, a reversionary yield of 

5.51% and a capital value rate, inclusive of the car parking element, of £158.12 sq ft.
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SWOT ANALYSIS

Marketability and Disposal

Suitability for Security

Marketability Given the location of the property, strong income stream and redevelopment potential, 

we would anticipate a good level of interest from property companies, funds and 

developers.
Timescale for Disposal We are of the opinion that a disposal of the asset could be achieved in a period of 6-9 

months.  

• Increased costs in relation to the external repairing

liability of the landlord.

• As yet unknown costs associated with any

redevelopment.

• Planning risk associated with securing an acceptable

consent for redevelopment.

• A secondary office location.

• A dated building which requires ongoing external

works by the landlord.

• Rental growth is very unlikely.

• The property is very large in relation to occupational

demand. 

• The property is considered a key future large scale

mixed use redevelopment site subject to planning 

and necessary due diligence. 

• Securing vacant possession of the site at an earlier

date by agreeing a suitable surrender premium from 

the tenant.

• City centre location

• Basic cost effective open plan office space floor

space which is capable of letting on a floor by floor 

and wing by wing basis.

• Good car parking provision

• Long-term income, 18.72 years unexpired, to an

undoubted covenant.

• An improving economic climate and, hence,

property investment market.

Having regard to the various strengths of the property, and in particular the long unexpired term and undoubted covenant, we 

consider that the property is suitable for loan security purposes. Depending on market conditions, we would expect value to 

reduce as the unexpired term reduces, particularly when there is less than 10 years left on the lease. Value will, however, be 

underpinned to a large extent by alternative use potential.

Appendix 1) Tenancy Schedule

2) Detailed Valuation printout

Strengths Weaknesses

Opportunities Threats



Unit Tenant Name
Tenant 

Use

Area 

(sq ft)
Lease Start Lease Expiry

Effective 

Break
Break Type

Next 

Review

Current Rent 

(pa)

Rental Value 

(ERV)
Comments

All Secretary of State for the Environment Offices 220,402 17/10/1969 15/05/2033 - - 2,375,000£    1,795,064£    Restricted tenant repairing 

liability with landlard 

responsible for external 

elements.

220,402 2,375,000£    1,795,064£    

Jupiter Portfolio 
Tenancy Schedule - Argyll House, 3 Lady Lawson Street, Edinburgh, EH3 9DR



Rent Agreed £pa

(£ psf)

Turner & Townsend

1 Osborne Terrace, Edinburgh
Q4 2014 4,679 LR

£63,663

(£13.61)

5 years

Break at 3

Better location

Poorer specification

Lease renewal. Previous 

passing rent is £21.77 

sq ft.

Ingeus UK Ltd

1 Osborne Terrace, Edinburgh
Q2 2014 5,904 OML

£59,770

(£10.12)

4 years

Break at 2

Better location

Poorer specification

Stepped rent increasing 

to £12.13 sq ft

Johnston Publishing Ltd

Orchard Brae House

Queensferry Road, Edinburgh

Q2 2013 25,555 OML £423,200

15 years

30 months RF

Break at 10

Better location

Comparable specification

Stepped rents increasing 

frpm £15 & £16 sq ft up 

to £16  & £17.50 sq ft. 

Includes 49 car spaces

Transaction Type Term & Incentives How Comparable

Jupiter Portfolio
Argyll House, 3 Lady Lawson Street, Edinburgh, EH3 9DR - Occupational Comparables

CommentsAddress Date Floor Area (sq ft)



Floor Area Passing Rent

(sq ft) £ pa

Various Better building

WAULT 1.7 

years
Better Location

Longer term 

income

44 York Place, 

Edinburgh
Q4 2013 37,132 £4,000,000 £494,649 11.69%

Various

WAULT of 1.2 

years

Poorer building

Better Location

A 1960s city centre office 

building.  In the event that 

consent is granted for conversion 

to hotel use the purchase price is 

to increase to £5.2 million.

Hayweight House, 23 

Lauriston Street, 

Edinburgh

Q2 2013 20,545 £2,300,000 £0 N/A N/A

Better building       

Better location

No income

A modern, refurbished 1990s 

office in the city centre.  The 

purchase price reflected 

£111.95 sq ft. 

Jupiter Portfolio
Argyll House, 3 Lady Lawson Street, Edinburgh, EH3 9DR - Investment Comparables

Comments

Erskine House, 68 - 

73 Queen Street, 

Edinburgh

Under offer 83,702 See comments 1,668,328 11.26%

A significantly larger building in 

the city centre.  We understand 

that it is currently under offer at 

£14 million, reflecting £167 sq 

ft.  

Address Date Agreed Price NIY
Key Tenant & 

Lease Terms
How Comparable



REPORT Summary Valuation CBRE Ltd

Report Date 23 September 2014
Valuation Date 31 August 2014

Property

Address Argyle House,Edinburgh,EH3 9DR
File/Ref No A02

Gross Valuation £36,847,391
Capital Costs £0
Net Value Before Fees £36,847,391

Less Stamp Duty @4.00% of Net Value -£1,393,096
Acquisition Agents Fee @1.00% of Net Value -£417,929
Acquisition Legal Fee @0.50% of Net Value -£208,964

Fees include non recoverable VAT @ 20.00 %
Net Valuation £34,827,402

Say £34,850,000

Equivalent Yield 5.7500% True Equivalent Yield 5.9679%
Initial Yield (Deemed) 5.8702% Initial Yield (Contracted) 5.8702%
Reversion Yield 5.5092%

Total Contracted Rent £2,375,000 Total Current Rent £2,375,000
Total Rental Value £2,030,000 No. Tenants  1
Capital value per ft² £158.12

Running Yields

Date Gross Rent Net Rent Annual Quarterly
31-Aug-2014 £2,375,000 £2,163,000 5.8702 % 6.0920 %
17-Oct-2032 £2,375,000 £2,375,000 6.4455 % 6.7138 %
17-May-2033 £2,030,000 £2,030,000 5.5092 % 5.7043 %

Yields based on £36,847,391

Portfolio: KW - PROJECT JUPITER FOR SPIIRE  NFA
ARGUS Valuation - Capitalisation 2.50.039
Portfolio: KW - PROJECT JUPITER FOR SPIIRE  NFA
ARGUS Valuation - Capitalisation 2.50.039



REPORT Summary Valuation CBRE Ltd

Report Date 23 September 2014
Valuation Date 31 August 2014

REPORT Summary Valuation CBRE Ltd

Report Date 23 September 2014
Valuation Date 31 August 2014

Tenants

Tenant name File/Ref Next Review Earliest Term Cap.Group Method Yield 1 Yield 2 Contracted Rent Current Rent ERV Gross Value
Freehold
Secretary of State for the Env A2-1 17-Oct-2032 16-May-2033 Private Hardcore 5.750% £2,375,000 £2,375,000 £2,030,000 £36,847,391
Total £2,375,000 £2,375,000 £2,030,000 £36,847,391

Portfolio: KW - PROJECT JUPITER FOR SPIIRE  NFA
ARGUS Valuation - Capitalisation 2.50.039 Page 2



A03 Edinburgh, Traquair House 

3.



Key Statistics

Market Value: £1,000,000 Current Gross Rent (pa): £353,200.00

MV per sq. ft. £47.54 Current Net Rent (pa): £353,200.00

Initial yield: 30.26% Market Rent (pa): £252,444.00

Reversionary yield: 21.63% MR per sq. ft. £12.00
Equivalent Yield 17.00% Total Irrecoverable Costs £0.00
Est. Capital Expenditure £65,000 Void Assumption 12
WAULT to Break 0.56 Years Vacancy Rate (by ERV) 0%

Inspected by: Steven Hirst MRICS Title Documentation Yes
Date of Inspection 22 August 2014 Prepared by: Burness Paull 14/04/2014
Tenure Heritable Ownership Building Survey Yes
Details if leasehold: N/A Prepared by: CBRE 07/05/2014

Environmental Report
Prepared by: CBRE 07/05/2014

Jupiter Portfolio - A03

Traquair House, 33 Pinkhill, Edinburgh, EH12 7BA

Market Value Market Rent

General Information Provided

Included in Building Survey Summary.
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PROPERTY DESCRIPTION

Sq. m Sq. ft.

1,954 21,037

1,954 21,037

Use Type/Floor/Area

Total

All

Location & Situation Edinburgh, located to the south of the Firth of Forth in east central Scotland, is the capital city and also 

the political, financial and administrative centre of the country.

It is situated approximately 45 miles west of Glasgow and benefits from excellent road links to the 

remainder of the country via the motorway and trunk roads network including the M8, M9, A90 and 

A1(T).

Waverley and Haymarket railway stations, located in the city centre and West End respectively, are 

both on the east coast mainline and provide connections to all mainline UK destinations. Edinburgh's 

tram network is now operational with the nearest stations, a short distance away at Saughton and 

Balgreen, providing services between York Place in the east end of the city centre and Edinburgh 

Airport. A variety of regular bus services are also available from the A8, Glasgow Road.

Edinburgh International Airport, approximately 8 miles west of the city centre, via the A8, provides a 

variety of UK, European and long haul destinations.

The property is located off Traquair Park East in the Pinkhill area of Edinburgh, approximately 3 miles 

west of the city centre in close proximity to the A8, Glasgow Road/Corstorphine Road one of the main 

arterial routes which links with the Edinburgh city bypass and motorway networks. The surrounding 

area is predominantly in residential use but also includes Edinburgh Zoo and various commercial 

properties as well as Carricknowe Golf Course.

Traquair House is a three storey office pavilion, arranged over ground and two upper floors, of steel 

frame construction which would appear to date from approximately 1990.  

The elevations are externally clad with red facing brick and infill panels, which incorporate metal 

framed, double glazed window units, and the building is surmounted by a pitched profile metal clad 

roof.  

Principal access is taken at the south eastern corner of the property into a reception area which forms 

part of the office core and provides both stairwell and lift access between the floors, as well as male 

and female WC facilities plus accessible WC's for disabled users and shower facilities.    

The various floors would appear to have originally been open plan in nature, though the current 

tenant has fitted these out to provide a mix of offices, a staff canteen and laboratory space at ground 

floor level.  The upper levels provide offices and staff areas which have been subdivided with 

demountable partitioning.  The internal specification includes raised flooring, suspended ceilings, cat 

two lighting and perimeter radiators. The tenant has also installed ceiling mounted air-conditioning 

units on all floor levels.

Parking to the south of the site provides approximately 51 spaces and there are bike racks situated to 

the south west of the property.  The remainder of the site is formed by soft landscaping.

Accommodation

Description 
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CONDITION, REPAIR & STATUTORY

Planning Considerations

Environmental Considerations

Rateable Value The 2010 Valuation Roll entry for the property is as follows:

Address: (01) 33 Pinkhill, Edinburgh, EH12 7BA

Description: Office

Occupier: ST Microelectronics (R&D) Ltd

Rateable Value: £308,500

Vacant Rates Payable: £133,827

The applicable uniform business rate for the year 2014/2015 is £0.471 per pound rateable value 

for properties with a rateable of less than £35,000, and £0.482 if the rateable value is in excess of 

£35,000. 

The relevant Local Plan is the Edinburgh City Local Plan, which was adopted on 26 January 2010. 

Within this document, the premises are identified as being located outside the ‘Central Area’ but 

within the ‘Urban Area’.  As such it is covered by various general policies including: Hou1 

(Housing Development); Com3 (School Development); Emp1 (Office Development); Emp4 

(Employment Sites and Premises); Emp5 (Hotel Development); Ret5 (Out of Town Development); 

and Inf1 (Provision and Safeguarding of Community Recycling Facilities).

The subject property is neither listed, nor is it located in a designated Conservation Area. 

We have not had sight of the current planning consent for the property and have assumed that all 

necessary consents and licenses are complied with.

We are not aware of any local authority planning or highway proposals which would be 

considered likely to have an adverse impact upon the subject property.

We have had regard to the CBRE Ltd 'Building Key Information Technical Data Sheet & Budget 

Cost Liabilities' in respect of the property.  From this, the geo-environmental status of the building 

is considered to be 'low risk'.     

We have had regard to the CBRE Ltd 'Building Key Information Technical Data Sheet & Budget 

Cost Liabilities' in respect of the property.  

Overall, the condition of the building is considered to be fair, with various routine maintenance 

issues identified that require to be addressed.  A conservative estimate of the likely sum that could 

be realised from the tenant in the event of a dilapidations settlement is £500,000.   

As regards risk management matters, items that require investigation comprise fire 

compartmentation, an asbestos survey of the lift shaft and an assessment of fire escape routes. 

A budget cost liabilities schedule highlights immediate costs of £70,000, all of which should be 

recoverable from the tenant.  Medium term costs total £85,000.  Of these, £65,000 is identified as 

landlord's works which are attributable to the refurbishment of the reception and toilet areas.  

Longer term works total £795,000 and are considered to be the tenant's responsibility.   

The site extends to approximately 1.03 acres and is generally level and irregular in shape.

Repair

Site Condition
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TENURE & TENANCIES

Tenure Freehold 

Details If leasehold 

otherwise N/A

N/A

Principal 

Tenancy
Item

Demise

Tenant

Guarantor

Term

Rent (as varied)

Rent Review

Repairs

Permitted Use

Insurance

Alienation

Alterations

Other / Any 

Onerous 

Provisions

TENANT COVENANT

ST Microelectronics Ltd.

Details

Area of land to the south of Traquair Park East extending to 0.946 acres including the office building 

comprising ground, first and second floors, known as Traquair House, plus a right of access to and 

egress from the property along the access road lying outwith the subjects and a right to maintain, 

repair and renew service pipes and drains on land outwith the subject but on adjoining subjects known 

as Aviation House (this property is no longer in existence). 

The property is held by way of Heritable Ownership, the Scottish equivalent of English freehold.

The tenant is responsible for both internal and external repairs. 

The landlord is to insure and the tenant is responsible for reimbursing the premiums

Assignation of the whole is permitted with the landlord's consent which is not to be unreasonably 

withheld.  Assignation in part is not permitted.  Subletting of the whole or part of the property is 

permitted with the landlord's consent which is   not to be unreasonably withheld.

All alterations require the consent of the landlord, who has absolute discretion over the same.

Detailed investigations of the tenant covenant are outwith the scope of this report. The property is let in its entirety to ST Microelectronics 

Ltd on a FRI lease for 25 years which expires on 22 March 2015. The unexpired term is therefore 0.56 years.

Given the very short unexpired term of the lease, we have not made specific investigations of the tenant covenant. 

There is no service charge as such, but the tenant is obliged to pay management charges towards the 

property and for 40.07% of the costs related to maintaining and repairing the access road.  

ST Microelectronics NV

25 years from 23 March 1990 until 22 March 2015

£353,200

As office premises under Class 4 of the Schedule to the Town & Country Planning (Use Classes) 

Scotland Order 1989

There are no further rent reviews under the existing lease
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OCCUPATIONAL MARKET & RENTAL ANALYSIS

The second half of 2013, and in particular the third quarter, was characterised by a significant upturn in take-up across the city of 

Edinburgh. This was driven by a series of deals to banks of which the largest saw Sainsbury’s Bank taking 83,400 sq. ft. at Edinburgh 

Park. Elsewhere Bank of New York Mellon took 54,600 sq. ft. at Capital House in the Exchange District of the city centre. The second 

half also saw PwC sign for 32,278 sq. ft. the newly developed Atria One. 

Into 2014 the key deals include Rockstar agreeing to take 75,000 sq. ft. at Barclay House, and Johnston Press acquired 25,000 sq. 

ft. at Orchard Brae House, though the majority of activity remains focused on the core city centre, and within the sub 5,000 sq. ft. 

size band. The large deals at Edinburgh Park ultimately were driven by the availability of Grade A space, deeply discounted from 

prime city centre levels. There are a small number of larger city centre requirements poised to make decisions and these are likely to 

help in sustaining a reasonable level of demand into the first half of 2014. However, as most requirements will remain focused on 

the city centre, this will further squeeze city centre office supply. The spike in out of town take up is just that - and not a trend.

Take-up reached 244,385 sq. ft. in the first quarter of 2014. This is just over double the level of take-up achieved in the previous 

quarter, and 12% higher than last year, on a rolling 12 month basis.  Second-hand space accounted for three-quarters of total take-

up in the first quarter. The city centre benefited most from the increase in activity with a total of 184,280 sq. ft. of office space taken 

in Q1. 

Total availability across Edinburgh currently stands at 2.26m sq. ft., down 8% on Q4 2013 and 19% down on the corresponding 

quarter 12 months prior. Supply continues to be squeezed by occupier demand, particularly in the 5,000 sq. ft. size bracket. 

Demand continues to be driven by the banking and finance sector, which made up approximately 33% of the total take up in 2013.

The development pipeline, whilst significant, remains limited to proposed and consented schemes, rather than those currently under 

construction. We are starting to see a slight change in sentiment towards speculative development. The most credible opportunities in 

the city centre are 6 St Andrew Square, a mixed use office and retail scheme in a prime location. The office element of this scheme 

totals around 100,000 sq. ft. Elsewhere, there is the potential to see further phases start at Quartermile, where Moorfield is a new 

entrant to the city, having bought out Lloyds Bank from their involvement through Gladedale. Further into the future, the Tiger 

Developments scheme at Haymarket will bring an additional 220,000 sq. ft. to the market, though this is several years from fruition.

With the demand and interest in Edinburgh’s prime office space remaining strong, we have seen rents edge up during the year to 

reach £28.50 per sq. ft., although deals on the best suites have exceeded this. We believe rents have the potential to increase further 

during 2014, as lack of speculative development will lead to a continued contraction of supply. Occupiers seeking Grade A space of 

over 20,000 sq. ft. will have little choice but to pay full rents to take the least attractive space. 

Traquair House, by virtue of its peripheral location and the age of the building, would be considered to fall within the tertiary office 

tier in the context of Edinburgh’s office market.  Accordingly, we have had regard to evidence from comparably located and older 

buildings in the city.   
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INVESTMENT MARKET COMMENTARY

The office investment market in Edinburgh continues to be subject to strong levels of demand, principally for prime well let stock. The 

demand is fuelled not only by buoyancy in the wider property markets, but also the core city fundamentals, being its economy and 

standing on the financial stage in both the UK and Europe. The inherently tight supply of Grade A office accommodation in the city 

centre provides investors with a level of comfort when dealing with well located, good quality assets.  

After a market peak in 2007, where yields for prime office investments were 4.25% - 4.5%, the recession saw these values move out 

by upwards of 300 basis points, before recovering to the current position of 5.75 – 6%. 

The majority of market movement has been felt in the last 12 months, where yields have sharpened by 50-75bps, driven by 

increased investment in the city by a combination of UK Institutions and overseas funds. Edinburgh’s 2013 office investment volumes 

topped £333m, the highest since the market peak in 2007. 

CBRE’s view on yields for Secondary offices is at 11.5% and trending stronger, having been as high at 13.5% in September 2013. 

Activity in the secondary market has been less pronounced, reflecting the risks associated with these assets.   Significant risk remains 

around void liabilities and the lack of any depth in the occupational market for secondary assets.
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Valuation Methodology - Market Value

SWOT ANALYSIS

MARKETABILITY & DISPOSAL

Suitability for Security

Threats

Timescale for Disposal We consider it prudent to allow for a period of 6 - 9 months to secure a disposal of the property. 

� Agree an extension or re-gear of the existing

lease with the current tenant. 

� Seek to  secure planning consent for alternative

use, most likely residential.

� The tenant elects to vacate the premises at lease expiry.

� Potential for a prolonged void and associated holding costs at

lease expiry. 

� Failure to secure an appropriate planning consent.

Having regard to the very short unexpired term, we consider that the amount and terms of any loan over the property in isolation 

requires careful consideration. This is due to the potential for void periods and during any such period the property will generate a 

negative cash flow as a result of holding costs. That said, value will however, be supported by alternative use potential and on this basis 

we consider that the property is suitable for loan security.

Appendix 1) Tenancy Schedule

2) Detailed Valuation printout

Strengths Weaknesses

Marketability If offered for sale on the open market, we would expect interest  from developers - most likely to 

be considering residential redevelopment - and possibly some investors. 

Our valuation has been undertaken on a traditional investment basis in which we have reflected the current and estimated future 

income flows from the property given the various strengths, weaknesses, opportunities and threats, as set out below, that it carries as 

an asset.

The property is let until March 2015 to ST Microelectronics Ltd at a current rent of £353,200 per annum, equating to £16.80 per sq. 

ft. Based on our opinion of the Market Rent for the subject property, we deem the property to be over rented by approximately 40%.

Based on our discussion with the tenant on site, we understand that they are likely to seek to remain in occupation after expiry of the 

existing lease.  Reflecting this, but at the same time the risk that they may decide to vacate the premises, we have allowed for a 

reduced void marketing period of 12 months from expiry and a further 12 months rent free or equivalent incentive. The landlord's 

works of £65,000 identified in relation to the reception and WC facilities have been allowed for at expiry of the lease.  We have 

assumed that all other costs will be recoverable from the tenant via a dilapidations settlement.  We have also allowed for reletting 

costs, based on 15% of our opinion of Market Rent. 

We have assumed that the property would re-let at our opinion of Market Rent (ERV) of £252,444, which reflects a headline rental 

rate of £12 per sq. ft.

Based on the available evidence, we have applied an equivalent yield of 17% which shows a Market Value, after purchasers costs of 

5.8%, of £1,000,000. This reflects a net initial yield of 30.26% and a reversionary yield of 21.63%.  As a check, we have also 

considered the property on a direct capital value comparable basis and consider that the capital value rate of £47.54 sq. ft. 

produced fairly reflects the available evidence. 

Opportunities

� Proximity to good transport connections.

� Good car parking  provision.

� The property is not in a recognised office location.

� The property is somewhat dated.

� There is only approximately 6 months unexpired on the existing

lease. 

� The property is approximately 40% over rented.

� Occupational demand, other than from the existing tenant, is

likely to be weak with the potential for a prolonged void period 

and associated holding costs.



Unit Tenant Name
Tenant 

Use

Area 

(sq. ft.)
Lease Start Lease Expiry

Effective 

Break
Break Type

Next 

Review

Current Rent 

(pa)

Rental Value 

(ERV)
Comments

All ST Microelectronics Ltd Office 21,037 23/03/1990 22/03/2015 N/A N/A N/A 353,200£   252,444£   

21,037 353,200£   252,444£   

Jupiter Portfolio 
Tenancy Schedule - Traquair House, 33 Pinkhill, Edinburgh, EH12 7BA



Rent Agreed £pa

(£ psf)

Turner & Townsend

1 Osborne Terrace, Edinburgh
Q4 2014 4,679 LR

£63,663

(£13.61)

5 years

Break at 3

Better location

Poorer specification

Lease renewal. Previous 

passing rent is £21.77 sq. 

ft.

Ingeus UK Ltd

1 Osborne Terrace, Edinburgh
Q2 2014 5,904 OML

£59,770

(£10.12)

4 years

Break at 2

Better location

Poorer specification

Stepped rent increasing to 

£12.13 sq. ft.

Johnston Publishing Ltd

Orchard Brae House

Queensferry Road, Edinburgh

Q2 2013 25,555 OML £423,200

15 years

30 months RF

Break at 10

Better location

Comparable specification

Stepped rents increasing 

from £15 & £16 sq. ft. up 

to £16  & £17.50 sq. ft. 

Includes 49 car spaces

Transaction Type Term & Incentives How Comparable

Jupiter Portfolio
Traquair House, 33 Pinkhill, Edinburgh, EH12 7BA - Occupational Comparables

CommentsAddress Date
Floor Area (sq. 

ft.)



Floor Area Passing Rent

(sq ft) £ pa

Various Better building

WAULT 1.7 

years
Better Location

Longer term 

income

44 York Place, 

Edinburgh
Q4 2013 37,132 £4,000,000 £494,649 11.69%

Various

WAULT of 1.2 

years

Poorer building

Better Location

A 1960s city centre office 

building.  In the event that 

consent is granted for conversion 

to hotel use the purchase price is 

to increase to £5.2 million.

Hayweight House, 23 

Lauriston Street, 

Edinburgh

Q2 2013 20,545 £2,300,000 £0 N/A N/A

Better building       

Better location

No income

A modern, refurbished 1990s 

office in the city centre.  The 

purchase price reflected 

£111.95 sq ft. 

Jupiter Portfolio
Traquair House, 33 Pinkhill, Edinburgh, EH12 7BA - Investment Comparables

Comments

Erskine House, 68 - 

73 Queen Street, 

Edinburgh

Under offer 83,702 See comments 1,668,328 11.26%

A significantly larger building in 

the city centre.  We understand 

that it is currently under offer at 

£14 million, reflecting £167 sq 

ft.  

Address Date Agreed Price NIY
Key Tenant & 

Lease Terms
How Comparable



REPORT Summary Valuation CBRE Ltd

Report Date 23 September 2014
Valuation Date 31 August 2014

Property

Address Traquair House,Edinburgh,E12 7BA
File/Ref No A03

Gross Valuation £1,167,156
Capital Costs -£102,867
Net Value Before Fees £1,064,290

Less Stamp Duty @4.00% of Net Value -£40,238
Acquisition Agents Fee @1.00% of Net Value -£12,071
Acquisition Legal Fee @0.50% of Net Value -£6,036

Fees include non recoverable VAT @ 20.00 %
Net Valuation £1,005,945

Say £1,000,000

Equivalent Yield 17.0000% True Equivalent Yield 18.6146%
Initial Yield (Deemed) 30.2616% Initial Yield (Contracted) 30.2616%
Reversion Yield 21.6290%

Total Contracted Rent £353,200 Total Current Rent £353,200
Total Rental Value £252,444 No. Tenants  1
Capital value per ft² £47.54

Running Yields

Date Gross Rent Net Rent Annual Quarterly
31-Aug-2014 £353,200 £353,200 30.2616 % 36.9814 %
23-Mar-2015 £0 £0 0.0000 % 0.0000 %
22-Jun-2015 £0 -£133,827 -11.4661 % -12.3374 %
23-Jun-2015 £0 £0 0.0000 % 0.0000 %
23-Mar-2017 £252,444 £252,444 21.6290 % 24.9017 %

Yields based on £1,167,156

Portfolio: KW - PROJECT JUPITER FOR SPIIRE  NFA
ARGUS Valuation - Capitalisation 2.50.039
Portfolio: KW - PROJECT JUPITER FOR SPIIRE  NFA
ARGUS Valuation - Capitalisation 2.50.039



REPORT Summary Valuation CBRE Ltd

Report Date 23 September 2014
Valuation Date 31 August 2014

REPORT Summary Valuation CBRE Ltd

Report Date 23 September 2014
Valuation Date 31 August 2014

Tenants

Tenant name File/Ref Next Review Earliest Term Cap.Group Method Yield 1 Yield 2 Contracted Rent Current Rent ERV Gross Value
Freehold
S T Microelectronics Ltd A3-1 NA 22-Mar-2015 Private Hardcore 17.000 £353,200 £353,200 £252,444 £1,167,156
Total £353,200 £353,200 £252,444 £1,167,156

Portfolio: KW - PROJECT JUPITER FOR SPIIRE  NFA
ARGUS Valuation - Capitalisation 2.50.039 Page 2



A04 Newcastle, Regent Centre 

4.



Key Statistics

Market Value: £4,250,000 Current Gross Rent (pa): £1,891,716

MV per sq ft £13.80 Current Net Rent (pa): £343,461*

Initial yield: 7.20% Market Rent (pa): £2,060,775

Reversionary yield: 43.19% MR per sq ft £6.67
Equivalent Yield 14.36% Total Irrecoverable Costs £1,548,255
Est. Capital Expenditure £3,053,000 Void Assumption 12 to 84 
WAULT to Break 2.0 Vacancy Rate (by ERV) 49.00%

Inspected by: Danny Latimer MRICS Title Documentation Yes 
Date of Inspection Prepared by: Herbert Smith Freehills14 April 2014
Tenure Freehol Building Survey Yes  
Details if leasehold: N/A Prepared by: CBRE 06 May 2014

Environmental Report Yes

Prepared by: GroundSure 16 April 2014

Jupiter Portfolio - A04

Regent Centre, Gosforth, Newcastle upon Tyne

Market Value Market Rent

General Information Provided

 27 August 2014

*Note circa £1,400,000 empty rates not actually being incurred at present, however, we have reflected the cost as it is 

highly likely it will be payable.



Jupiter Portfolio - A04
PROPERTY DESCRIPTION

Sq m

28,699.28 

28,699.28

                    308,919 Offices

Sq ft

Location & Situation Newcastle upon Tyne is the principal city and commercial centre for the North East and is 

located approximately 280 miles north of London, 110 miles south east of Edinburgh, 14 

miles north west of Sunderland with Stockton on Tees and Middlesbrough some 39 miles to 

the south.

Principal access into Newcastle city centre is via the A184 and the A167, which both interlink 

with the A1(M) to the west which is the main north / south trunk road for the region.  The 

A184 also provides access to the A19 which connects with Teesside. 

Newcastle rail station provides East Coast Mainline services with an approximate journey 

time to London Kings Cross of 3 hours.  Scheduled air services are available from Newcastle 

upon Tyne airport located approximately 8 miles north west of the city centre, which can be 

reached via the local Metro public transport system.

The property is situated in Gosforth, a popular and affluent residential suburb, 

approximately 3 miles north of the city centre.  It is linked to the city via the B1318 Great 

North Road.

The subject property is situated adjacent to a Metro Centre which also doubles as a bus 

interchange, providing frequent services into the city centre and other parts of North 

Tyneside.  Schools are situated adjacent both directly to the east and west.

The Regent Centre comprises seven adjoining and interlinking office blocks, varying from 

five to nine storeys in height.  The buildings were constructed during the mid 1970s and are 

of concrete frame construction, externally clad with a combination of pre-cast concrete 

panels and aluminium and steel framed curtain walling, all surmounted with a flat concrete 

roof, weathered with a combination of asphalt, bitumen felt and single ply membrane.

We have undertaken an external inspection only. From details provided within the CBRE 

Building Survey we understand that internally the accommodation is of a basic specification 

providing offices, however, some areas have been refurbished including serviced office 

accommodation within Dobson House / Eldon House East.  Heating is provided from gas 

fired boilers through perimeter radiators.  The basic specification is dated and comprises 

carpeted floors, painted plaster walls and suspended ceilings with recessed fluorescent strip 

lights.  The majority of the older unrefurbished suites contain stud partition offices.  Those 

larger suites, which have been refurbished, include air conditioning and have been finished 

to a superior specification.

Surface car parking is provided around the site together with a multi-storey car park to the 

north east corner.  We understand that the car parking ratio is approximately 1:500 sq ft.

Accommodation

Description 

Use Type/Floor/Area

Total 308,919



Jupiter Portfolio - A04
CONDITION, REPAIR & STATUTORY

Planning Considerations

Environmental Considerations

The property is covered by the Newcastle Unitary Development Plan, which was adopted 

in 1998.  It is allocated as an area to be retained for business use.  The property is not 

situated within a Conservation Area and is not a Listed building.

We understand the property, in its current use, conforms with the relevant use class 

allocation.
We have been provided with a GroundSure screening report dated 16 April 2014 (ref: 

OSD-1400572) which states that the property is in need of further assessment in terms 

of environmental risk.

CBRE have also undertaken an Environmental Assessment. The site is considered 

suitable for the present use and environmental setting. Contaminants may be present but 

are considered unlikely to have an unacceptable impact on the identified receptors. It is 

unlikely that the issue(s) will arise as a liability/cost for the freehold/long leasehold owner 

of the site where it remains in the current use or otherwise remains undisturbed.

Based on the findings of this review, whilst there is a potential for contamination on site, 

in terms of the current commercial use of the site and its surrounds (predominance of 

hard-standing and reduced ‘identifyability’) and the low environmental sensitivity setting, 

the overall risks are considered to be low to  medium. Additional information on ground 

conditions has been requested from the BGS and is currently awaited.

The report also states that the property has a moderate to high risk of surface flooding. 

The managing agents have confirmed that insurance is in place to cover flooding.

The site extends to approximately 9.31 acres.  It is generally level and of irregular 

configuration.

At the time of our inspection we did not notice any issues with the site, however, you 

should refer to your legal advisors as this falls outside our capacity as General Practice 

Surveyors.

Repair

Site Condition

We have been provided with a Building Key Information Technical Data Sheet and 

Budget Cost Liabilities prepared by CBRE and dated 6 and 7 May 2014.  The 

information provided states that the overall condition is considered to be fair with the 

structure and fabric also considered to be fair and M&E services to be fair.  Points noted 

include deleterious materials in that asbestos containing materials were noted during the 

inspection and appeared to be labelled and being managed.  

The building is constructed of a reinforced cast in situ and pre-cast concrete structure 

with some pre-cast concrete cladding panels.  With regard to the age of the building, it 

is possible that the concrete may contain high alumina cement and calcium chloride 

admixtures.  

No significant defects were noted to the concrete structure during the inspection other 

than some corrosion of reinforcement to the cladding panels.  

They state that internally the building is largely vacant and unoccupied areas are in poor 

order.  



Jupiter Portfolio - A04
Rateable Value We have not been able to identify all the individual assessments relating to the property 

and cross check them with the occupied and vacant areas.  CBRE's rating team have 

reviewed the vacant assessments, with a total Rateable Value of £2,909,350, with an 

estimated 2014/2015 empty rates liability of £1,402,307.  We understand that there is 

an empty rates mitigation scheme in place at present.  We have not reflected this and it 

is assumed that empty rates will become payable and any purchaser would reflect this in 

any offer for the property.

The applicable Uniform Business Rate for the year 2014/2015 is £0.471 per pound 

Rateable Value for properties with a Rateable Value of less than £18,000 and £0.482 

per pound if the Rateable Value is equal to or in excess of £18,000.  

Under the current regime, vacant office properties benefit from 100% relief in the first 

three months following vacancy and 100% liability thereafter.
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TENURE & TENANCIES

Tenure

Details N/A

Principal 

Tenancy
Item

Demise

Tenant

Guarantor

Term

Rent (as varied)

Rent Review

Repairs

Permitted Use

Insurance

Alienation

Alterations

Other / Any 

Onerous 

Provisions

TENANT COVENANT

Details

GF, FF & SF, Eldon House West and Levels 1-5 NEI House

We have had sight of an undated draft Certificate of Title prepared by Herbert Smith Freehills LLP (ref: 

2198/8438/30962448), which states that the property is held Freehold (under Title Number TY218893) and 

Leasehold (under Title Number TY469519).  

The property is subject to a chancel repair liability although we understand insurance has been put in place.  

Herbert Smith Freehills are awaiting the results of the highway search confirming that the property abuts 

adopted roadways.

NRAM Plc

Total £749,226 per annum.

The total gross income is £1,891,716 per annum, which is typically short term with a WAULT to breaks of 

approximately 2 years.  We have deducted the empty rates liability, albeit this is not being incurred at 

present due to an empty rates mitigation scheme, and a sum for running the serviced office 

accommodation based on an estimated £10 per sq ft for the element.  This produces net rental income of 

£343,461.

Detailed financial investigations are outside the scope of this report.  NRAM Plc has an Equifax rating of C 

- Above Average.  In the financial year to 31 December 2012 they recorded a pre-tax profit of 

£494,000,000 and were assessed to have a net worth of £2,571,400,000.  The majority of the tenants 

occupy by way of short term leases and this is of more relevance than the individual covenant strengths.  

Please refer to the Valuation Methodology section for further comments.

Tenant not in occupation.

N/A 

Effectively full repairing.

Not known.

Assumed to be recoverable.

Not known.

Not known.

N/A 

6 years from 19 Jan 2005 expiring 18 Jan 2015.
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OCCUPATIONAL MARKET & RENTAL ANALYSIS

The most recent transaction within the subject property is the letting of a 2,522 sq ft suite in Eldon House 

East on the lower ground floor.  Smart Fitness Gyms Limited have entered into a 10 year term from 19 

August 2014 at an initial rent of £5,500 per annum for year 1, rising to £16,500 per annum thereafter.  

The rent will be reviewed in the fifth year to the higher of OMV or CPI.  The headline rent equates to 

£6.54 per sq ft.

Substantial parts of the property are vacant and the NRAM Plc leases will terminate in January 2015.  In 

order to compete with the superior stock in the Newcastle business parks the rents will need to be very 

attractive.  It is anticipated that there will remain a large permanent void element.  It is anticipated that 

only further short term lettings will be achieved whilst longer term redevelopment prospects are explored.

Newcastle upon Tyne is the primary office location in the North East and serves as the administrative 

centre for Tyne & Wear.  The relative isolation of the Newcastle area means that it is home to important 

regional and public sector functions.  As the regional centre for the North East, Newcastle operates 

important public sector functions as well as local and regional Government operations such as the 

Councils for Newcastle, Sunderland, Gateshead, North Tyneside and South Tyneside and there are a 

relatively large number of Government departments based in the area.

Newcastle had an estimated stock of 11.8 million sq ft as at the end of 2013.  Of this approximately 6.8% 

was completed since the end of 2008 so can be considered as new.  Availability is thought to have 

remained stable over the last 6 to 9 months and stands at 977,000 sq ft as at mid 2013, with a further 

145,000 sq ft under construction and set to complete in 2014.  Take up is estimated to have risen by 19% 

in 2013 to 592,000 sq ft, which was 30% above the five year average of 456,000 sq ft.  Over the last five 

years to Q1 2014 business services has been the key driver of demand, accounting for a 31% share of 

total take up.

Top rents in Newcastle city centre currently stand at a headline figure of £21.50 per sq ft.  Out of town 

headline rents have also remained flat over 2013 at £16.50 per sq ft.  Significant increases in incentives 

and reduced lease terms means that effective rents have fallen much more significantly in recent years.  

This is particularly notable in the out of town markets where some transactions for ten year terms have 

included five year rent frees, effectively halving the net effective rents.

The subject property faces intense competition from superior out of town office developments at Quorum, 

Cobalt and Newburn Riverside where landlords are offering substantial incentives and occupiers prefer to 

locate.  The passing rents in the property vary substantially depending on the floor area, specification and 

length of term.  Licenced accommodation within the serviced office space is let at up to £30 per sq ft on 

an all inclusive basis.  Rents within the more standard accommodation range from approximately £6 to 

£17.25 per sq ft.
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INVESTMENT MARKET COMMENTARY

There have been an increasing number of transactions in the North East during the year to date as UK 

funds and overseas investors have started to venture into the regions.  Local investors with access to 

funding will consider out of town offices, however, active purchases in the North East typically require 

prime well let offices.  Any investors willing to consider secondary / tertiary assets are seeking substantial 

discounts and in order to sell these assets it is still important that they are marketed and priced correctly.  

Certain locations are stronger than others and there is demand for well let properties at Cobalt and 

Quorum out of town office parks, although there is less demand for more secondary office locations such 

as Seaham and Peterlee.  

CBRE's view of secondary office yields is 11.5%, having moved in from 13.5% since September 2013.  

CBRE's view of good secondary office yields currently stand at 7% (moved in from 8.25% since September 

2013).  There have been a variety of sales of office investments in the North East that we are aware of 

including:

In June 2014, Q8 Quorum Business Park was purchased by a private UK investor for £17,500,000 

reflecting a NIY of 8.00%.  A 100,353 sq ft Grade A building is let to Tesco Personal Finance for 15 years 

from December 2009 at a headline rent of £1,500,277 per annum, reviewable on the 10th anniversary.  

This building was completed in 2005 and provides a superior specification and location and is fully let to 

a strong covenant.

In April 2014, Cobalt 14, Cobalt Business Park was purchased by Standard Life for £10,350,000 

reflecting a NIY of 6.74%.  The property is let to North Tyneside Council for a term expiring November 

2032 at a rent of £778,890 per annum.  The rent is subject to fixed annual uplifts (2.6%) on 68% of the 

income and annual RPI increases on the remainder.  This is a superior building in a superior location, fully 

let to the Council with guaranteed rental uplifts.
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Valuation Methodology - Market Value

Our valuation has been undertaken on a traditional investment basis using relevant comparable 

investment and rental transactions, however, we have principally been targeting the underlying rate per sq 

ft.

Rental evidence and market reports suggest that headline rental levels are between £8 to £16.50 per sq ft 

for out of town stock.  The subject property is a substantial secondary office facility located in a suburb of 

Newcastle.  We are, therefore, of the opinion that the market rent, on a headline basis, is in the order of 

£2,060,775 per annum which is based on a range of rates of between £5 to £8 per sq ft for the standard 

stock and £15 to £25 per sq ft for the serviced office space.  We have allowed for £10.00 per sq ft 

running costs for the serviced office element, deducted as a revenue cost.  Letting fees at 15% of ERV have 

been applied to the vacant units.  We have deducted the current empty rates liability and treated as a 

revenue cost.

We have incorporated substantial rental voids of between 12 and 84 months in our valuation reflecting 

the fact that it is likely to prove extremely difficult to let the property and these also take into account the 

likelihood of a very large permanent void element.

The subject property was recently purchased for £4,250,000 which reflects a capital value of £13.80 per 

sq ft overall.  

We have applied a yield of 12.5% to the let elements and 16.75% to the vacant parts which produces a 

Market Value, after purchaser's costs at 5.8%, of £4,250,000.  This equates to a capital value per sq ft of 

£13.80.  The yields and sum applied reflects the condition and a specific sum has not been deducted for 

any repair costs.



Jupiter Portfolio - A04
SWOT ANALYSIS

MARKETABILITY & DISPOSAL

Suitability for Security

We would anticipate interest from property companies / developers looking for longer 

term development opportunities.  

The property comprises dated extensive office buildings with income that is falling away 

and substantial hold costs.  Accordingly we anticipate that the property forms limited 

security for any loan proposed and at the present time without any firm development 

proposals or planning consent could form a substantial liability.

Opportunities Threats

Popular Newcastle suburban location.

Substantial site and property.

Appendix 1) Tenancy Schedule

              2) Detailed Valuation printout

Timescale for Disposal We are of the opinion that a disposal period of some 9 to 18 months from gaining 

control of the asset would be achievable.  We understand that the property recently sold 

for £4,250,000 as part of a larger portfolio.

Medium to longer term opportunity for 

redevelopment subject to obtaining planning 

consent.

NRAM Plc are not in occupation and their leases end 

early in 2015 and, accordingly, their income will cease.  

Additional hold costs are likely to be incurred and the 

asset could prove a substantial liability if an alternative 

use cannot be found.

May be difficult to dispose of an asset such as this other 

than at a relatively low price.

Poor dated older stock.

Limited demand for such a product at the present time.

Substantial competition from superior office buildings 

where high levels of incentives are offered.

Substantial hold costs in form of empty rates and service 

charge shortfalls.

Marketability

Strengths Weaknesses



Ref Tenant Name Description
Total Area 

(ft²)
Lease Start Expiry Date Breaks

Next 

Review
Current Rent pa Rental Value pa 

Vacant Bment  GF & Pt FF Arden House 9929 31/08/2020 30/08/2023 None  . .  £                 -    £       49,600.00 

A4 - 01 Atos IT Services UK Limited                       Part ground & part 1st floors  

Arden House          

18903 25/12/2011 30/09/2022 20/09/2015 

(T)

 . .  £  187,350.00  £     151,200.00 

Vacant 2f & 3f Arden House 18812 31/08/2020 30/08/2023 None  . .  £                 -    £       94,100.00 

World Language School Part 4f Arden House 1917 17/02/2014 31/08/2014 None  . .  £    12,000.00  £         9,590.00 

Barnados Part 4f Arden House 3095 13/05/2014 12/05/2017 24/03/2017 

(T)

 . .  £    30,950.00  £       15,500.00 

A4 - 02 VACANT                                            5th Flr, Arden House                                6704 31/08/2020 30/08/2023 None  . .  £                 -    £       53,600.00 

A4 - 03 VACANT                                            6th & 7th Flrs, Arden House                         13408 31/08/2020 30/08/2023 None  . .  £                 -    £     107,300.00 

A4 - 04 Vodafone Ltd                                      Roof Aerial                                       1 06/09/2000 05/09/2015 None  . .  £      7,873.00  £         7,800.00 

A4 - 51 O2(UK) Ltd                                        Rooftop Aerial, Arden House                       1 01/09/2006 31/08/2016 None  . .  £    13,416.00  £       13,400.00 

A4 - 05 VACANT                                            Bsmt & Ground, Dobson House                        2435 31/08/2020 30/08/2023 None  . .  £                 -    £       12,175.00 

A4 - 49 Edward Lloyd Trust                                         Part First Floor Dobson House                      2689 17/03/2011 25/05/2019 None 17/03/20

16

 £    33,592.00  £       13,400.00 

A4 - 08 Shark Corporation Limited                         Part 1st Flr Dobson                               1627 01/05/2012 30/04/2017 Not Activated  . .  £    12,817.00  £         8,140.00 

A4 - 06 Adriano Ltd and Melissa 

Hairdressing Ltd          

Suite 2, Grd Flr, Dobson                           2238 27/05/2011 27/05/2021 26/05/2016 

(T)

 . .  £    12,500.00  £       11,200.00 

A4 - 07 VACANT                                            Lwr Grd, GF  & 1st Flrs Dobson               15564 31/08/2020 30/08/2023 None  . .  £                 -    £       77,800.00 

Smart Fitness Gyms Ltd Pt LGF Dobson House 2522 19/08/2014 18/08/2024 None 19/08/20

19

 £      5,500.00  £       12,600.00 

A4 - 09 VACANT                                            3rd & 4th Flrs Dobson                             7685 31/08/2020 30/08/2023 None  . .  £                 -    £       38,400.00 

A4 - 10 SCIENCE RECRUITMENT GROUP                         Suite 1, Grainger Suite                           322 01/04/2013 30/09/2014 None  . .  £      7,500.00  £         6,440.00 

A4 - 11 Team Prevent                                      Suite 2, Grainger Suite                           173 03/02/2012 31/10/2014 None  . .  £      5,400.00  £         3,460.00 

A4 - 12  Ultramap  Suite 3, Grainger Suite                           180 01/03/2013 30/09/2014 None  . .  £      5,400.00  £         3,600.00 

A4 - 50 MMEDS                                             Suite 4,Grainger Suite                            180 01/02/2012 30/09/2014 None  . .  £      5,400.00  £         4,500.00 

A4 - 13 Kenwa                                             Suite 5, Grainger Suite                           180 01/05/2010 30/09/2014 None  . .  £      6,480.00  £         3,600.00 

A4 - 14 Health Management                                 Suite 6, Grainger Suite                           180 01/10/2012 31/12/2014 None  . .  £      5,400.00  £         3,600.00 

A4 - 15 Amrut Distilleries                                Suite 7, Grainger Suite                           155 01/02/2007 30/09/2014 None  . .  £      5,280.00  £         3,100.00 

A4 - 16 Team Prevent                                      Suite 8A, Grainger Suite                          253 03/02/2012 31/10/2014 None  . .  £      5,400.00  £         5,060.00 

A4 - 17 Biostore Ltd                               Suite 8B, Grainger Suite                          290 01/06/2014 31/05/2015 None  . .  £      7,200.00  £         7,250.00 

A4 - 18 Systems for Dentists                              Suites 9 & 10, Grainger Suite                           630 01/04/2013 31/03/2015 None  . .  £    16,800.00  £       15,800.00 

A4 - 19 Original Poster Company                           Suite 11, Grainger Suite                          280 19/11/2012 31/10/2014 None  . .  £      7,500.00  £         7,000.00 

A4 - 20 Natural Hero                                         Suite 12, Grainger Suite                          138 01/10/2013 29/09/2014 None  . .  £      4,200.00  £         3,450.00 

A4 - 21 DMS Design                                        Suite 13, Grainger Suite                          138 01/10/2012 30/09/2014 None  . .  £      4,200.00  £         3,450.00 

A4 - 22 Clayside Property Investments                     Suite 14, Grainger Suite                          138 01/03/2006 30/09/2014 None  . .  £      4,740.00  £         3,450.00 

A4 - 23 Keda Consulting Ltd                         Suite 15, Grainger Suite                          138 01/03/2014 31/10/2014 None  . .  £      3,600.00  £         3,450.00 

Jupiter Portfolio 
Tenancy Schedule Regent Centre, Gosforth, Newcastle upon Tyne



Ref Tenant Name Description
Total Area 

(ft²)
Lease Start Expiry Date Breaks

Next 

Review
Current Rent pa Rental Value pa 

A4 - 24 Daniel Majid              Suite 16, Grainger Suite                          180 01/07/2014 30/09/2014 None  . .  £      1,188.00  £         4,500.00 

A4 - 54 French Business Council                           Virtual Office 7, Grainger Suite                  1 01/09/2012 30/09/2014 None  . .  £         900.00  £            900.00 

A4 - 52 Hogan Building Services                           Virtual Office 8, Grainger Suite                  1 01/06/2012 30/09/2014 None  . .  £         480.00  £            480.00 

A4 - 72 Lancer Scott                                      Virtual Office 5, Grainger Suite                  1 01/02/2013 31/08/2014 None  . .  £         900.00  £            900.00 

A4 - 45 J-Plus UK Ltd                                     Virtual Office 1, Grainger Suite                  1 01/01/2010 30/09/2014 None  . .  £         600.00  £            600.00 

A4 - 47 L&M Survey                                        Virtual Office 3, Grainger Suite                  1 01/10/2011 30/09/2014 None  . .  £         900.00  £            900.00 

A4 - 46 Mark English t/a ME Architecture                  Virtual Office 2, Grainger Suite                  1 05/03/2012 30/09/2014 None  . .  £         480.00  £            480.00 

A4 - 78 UK Defence Forum                                  Virtual Office 6, Grainger Suite                  1 01/07/2013 30/09/2014 None  . .  £         900.00  £            900.00 

A4 - 57 Oxford University Press                              Suite 1 Grainger Suite 2                          483 15/02/2014 31/08/2014 None  . .  £    18,348.00  £       12,100.00 

A4 - 58 CompuSolve IT Solutions Suite 2 Grainger Suite 2                          248 01/01/2012 30/09/2014 None  . .  £      6,300.00  £         6,200.00 

A4 - 59 Security Risk Management Suite 3 Grainger Suite 2                          500 12/12/2011 30/09/2014 None  . .  £    13,200.00  £       12,500.00 

A4 - 60 Baxter Pearse Financial                                     Suite 4 Grainger Suite 2                          300 01/03/2014 28/02/2015 None  . .  £      7,200.00  £         7,500.00 

A4 - 61 Realwire                                          Suite 5 Grainger Suite 2                          248 16/04/2012 30/09/2014 None  . .  £      7,200.00  £         6,200.00 

A4 - 63 Oxford University Press                                 Suite 6 Grainger Suite 2                          248 15/02/2014 31/08/2014 None  . .  £      5,652.00  £         6,200.00 

Joe Jobling Wealth Management 

Ltd

Suite 7 Grainger Suite 2 248 03/02/2014 31/10/2014 None  . .  £      7,200.00  £         6,200.00 

A4 - 67 NAC Training                                 Suite 1, Grainger Suite 3                     825 01/02/2014 30/09/2014 None  . .  £    18,000.00  £       16,500.00 

A4 - 68 EDMI                                              Suite 2, Grainger suite 3                         1954 01/02/2013 31/01/2015 None  . .  £    39,072.00  £       29,300.00 

A4 - 70 MR NEVILLE TAKIAR t/a TT LAW LTD                  Suite 3, Grainger Suite 3                         180 01/08/2013 30/09/2014 None  . .  £      4,200.00  £         4,500.00 

A4 - 71 New Skills Consulting                             Suite 4, Grainger Suite 3                         391 01/07/2013 30/09/2014 None  . .  £      9,600.00  £         9,780.00 

C York Suite 10-13 GS3 1150 01/10/2013 31/10/2014 None  . .  £    20,700.00  £       17,300.00 

C York Suite 14 GS3 287 01/04/2014 31/10/2014 None  . .  £      5,166.00  £         7,180.00 

EDMI Europe Suites 15 -17 GS3 860 01/11/2013 31/10/2014 None  . .  £    14,489.00  £       15,100.00 

Peak Indicators Suite 1 GS4 1590 01/02/2014 31/08/2014 None  . .  £    34,560.00  £       23,900.00 

BMC Appointments Ltd Suite 2 GS4 180 01/01/2014 30/09/2014 None  . .  £      5,400.00  £         4,500.00 

Beacon Translations Ltd Suite 3 GS4 180 01/04/2014 30/09/2014 None  . .  £      5,400.00  £         4,500.00 

Embryonyx Suite 4 GS4 180 01/02/2014 31/01/2015 None  . .  £      4,500.00  £         4,500.00 

Ponteland Healthcare Solutions Ltd Suite 5 GS4 180 01/04/2014 31/03/2015 None  . .  £      4,500.00  £         4,500.00 

Lorna Michaels Recruitment Ltd Suite 6 GS4 180 01/04/2014 31/03/2015 None  . .  £      4,500.00  £         4,500.00 

BIM Creative Ltd Suite 4 GS4 180 01/04/2014 31/03/2015 None  . .  £      4,200.00  £         4,500.00 

Pelican Property Management Ltd Suite 8 GS4 273 01/03/2014 28/02/2015 None  . .  £      6,840.00  £         6,830.00 

The City Portal Ltd Suite 9 GS4 273 01/04/2014 31/08/2014 None  . .  £      7,200.00  £         6,830.00 

Vacant Suites 10 - 14 GS4 1437 31/08/2017 30/08/2018 None  . .  £                 -    £       21,600.00 

Nick Grantham Consultancy Ltd Suite 15 GS4 124 01/03/2014 03/09/2014 None  . .  £      3,600.00  £         3,100.00 

Priority Geotechnical Suite 16 GS4 124 01/06/2014 30/11/2014 None  . .  £      1,188.00  £         3,100.00 

Scotts & Co Ltd ta Redstones Suite 17  GS4 124 01/06/2014 31/05/2015 None  . .  £      3,600.00  £         3,100.00 

A4 - 65 Newcastle Premier Health                          Lower Grd Flr, Eldon House West                   2500 02/03/2012 01/03/2017 02/03/2015 

(T)

 . .  £    25,720.00  £       12,500.00 

A4 - 25 VACANT                                            Lower Grd Flr, Eldon House West                   2967 31/08/2020 30/08/2023 None  . .  £                 -    £       14,800.00 



Ref Tenant Name Description
Total Area 

(ft²)
Lease Start Expiry Date Breaks

Next 

Review
Current Rent pa Rental Value pa 

A4 - 26 NRAM Plc                                 Grd, 1st & 2nd Flrs, Eldon House 

West             

17915 19/01/2005 18/01/2015 None  . .  £  264,246.00  £     143,300.00 

A4 - 27 VACANT                                            3rd & 4th Flrs, Eldon House West                  12595 31/08/2020 30/08/2023 None  . .  £                 -    £     100,800.00 

A4 - 28 Freeclaim IDC                                     Part 5th Eldon House West                         2149 18/04/2011 17/04/2016 None  . .  £    21,490.00  £       17,200.00 

A4 - 79 Wood Integrity Management                         Part 5th Eldon House West                         1346 01/09/2011 31/08/2016 None  . .  £    14,806.00  £         6,730.00 

A4 - 64 Asset First    Insolvent                                   Part 5th Eldon House West                         1651 31/08/2020 30/08/2023 None  . .  £                 -    £         8,260.00 

A4 - 56 VACANT                                            6th Floor Eldon House West                        2888 31/08/2020 30/08/2023 None  . .  £                 -    £       23,100.00 

Service Design Solutions Ltd Part 6 Floor Eldon House West 750 18/03/2013 17/03/2015 None  . .  £      9,600.00  £         3,750.00 

Vacant Part 6th Floor Eldon House West 1508 31/08/2020 30/08/2023 None  . .  £                 -    £         7,540.00 

A4 - 29 Cable & Wireless UK                     Roof Top Aerial, Eldon House West                  1 06/09/2005 05/09/2015 None  . .  £      1,836.00  £         1,500.00 

A4 - 30 VACANT                                            Entire building, Northumbria 

House                 

47917 31/08/2020 30/08/2023 None  . .  £                 -    £     239,600.00 

A4 - 31 VACANT                                            Level 0, N.E.I. House                             2509 31/08/2020 30/08/2023 None  . .  £                 -    £       12,500.00 

A4 - 32 NRAM Plc                                 Levels 1 - 5, N.E.I. House                        32880 19/01/2005 18/01/2015 None  . .  £  484,980.00  £     164,400.00 

A4 - 33 VACANT                                            Part Level 6, N.E.I. House                        3925 31/08/2020 30/08/2023 None  . .  £                 -    £       19,600.00 

A4 - 34 VACANT                                            Part Level 6, N.E.I. House                        3354 31/08/2020 30/08/2023 None  . .  £                 -    £       16,800.00 

A4 - 35 Cundall Johnstone and Partners                    Level 7, N.E.I. House                             7276 11/05/2006 10/05/2021 11/05/2016 

(T)

 . .  £  112,778.00  £       36,400.00 

A4 - 66 VACANT                                            Level -1, Horsley House (Part 1)                  935 31/08/2020 30/08/2023 None  . .  £                 -    £         4,680.00 

A4 - 76 Brunel Spire                            Level -1, Horsley House (Part 1)                  1700 28/09/2011 27/09/2014 None  . .  £    13,600.00  £         8,500.00 

A4 - 36 DCL                            Level 0, Horsley House                            2635 11/09/2009 30/09/2014 None 11/09/20

14

 £    16,584.00  £       13,200.00 

A4 - 37 Symetri Ltd                                     Level 1, Horsley House                            2145 26/06/2008 25/06/2018 None  . .  £    17,696.00  £       10,700.00 

Vacant Level 2 rear Horsley House North 2539 31/08/2020 30/08/2023 None  . .  £                 -    £       12,700.00 

A4 - 77 Gleeds                                            Level 2b, Horsley House                           2770 10/08/2011 11/08/2016 None 10/08/20

16

 £    47,872.00  £       13,900.00 

A4 - 39 NRAM Plc                                 Level 3, Horsley House                            5345 19/01/2005 18/01/2015 None  . .  £    78,839.00  £       26,700.00 

A4 - 40 VACANT                                            Part Level 4, Horsley House                       3956 31/08/2020 30/08/2023 None  . .  £                 -    £       19,800.00 

A4 - 42 VACANT                                            Level 5, Horsley House                            5436 31/08/2020 30/08/2023 None  . .  £                 -    £       27,200.00 

A4 - 43 VACANT                                            Level 6, Horsley House                            5613 31/08/2020 30/08/2023 None  . .  £                 -    £       28,100.00 

A4 - 44 Cundall Johnstone and Partners                    Level 7, Horsley House                            5436 01/05/2006 10/05/2021 11/05/2016 

(T)

01/05/20

16

 £    84,258.00  £       27,200.00 

1,891,716£     2,060,775£       



Rent Agreed £pa

(£ psf)

10 years to NHS Better location

£12.00 26 months rent free Better Specification

Break after 6.5 years

10 years to NHS Better location

10
cash equivalent of 14 

months rent free
Better Specification

Break after 6.5 years

Transaction Type Term & Incentives How Comparable

Jupiter Portfolio
Regent Centre, Gosforth, Newcastle upon Tyne - Occupational Comparables

CommentsAddress Date Floor Area (sq ft)

Waterside IV, Newburn 

Riverside, Newcastle
01/02/2013 48,223 OML

Riverside House, Goldcrest Way, 

Newcastle
01/04/2013 24,345 OML



Floor Area Passing Rent

(sq ft) £ pa

Cobalt 14, Cobalt 

Business Park, 

Newcastle

Apr-14 46,136 £10,350,000 778,890 6.74%

Single let to 

North 

Tyneside 

Council until 

November 

2032.

Superior 

tenancy profile

Superior 

location and 

specification

Subject to guaranteed annual 

uplifts to 2.6% (68% of 

income) and RPI (32% of 

income).

Cobalt 21, Cobalt 

Business Park, 

Newcastle

Feb-14 99,294 £12,500,000 1,591,688 12.10%

Newcastle 

Building 

Society until 

December 

2022.

Superior 

tenancy profile

Superior 

location and 

specification

Approx half building let to 

Newcastle Building Society.  

Remainder subject to non-

occupational services 

agreement until April 2022.

Q5 Quorum 

Business Park, 

Newcastle

Sep-13 72,642 2,300,000 13.90%

Multi-let

45% vacant

Superior 

tenancy profile

Superior 

location and 

specification

Capital value of £33 per sq ft

Single let to 

Tesco 

Personal 

Finance until 

December 

2024.

Superior 

tenancy profile

Superior 

location and 

specification

Jupiter Portfolio
Regent Centre, Gosforth, Newcastle upon Tyne - Investment Comparables

Comments

Q8 Quorum 

Business Park, 

Newcastle

Jun-14 100,353 £17,500,000 1,500,277 8.00%

Let for 15 years from 

December 2009 with a review 

at the end of year 10.

Address Date Agreed Price NIY
Key Tenant & 

Lease Terms

How 

Comparable



REPORT Summary Valuation CBRE Ltd

Report Date 23 September 2014
Valuation Date 31 August 2014

Property

Address Regent Centre  ,Newcastle
File/Ref No A04

Gross Valuation £4,771,034
Capital Costs -£262,162
Net Value Before Fees £4,508,872

Less Stamp Duty @4.00% of Net Value -£170,468
Acquisition Agents Fee @1.00% of Net Value -£51,140
Acquisition Legal Fee @0.50% of Net Value -£25,570

Fees include non recoverable VAT @ 20.00 %
Net Valuation £4,261,693

Say £4,250,000

Equivalent Yield 14.3642% True Equivalent Yield 14.9325%
Initial Yield (Deemed) 7.1989% Initial Yield (Contracted) 7.1989%
Reversion Yield 43.1935%

Total Contracted Rent £1,891,716 Total Current Rent £1,891,716
Total Rental Value £2,060,775 No. Tenants  96
Capital value per ft² £13.76

Running Yields

Date Gross Rent Net Rent Annual Quarterly
31-Aug-2014 £1,891,716 £343,461 7.1989 % 7.5348 %
01-Sep-2014 £1,813,056 £264,801 5.5502 % 5.7482 %
04-Sep-2014 £1,809,456 £261,201 5.4747 % 5.6673 %
28-Sep-2014 £1,795,856 £247,601 5.1897 % 5.3625 %
30-Sep-2014 £1,791,656 £243,401 5.1016 % 5.2685 %
01-Oct-2014 £1,642,574 £94,319 1.9769 % 2.0016 %
01-Nov-2014 £1,573,119 £24,864 0.5211 % 0.5228 %
01-Dec-2014 £1,571,931 £23,676 0.4962 % 0.4978 %
01-Jan-2015 £1,566,531 £18,276 0.3831 % 0.3840 %
19-Jan-2015 £738,466 -£809,789 -16.9730 % -18.9385 %
01-Feb-2015 £694,894 -£853,361 -17.8863 % -20.0797 %
01-Mar-2015 £680,854 -£867,401 -18.1806 % -20.4503 %
02-Mar-2015 £655,134 -£893,121 -18.7197 % -21.1330 %
18-Mar-2015 £645,534 -£902,721 -18.9209 % -21.3890 %
01-Apr-2015 £615,534 -£932,721 -19.5497 % -22.1935 %
01-Jun-2015 £604,734 -£943,521 -19.7760 % -22.4848 %
19-Aug-2015 £615,734 -£932,521 -19.5455 % -22.1881 %
31-Aug-2015 £615,734 -£774,401 -16.2313 % -18.0217 %
01-Sep-2015 £665,664 -£724,471 -15.1848 % -16.7431 %
04-Sep-2015 £668,764 -£721,371 -15.1198 % -16.6642 %
06-Sep-2015 £659,055 -£731,080 -15.3233 % -16.9113 %
20-Sep-2015 £471,705 -£918,430 -19.2501 % -21.8094 %
30-Sep-2015 £475,155 -£914,980 -19.1778 % -21.7169 %
01-Oct-2015 £594,635 -£795,500 -16.6735 % -18.5673 %
01-Nov-2015 £659,385 -£730,750 -15.3164 % -16.9029 %
01-Dec-2015 £662,485 -£727,650 -15.2514 % -16.8239 %
01-Jan-2016 £666,085 -£724,050 -15.1760 % -16.7323 %
01-Feb-2016 £699,885 -£690,250 -14.4675 % -15.8767 %
01-Mar-2016 £714,215 -£675,920 -14.1672 % -15.5163 %
01-Apr-2016 £743,515 -£646,620 -13.5530 % -14.7838 %
18-Apr-2016 £722,025 -£668,110 -14.0035 % -15.3205 %
11-May-2016 £524,989 -£865,146 -18.1333 % -20.3907 %
26-May-2016 £512,489 -£877,646 -18.3953 % -20.7216 %
01-Jun-2016 £522,839 -£867,296 -18.1784 % -20.4475 %
12-Aug-2016 £474,967 -£915,168 -19.1818 % -21.7220 %
01-Sep-2016 £446,745 -£943,390 -19.7733 % -22.4812 %
06-Sep-2016 £454,545 -£935,590 -19.6098 % -22.2708 %
06-Mar-2017 £456,045 -£934,090 -19.5784 % -22.2304 %
24-Mar-2017 £425,095 -£965,040 -20.2271 % -23.0677 %
01-May-2017 £412,278 -£977,857 -20.4957 % -23.4165 %
31-Aug-2017 £433,878 £433,878 9.0940 % 9.6354 %

Portfolio: KW - PROJECT JUPITER FOR SPIIRE  NFA
ARGUS Valuation - Capitalisation 2.50.039
Portfolio: KW - PROJECT JUPITER FOR SPIIRE  NFA
ARGUS Valuation - Capitalisation 2.50.039



REPORT Summary Valuation CBRE Ltd

Report Date 23 September 2014
Valuation Date 31 August 2014

REPORT Summary Valuation CBRE Ltd

Report Date 23 September 2014
Valuation Date 31 August 2014

01-Sep-2017 £447,278 £447,278 9.3749 % 9.9510 %
26-Jun-2018 £429,582 £429,582 9.0040 % 9.5344 %
26-May-2019 £395,990 £395,990 8.2999 % 8.7490 %
01-Sep-2020 £405,580 £405,580 8.5009 % 8.9725 %
28-Sep-2020 £414,080 £414,080 8.6790 % 9.1711 %
01-Oct-2020 £427,280 £427,280 8.9557 % 9.4803 %
19-Jan-2021 £761,680 £761,680 15.9647 % 17.6943 %
02-Mar-2021 £774,180 £774,180 16.2267 % 18.0160 %
18-Mar-2021 £777,930 £777,930 16.3053 % 18.1127 %
31-Aug-2021 £1,753,105 £1,753,105 36.7448 % 47.0254 %
20-Sep-2021 £1,904,305 £1,904,305 39.9139 % 52.2700 %
18-Apr-2022 £1,921,505 £1,921,505 40.2744 % 52.8814 %
11-May-2022 £1,985,105 £1,985,105 41.6074 % 55.1687 %
26-May-2022 £1,996,305 £1,996,305 41.8422 % 55.5759 %
12-Aug-2022 £2,010,205 £2,010,205 42.1335 % 56.0831 %
01-Sep-2022 £2,016,935 £2,016,935 42.2746 % 56.3295 %
24-Mar-2023 £2,032,435 £2,032,435 42.5995 % 56.8986 %
01-May-2023 £2,040,575 £2,040,575 42.7701 % 57.1986 %
26-Jun-2024 £2,051,275 £2,051,275 42.9944 % 57.5940 %
19-Aug-2024 £2,047,375 £2,047,375 42.9126 % 57.4497 %
26-May-2025 £2,060,775 £2,060,775 43.1935 % 57.9461 %

Yields based on £4,771,034

Portfolio: KW - PROJECT JUPITER FOR SPIIRE  NFA
ARGUS Valuation - Capitalisation 2.50.039 Page 2
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REPORT Summary Valuation CBRE Ltd

Report Date 23 September 2014
Valuation Date 31 August 2014

REPORT Summary Valuation CBRE Ltd

Report Date 23 September 2014
Valuation Date 31 August 2014

Tenants

Tenant name File/Ref Next Review Earliest Term Cap.Group Method Yield 1 Yield 2 Contracted Rent Current Rent ERV Gross Value
Freehold
World Language School NA 31-Aug-2014 LET Hardcore 13.000 £12,000 £12,000 £9,590 £15,067
Wood Integrity Management  A4-79 NA 31-Aug-2016 LET Hardcore 13.000 £14,806 £14,806 £6,730 £29,878
Vodafone Ltd                         A4-04 NA 05-Sep-2015 LET Hardcore 13.000 £7,873 £7,873 £7,800 £53,959
Vacant NA 30-Aug-2023 VACANT Hardcore 16.750 £0 £0 £94,100 £2,200
Vacant NA 30-Aug-2023 VACANT Hardcore 16.750 £0 £0 £49,600 £1,027
Vacant NA 30-Aug-2018 VACANT Hardcore 16.750 £0 £0 £21,600 £66,688
Vacant NA 30-Aug-2023 VACANT Hardcore 16.750 £0 £0 £7,540 £170
Vacant NA 30-Aug-2023 VACANT Hardcore 16.750 £0 £0 £12,700 £296
VACANT  A4-02 NA 30-Aug-2023 VACANT Hardcore 16.750 £0 £0 £53,600 £41,301
VACANT  A4-03 NA 30-Aug-2023 VACANT Hardcore 16.750 £0 £0 £107,300 £82,805
VACANT  A4-05 NA 30-Aug-2023 VACANT Hardcore 16.750 £0 £0 £12,175 £274
VACANT  A4-07 NA 30-Aug-2023 VACANT Hardcore 16.750 £0 £0 £77,800 £1,713
VACANT  A4-09 NA 30-Aug-2023 VACANT Hardcore 16.750 £0 £0 £38,400 £815
VACANT  A4-25 NA 30-Aug-2023 VACANT Hardcore 16.750 £0 £0 £14,800 £263
VACANT  A4-27 NA 30-Aug-2023 VACANT Hardcore 16.750 £0 £0 £100,800 £77,796
VACANT  A4-30 NA 30-Aug-2023 VACANT Hardcore 16.750 £0 £0 £239,600 £5,427
VACANT  A4-31 NA 30-Aug-2023 VACANT Hardcore 16.750 £0 £0 £12,500 £192
VACANT  A4-33 NA 30-Aug-2023 VACANT Hardcore 16.750 £0 £0 £19,600 £392
VACANT  A4-34 NA 30-Aug-2023 VACANT Hardcore 16.750 £0 £0 £16,800 £438
VACANT  A4-40 NA 30-Aug-2023 VACANT Hardcore 16.750 £0 £0 £19,800 £486
VACANT  A4-41 NA 30-Aug-2023 VACANT Hardcore 16.750 £0 £0 £6,720 £151
VACANT  A4-42 NA 30-Aug-2023 VACANT Hardcore 16.750 £0 £0 £27,200 £653
VACANT  A4-43 NA 30-Aug-2023 VACANT Hardcore 16.750 £0 £0 £28,100 £703
VACANT  A4-56 NA 30-Aug-2023 VACANT Hardcore 16.750 £0 £0 £23,100 £17,812
VACANT  A4-66 NA 30-Aug-2023 VACANT Hardcore 16.750 £0 £0 £4,680 £115
UK Defence Forum  A4-78 NA 30-Sep-2014 LET Hardcore 13.000 £900 £900 £900 £6,116
The City Portal Ltd NA 31-Aug-2014 LET Hardcore 13.000 £7,200 £7,200 £6,830 £41,171
Team Prevent  A4-11 NA 31-Oct-2014 LET Hardcore 13.000 £5,400 £5,400 £3,460 £20,545
Team Prevent  A4-16 NA 31-Oct-2014 LET Hardcore 13.000 £5,400 £5,400 £5,060 £29,656
Systems for Dentists  A4-18 NA 31-Mar-2015 LET Hardcore 13.000 £16,800 £16,800 £15,800 £96,763
Symetri Ltd  A4-37 NA 25-Jun-2018 LET Hardcore 13.000 £17,696 £17,696 £10,700 £52,784
Smart Fitness Gyms Ltd 19-Aug-2019 18-Aug-2024 LET Hardcore 13.000 £5,500 £5,500 £12,600 £81,806
Shark Corporation Limited  A4-08 NA 30-Apr-2017 LET Hardcore 13.000 £12,817 £12,817 £8,140 £31,854
Service Design Solutions Ltd NA 17-Mar-2015 LET Hardcore 13.000 £9,600 £9,600 £3,750 £9,727
Security Risk Management A4-59 NA 30-Sep-2014 LET Hardcore 13.000 £13,200 £13,200 £12,500 £75,534
Scotts & Co Ltd ta Redstone NA 31-May-2015 LET Hardcore 13.000 £3,600 £3,600 £3,100 £19,262
SCIENCE RECRUITMENT A4-10 NA 30-Sep-2014 LET Hardcore 13.000 £7,500 £7,500 £6,440 £37,716
Realwire                                 A4-61 NA 30-Sep-2014 LET Hardcore 13.000 £7,200 £7,200 £6,200 £37,516
Priority Geotechnical NA 30-Nov-2014 LET Hardcore 13.000 £1,188 £1,188 £3,100 £18,330
Ponteland Healthcare Solutio NA 31-Mar-2015 LET Hardcore 13.000 £4,500 £4,500 £4,500 £27,397
Pelican Property Manageme NA 28-Feb-2015 LET Hardcore 13.000 £6,840 £6,840 £6,830 £41,547
Peak Indicators NA 31-Aug-2014 LET Hardcore 13.000 £34,560 £34,560 £23,900 £131,706
Oxford University Press  A4-63 NA 31-Aug-2014 LET Hardcore 13.000 £5,652 £5,652 £6,200 £37,369
Oxford University Press      A4-57 NA 31-Aug-2014 LET Hardcore 13.000 £18,348 £18,348 £12,100 £72,956
Original Poster Company      A4-19 NA 31-Oct-2014 LET Hardcore 13.000 £7,500 £7,500 £7,000 £42,394
O2(UK) Ltd      A4-51 NA 31-Aug-2016 LET Hardcore 13.000 £13,416 £13,416 £13,400 £93,795
Nick Grantham Consultancy NA 03-Sep-2014 LET Hardcore 13.000 £3,600 £3,600 £3,100 £18,691
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REPORT Summary Valuation CBRE Ltd

Report Date 23 September 2014
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Newcastle Premier Health  A4-65 NA 02-Mar-2015 LET Hardcore 13.000 £25,720 £25,720 £12,500 £28,677
New Skills Consulting  A4-71 NA 30-Sep-2014 LET Hardcore 13.000 £9,600 £9,600 £9,780 £59,044
Natural Hero  A4-20 NA 29-Sep-2014 LET Hardcore 13.000 £4,200 £4,200 £3,450 £20,880
NRAM Plc  A4-26 NA 18-Jan-2015 LET Hardcore 13.000 £264,246 £264,246 £143,300 £407,995
NRAM Plc  A4-32 NA 18-Jan-2015 LET Hardcore 13.000 £484,980 £484,980 £164,400 £401,253
NRAM Plc  A4-39 NA 18-Jan-2015 LET Hardcore 13.000 £78,839 £78,839 £26,700 £65,140
NAC Training  A4-67 NA 30-Sep-2014 LET Hardcore 13.000 £18,000 £18,000 £16,500 £96,537
Mark English t/a ME Architec A4-46 NA 30-Sep-2014 LET Hardcore 13.000 £480 £480 £480 £3,253
MR NEVILLE TAKIAR t/a TT A4-70 NA 30-Sep-2014 LET Hardcore 13.000 £4,200 £4,200 £4,500 £27,149
MMEDS  A4-50 NA 30-Sep-2014 LET Hardcore 13.000 £5,400 £5,400 £4,500 £27,243
Lorna Michaels Recruitment NA 31-Mar-2015 LET Hardcore 13.000 £4,500 £4,500 £4,500 £27,397
Lancer Scott  A4-72 NA 31-Aug-2014 LET Hardcore 13.000 £900 £900 £900 £6,106
L&M Survey  A4-47 NA 30-Sep-2014 LET Hardcore 13.000 £900 £900 £900 £6,116
Kenwa  A4-13 NA 30-Sep-2014 LET Hardcore 13.000 £6,480 £6,480 £3,600 £21,265
Keda Consulting Ltd  A4-23 NA 31-Oct-2014 LET Hardcore 13.000 £3,600 £3,600 £3,450 £20,879
Joe Jobling Wealth Manage NA 31-Oct-2014 LET Hardcore 13.000 £7,200 £7,200 £6,200 £37,635
J-Plus UK Ltd  A4-45 NA 30-Sep-2014 LET Hardcore 13.000 £600 £600 £600 £4,071
Hogan Building Services  A4-52 NA 30-Sep-2014 LET Hardcore 13.000 £480 £480 £480 £3,253
Health Management  A4-14 NA 31-Dec-2014 LET Hardcore 13.000 £5,400 £5,400 £3,600 £21,679
Gleeds  A4-77 10-Aug-2016 11-Aug-2016 LET Hardcore 13.000 £47,872 £47,872 £13,900 £89,059
French Business Council  A4-54 NA 30-Sep-2014 LET Hardcore 13.000 £900 £900 £900 £6,116
Freeclaim IDC  A4-28 NA 17-Apr-2016 LET Hardcore 13.000 £21,490 £21,490 £17,200 £59,101
Embryonyx NA 31-Jan-2015 LET Hardcore 13.000 £4,500 £4,500 £4,500 £27,321
Edward Lloyd Trust  A4-49 17-Mar-2016 25-May-2019 LET Hardcore 13.000 £33,592 £33,592 £13,400 £112,722
EDMI Europe NA 31-Oct-2014 LET Hardcore 13.000 £14,489 £14,489 £15,100 £86,201
EDMI  A4-68 NA 31-Jan-2015 LET Hardcore 13.000 £39,072 £39,072 £29,300 £166,401
Dyslexia Action  A4-69 NA 30-Sep-2014 LET Hardcore 13.000 £18,750 £18,750 £17,900 £104,666
Daniel Majid  A4-24 NA 30-Sep-2014 LET Hardcore 13.000 £1,188 £1,188 £4,500 £26,912
DMS Design  A4-21 NA 30-Sep-2014 LET Hardcore 13.000 £4,200 £4,200 £3,450 £20,891
DCL  A4-36 11-Sep-2014 30-Sep-2014 LET Hardcore 13.000 £16,584 £16,584 £13,200 £21,584
Cundall Johnstone and Partn A4-35 NA 11-May-2016 LET Hardcore 13.000 £112,778 £112,778 £36,400 £194,354
Cundall Johnstone and Partn A4-44 01-May-2016 11-May-2016 LET Hardcore 13.000 £84,258 £84,258 £27,200 £145,219
CompuSolve IT Solutions A4-58 NA 30-Sep-2014 LET Hardcore 13.000 £6,300 £6,300 £6,200 £37,445
Clayside Property Investment A4-22 NA 30-Sep-2014 LET Hardcore 13.000 £4,740 £4,740 £3,450 £20,934
Cable & Wireless UK  A4-29 NA 05-Sep-2015 LET Hardcore 13.000 £1,836 £1,836 £1,500 £10,122
C York NA 31-Oct-2014 LET Hardcore 13.000 £20,700 £20,700 £17,300 £96,189
C York NA 31-Oct-2014 LET Hardcore 13.000 £5,166 £5,166 £7,180 £43,093
Brunel Spire  A4-76 NA 27-Sep-2014 LET Hardcore 13.000 £13,600 £13,600 £8,500 £14,012
Biostore Ltd  A4-17 NA 31-May-2015 LET Hardcore 13.000 £7,200 £7,200 £7,250 £44,226
Beacon Translations Ltd NA 30-Sep-2014 LET Hardcore 13.000 £5,400 £5,400 £4,500 £27,241
Baxter Pearse Financial  A4-60 NA 28-Feb-2015 LET Hardcore 13.000 £7,200 £7,200 £7,500 £45,476
Barnados NA 24-Mar-2017 LET Hardcore 13.000 £30,950 £30,950 £15,500 £72,987
BMC Appointments Ltd NA 30-Sep-2014 LET Hardcore 13.000 £5,400 £5,400 £4,500 £27,241
BIM Creative Ltd NA 31-Mar-2015 LET Hardcore 13.000 £4,200 £4,200 £4,500 £27,238
Atos IT Services UK Limited  A4-01 NA 20-Sep-2015 LET Hardcore 13.000 £187,350 £187,350 £151,200 £464,344
Asset First    Insolvent  A4-64 NA 30-Aug-2023 VACANT Hardcore 16.750 £0 £0 £8,260 £196
Amrut Distilleries  A4-15 NA 30-Sep-2014 LET Hardcore 13.000 £5,280 £5,280 £3,100 £19,655
Adriano Ltd and Melissa Hair A4-06 NA 26-May-2016 LET Hardcore 13.000 £12,500 £12,500 £11,200 £28,078
 Ultramap  A4 - 12 NA 30-Sep-2014 LET Hardcore 13.000 £5,400 £5,400 £3,600 £21,179
Total £1,891,716 £1,891,716 £2,060,775 £4,771,034

Portfolio: KW - PROJECT JUPITER FOR SPIIRE  NFA
ARGUS Valuation - Capitalisation 2.50.039 Page 4



A05 Sheffield, Pennine Centre 
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Key Statistics

Market Value: £28,000,000 Current Gross Rent (pa): £2,800,000

MV per sq. ft. £119.00 Current Net Rent (pa): £2,800,000

Initial Yield: 9.47% Market Rent (pa): £2,800,000

Reversionary Yield: 9.47% MR per sq. ft. £10.00

Equivalent Yield 7.38% Total Irrecoverable Costs £0

Est. Capital Expenditure £0 Void Assumption

WAULT to Break Vacancy Rate (by ERV) 0%

Inspected by: Title Documentation Yes 

Date of Inspection Prepared by: Herbert Smith Freehills 14.04.2014

Tenure Freehold Building Survey Yes

Details if Leasehold: Prepared by: CBRE 06.05.2014

Environmental Report Yes

Prepared by: Groundsure 16.04.2014

Jupiter Portfolio - A05

Pennine Centre, Silver Street / Tenter Street, Sheffield

Market Value Market Rent

General Information Provided

Danny Latimer MRICS

36 months on expiry

 26 August 2014

4.25 Years



Jupiter Portfolio - A05
PROPERTY DESCRIPTION

Sq. m

21,822.46 

21,822.46

Completed in 1976, the property comprises a multi-storey office complex arranged in five 

inter connected buildings.  These are referenced as blocks with central cores providing 

vertical access.

We have undertaken an external inspection only. From details provided within the CBRE 

Building Survey we understand that the buildings are of cast in situ concrete frame with pot 

and beam upper floors with reinforced lower ground decks clad with pre-cast concrete 

panels incorporating aluminium framed single glazed windows.  Internal specification 

includes painted plaster walls, suspended grid ceilings, carpeted concrete floors and 

perimeter heating supplemented by cool only two pipe fan quill comfort cooling system.  The 

buildings incorporate perimeter heating and natural ventilation.

The property was comprehensively refurbished by the tenant in 2000, at a cost rumoured to 

be in the region of £18.5 million.  It has the benefit of secure car parking, arranged over six 

half level basement areas, providing a total of 467 spaces.

Accommodation Sq. ft.

234,897 

Description 

Location & Situation Sheffield is the sub regional centre of South Yorkshire located approximately 170 miles north 

of London, 40 miles east of Manchester and some 35 miles south of Leeds.

The city is accessible via junctions 31 to 36 of the M1 motorway, providing access to the 

north and south of the country.  The M18 motorway is located at junction 32 of the M1 

motorway, providing access to Doncaster, Hull and Grimsby.  In addition, the M62 

motorway is located approximately 25 miles north of Sheffield providing access to the east 

and west of the country.

Sheffield's central mainline rail station provides regular links to London St Pancras with a 

fastest journey time of just under 2 hours.  The nearest airport is Doncaster / Sheffield Robin 

Hood airport, which became operational in April 2005 and is located approximately 13 

miles to the north east of the city.

The property forms part of the city's Cathedral Quarter, which is located to the north of the 

central core, with a prominent frontage onto Tenter Street (A61).  It is bounded by Hawley 

Street to the south, Lee Croft to the east and Silverhead Street to the north.  The Cathedral 

Quarter is Sheffield's traditional professional and office district, centred around Campo Lane 

and Queen Street, however, this is an area which has seen decline in recent years as office 

occupation trends have changed and the building stock has aged.

Use Type/Floor/Area

Total 234,897

Offices



Jupiter Portfolio - A05
CONDITION, REPAIR & STATUTORY

The site extends to approximately 0.087 hectares (2.14 acres).  It is of irregular 

configuration and slopes steeply downwards in a south east to north west direction.

We have been provided with a Ground Sure Screening and Floodview report which 

concludes that the property provides an Acceptable Environmental Risk and represents 

Acceptable Banking Security from an environmental risk perspective.

Repair

Site Condition

We have been provided with a Building Information Key Technical Data Sheet and 

Budget Cost Liabilities prepared by CBRE dated 6 May 2014.  The report states that the 

overall condition is fair and that the buildings have been maintained with limited Capex 

expenditure on principal core services with a number of components dating back to 

1976.  Internally the building is fully occupied and subject to high use and, in general, 

the equipment is aged and has exceeded its anticipated service life.

Furthermore they state that there is evidence of a number of concrete defects to the 

external elevations including spalling, rusting of reinforcement bars and water ingress at 

basement level which will require further investigation.

Following the sale and leaseback in 1988 the tenant undertook a comprehensive fit-out 

by installing chillers and two pipe fan coil units throughout the offices.  How this was 

funded and whether these have now become landlord's installation needs to be clarified. 

The impact being a sizeable cost may be incurred should these elements need to be 

replaced and the apportionment of this recoverable by dilapidations or further 

contribution by the landlord needs to be determined.  Lease reports suggest that an 

agreed specification of works was undertaken as part of the lease and this links into 

subsequent repairing obligations.  They recommended a full review of the lease 

arrangement is undertaken as the apportionment of a potential cost of £11 million to 

place the buildings in a FRI like condition needs to be understood.

The building is constructed with a reinforced cast in situ and pre-cast concrete structure 

with pre-cast concrete cladding panels.  With regard to the age of the building, it is 

possible that the concrete may contain high alumina cement and calcium chloride 

admixtures.  Not significant defects were noted to the concrete structure during their 

inspection.

The buildings retain their original windows and cladding panels.  Windows have been 

reported to generate excessive drafts in high winds and they consider that they have 

reached the end of their economic life and are no longer performing as intended.  These 

will require replacement in the near future.  In terms of the M&E services they state the 

condition is fair, however, most of the building services serving Pennine Centre should 

be replaced as part of life cycle considerations.  Chiller plant is operated on R22 

refrigerant and will be un-serviceable after 31 December 2014.

Budget cost liabilities for works within the next five years total £11,090,000.  As stated 

above it is unclear whether all or only part of these will be recoverable from the tenant. 

For the purposes of our valuation we have assumed that the tenant is fully liable.



Jupiter Portfolio - A05
Planning Considerations

Environmental Considerations

Rateable Value The 2010 Rating List entry for the property is as follows:

Address: HSBC, Griffin House, 41 Silver Street Head Sheffield S1 3RF

Description: Offices and Premises

Occupier: HSBC

Rateable Value: £2,110,000

Vacant Rates Payable: N/A

The property is covered by the Sheffield Unitary Development Plan, adopted in 1998, 

and the Sheffield Core Strategy, adopted in March 2009. It is in an area allocated for 

business use. Any future uses would need to be primarily offices with a possibility of a 

limited residential element. The property is not situated in a Conservation Area and it is 

not Listed.

From our brief external inspection of the property there were no obvious contamination 

issues, however, we cannot make any guarantees in this respect.  For the purposes of 

our valuation we have assumed no current or potential environmental liability.

We have been provided with a GroundSure screening report dated 16 April 2014 (ref: 

OSD-1400592) which states that the property is an acceptable environmental risk.

The report also states that the property has a low to moderate risk of surface flooding 

and recommends that several insurers are contacted to confirm the availability of 

reasonably priced insurance for the property.

The applicable Uniform Business Rate for the year 2014/2015 is £0.471 per pound 

Rateable Value for properties with a Rateable Value of less than £35,000, and £0.482 if 

the Rateable Value is in excess of £35,000.

Under the current regime, vacant office properties benefit from 100% relief in the first 3 

months following vacancy and 100% liability thereafter.



Jupiter Portfolio - A05
TENURE & TENANCIES

Tenure

Details N/A

Principal 

Tenancy
Item

Demise

Tenant

Guarantor

Term

Rent (as varied)

Rent Review

Repairs

Permitted Use

Insurance

Alienation

Alterations

Other / Any 

Onerous 

Provisions

TENANT COVENANT

N/A

10 years from 24 December 2013 expiring 23 December 2023 subject to rolling breaks commencing 

on 24 September 2018 and subject to a tenant break penalty of £250,000.

£2,800,000 per annum

None

Full repairing (full liability in respect of certain items to be further explored by solicitors)

Offices

Recoverable from tenant

Details not provided

Details not provided

N/A

Detailed financial investigations are outside the scope of this report.   HSBC Bank Plc has 

an D&B rating of 5A1 based on a tangible net worth of £23,849,000,000 and a minimal 

risk of business failure.  We anticipate investors would consider the tenant as providing very 

strong security.

HSBC Plc

Details

Pennine Centre, Silver Street / Tenter Street, Sheffield

We have had sight of an undated draft Certificate of Title prepared by Herbert Smith Freehills LLP (ref: 

2198/6126/30962448), which states that the property is held Freehold (Title Number SYK339064). 

Herbert Smith Freehills' enquiries of The Coal Authority have unearthed a disused coal mining shaft 

underneath one part of the site.  They are awaiting the results of the highway search confirming that the 

property abuts adopted roadways.



Jupiter Portfolio - A05
OCCUPATIONAL MARKET & RENTAL ANALYSIS

The subject property forms an extremely large office building which is dated and very unlikely to meet modern 

requirements.  If it became vacant it is anticipated that it would need to be let for multiple occupation and it is 

very likely that large elements would remain vacant as a structural void.  Any lettings are likely to be for 

relatively short terms of say 3 to 5 years, with rental incentives in the order of 6 to 12 months awarded 

depending on the amount of accommodation taken and also the level of rent paid.

The rental level at £2,800,000 was agreed at a recent lease re-gear in 2013.  It equates to approximately 

£111.95 per sq. m (£10.40 per sq. ft.) and £750 per car space.  Reflecting the recent agreement we consider 

this to be at an appropriate rental level.  If it became vacant it is anticipated that a wide range of rents would 

apply, depending on length of term, quantum and covenant strength.  Levels are likely to be between £86.11 to 

£129.17 per sq. m (£8.00 to £12.00 per sq. ft.).

Take up in Sheffield over the past five years has been reliant on the public sector.  Take up of pre-lets and 

purpose built properties has been in line with the market area according to Promis. There has also been an 

above average demand for medium sized units (units of 2,322.57 to 4,645.15 sq. m / 25,000 to 50,000 sq. 

ft.).

Take up in 2012 was near 15,515 sq. m (167,000 sq. ft.), the lowest in 20 years.  It is estimated, however, that 

over the first half of 2014 take up reached 13,068 sq. m (140,671 sq. ft.), which is in line with the long term 

average annual take up of 26,569 sq. m (286,000 sq. ft.).

Grade A availability has been steadily declining over the past couple of years and stands at around 32,516 sq. 

m (350,000 sq. ft.).  It has fallen approximately 13% in the past 12 months and there are named requirements 

in the market totalling over 19,509 sq. m (210,000 sq. ft.), however, the Sheffield office market still remains 

challenging.

The rental levels for good Grade B and Grade A quality space is headline rents ranges from £91.49 to 

£215.28 per sq. m (£8.50 to £20 per sq. ft.), depending on location, age and specification.  The more 

modern Grade A space asking rents are between £118.40 to £215.28 per sq. m (£11 to £20 per sq. ft.). 



Jupiter Portfolio - A05
INVESTMENT MARKET COMMENTARY

In March 2014 a US REIT purchased The Pomona Centre, Sheffield for £31,500,000 reflecting a net initial 

yield of 8.22%.  The property totals 12,227 sq. m (131,614 sq. ft.) and is let to Aviva Life & Pensions UK 

Limited until June 2029 at a passing rent of £2,740,884 per annum.  This property is superior to the subject in 

a fringe location. 

In March 2014 Telephone House, Charter Row, Sheffield was sold for £3,100,000, equating to £365.98 per 

sq. m (£34.00 per sq. ft.).  A 1972 former BT office building it was purchased by Vita Student for conversion to 

student accommodation.

Also in March 2014 The Synergy Building, Campo Lane, Sheffield was sold for £3,000,000, equating to a 

gross yield of 10% and £495.14 per sq. m (£46.00 per sq. ft.).  It has a WAULT of 2 years and is a refurbished 

1980s building.

In October 2013 Porterbrook House, Pear Street, Sheffield was sold for £1,775,000, reflecting a net initial 

yield of 26.6% and £451.55 per sq. m (£41.95 per sq. ft.).  It is a 3,931 sq. m (42,312 sq. ft.) Grade B 

building in a fringe location let to the Secretary of State for 1.25 years.

A fundamental change during the last 6 to 12 months has been the return to favour of key regional centres 

and, in particular, demand for office investments.  As the pricing of assets in London and the South East were 

seen to be keen and returns less attractive, funds, property companies and private investors have sought higher 

returns in the regions.  Accordingly, there have been a number of transactions, substantially above those 

achieved in the previous 12 months.   A greater confidence in the regional investment market, coupled with the 

fact that there are very few new developments has led to an improvement in yields.  

Whilst prime buildings let to regular tenants are those sought after, investors are also prepared to consider 

more secondary assets, those with vacant elements or shorter term lease expiries, where there may be an 

opportunity to add value in the future, such as the subject property.

CBRE's view on yields for good secondary offices is at 7% and trending stronger, having been as high as 8.25% 

in September 2013 with secondary at 11.5% also trending stronger and having been substantially higher at 

13.5% in September 2013.

The property is let to a very strong covenant tenant, however, the term certain is relatively short, the building is 

dated and unlikely to suit longer term requirements.  In addition, it is a very high lot size for Sheffield and it can 

be classed as a relatively high risk asset. We are aware of the following investment transactions:



Jupiter Portfolio - A05

Valuation Methodology - Market Value

Our valuation has been undertaken on a traditional investment basis using relevant comparable investment and 

rental transactions.

Rental evidence and market reports suggest that rental levels of between £86.11 and £129.17 per sq. m (£8 

and £12 per sq. ft.) would apply with car spaces at between £500 and £1,000 per space.  The lease was 

relatively recently re-geared from December 2013 at a rent of £2,800,000 and this is, therefore, considered to 

be the current market level which equates to approximately £107.64 per sq. m (£10 per sq. ft.) and £750 per 

car space.

Reflecting the fact there are rolling break options from 24 December 2018, in approximately 4 years 3 months 

time, we have incorporated an expiry void of 36 months to allow for a potential incentive to keep the tenant in 

situ for a longer term or re-letting voids on parts.  As the expiry approaches this expiry period will potentially 

need to be increased.

The subject property was recently purchased for £28,000,000, as part of a portfolio, which reflects a net initial 

yield of 9.47%.  We consider that the acquisition provides the best evidence for the subject property.

We have, therefore, applied a net initial yield of 9.47% which produces a Market Value, after purchaser's costs 

at 5.8%, of £28,000,000.  This shows an equivalent yield of 7.38% and a reversionary yield of 9.47%.



Jupiter Portfolio - A05
SWOT ANALYSIS

MARKETABILITY & DISPOSAL

Suitability for Security

The asset is let to a tenant considered to be of good covenant strength, however, the 

term certain to the break option is limited and it is an asset that is only likely to prove of 

interest to a limited number of purchasers.  There is potential for value erosion as the 

break approaches.  Any loan offered should reflect these factors.

Sheffield city centre location.

Let to HSBC Plc, a very strong covenant tenant, on a 

term expiring in December 2023

We are of the opinion that a disposal period of 9 to 18 months should be achievable.

Further re-gear with HSBC adding value.

Longer term redevelopment potential possibly with 

existing tenant.

Tenant vacates at earliest break date and substantial 

hold costs are incurred.

Substantial decrease in value if this takes place.

Value erosion as lease break approaches.

Dated buildings which are unlikely to suit modern 

occupiers requirements.

Relatively short term certain of approximately 4 years 3 

months to breaks.

Could prove difficult to sell an asset of this lot size with 

relatively short term income in Sheffield.

Appendix 1) Tenancy Schedule

2) Detailed Valuation printout

Strengths

Marketability Reflecting the lot size we anticipate that the property will only be of interest to a limited 

number of parties and, in particular, larger property companies , certain funds and 

potentially certain overseas purchasers seeking asset management opportunities.  

Weaknesses

Opportunities Threats

Timescale for Disposal



REPORT Summary Valuation CBRE Ltd

Report Date 23 September 2014
Valuation Date 31 August 2014

Property

Address Pennine Centre,Sheffield,S1 3RF
File/Ref No A05

Gross Valuation £29,582,434
Capital Costs £0
Net Value Before Fees £29,582,434

Less Stamp Duty @4.00% of Net Value -£1,118,429
Acquisition Agents Fee @1.00% of Net Value -£335,529
Acquisition Legal Fee @0.50% of Net Value -£167,764

Fees include non recoverable VAT @ 20.00 %
Net Valuation £27,960,712

Say £28,000,000

Equivalent Yield 7.3800% True Equivalent Yield 7.6866%
Initial Yield (Deemed) 9.4651% Initial Yield (Contracted) 9.4651%
Reversion Yield 9.4651%

Total Contracted Rent £2,800,000 Total Current Rent £2,800,000
Total Rental Value £2,800,000 No. Tenants  1
Capital value per ft² £119.20

Running Yields

Date Gross Rent Net Rent Annual Quarterly
31-Aug-2014 £2,800,000 £2,800,000 9.4651 % 10.0526 %
25-Dec-2018 £0 £0 0.0000 % 0.0000 %
25-Dec-2023 £2,800,000 £2,800,000 9.4651 % 10.0526 %

Yields based on £29,582,434

Portfolio: KW - PROJECT JUPITER FOR SPIIRE  NFA
ARGUS Valuation - Capitalisation 2.50.039
Portfolio: KW - PROJECT JUPITER FOR SPIIRE  NFA
ARGUS Valuation - Capitalisation 2.50.039



REPORT Summary Valuation CBRE Ltd

Report Date 23 September 2014
Valuation Date 31 August 2014

REPORT Summary Valuation CBRE Ltd

Report Date 23 September 2014
Valuation Date 31 August 2014

Tenants

Tenant name File/Ref Next Review Earliest Term Cap.Group Method Yield 1 Yield 2 Contracted Rent Current Rent ERV Gross Value
Freehold
HSBC Plc A5 - 1 NA 25-Dec-2018 LET Hardcore 7.380% £2,800,000 £2,800,000 £2,800,000 £29,582,434
Total £2,800,000 £2,800,000 £2,800,000 £29,582,434

Portfolio: KW - PROJECT JUPITER FOR SPIIRE  NFA
ARGUS Valuation - Capitalisation 2.50.039 Page 2



A06 Plymouth, The Moneycentre 
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Key Statistics

Market Value: £4,500,000 Current Gross Rent (pa): £774,232.00

MV per sq ft £59.23 Current Net Rent (pa): £774,227.00

Initial yield: 15.72% Market Rent (pa): £700,682.00

Reversionary yield: 14.23% MR per sq ft £2.50 - £15.00

Equivalent Yield 10.35% Total Irrecoverable Costs £75,000

Est. Capital Expenditure £75,000 Void Assumption 0

WAULT to Break 3.92 Years Vacancy Rate (by ERV) 0%

Inspected by: ` Title Documentation Yes - Draft

Date of Inspection 29/08/2014 Prepared by: 14.04.14

Tenure Building Survey Yes 

Details if leasehold: Prepared by: CBRE Ltd 07.05.14

Environmental Report

Prepared by: CBRE Ltd 07.05.14

Jupiter Portfolio -A06

The Money Centre, 1 Drake Circus, Plymouth PL1 1QH

Market Value Market Rent

General Information Provided

Richard Eames BSc Hons FRICS IRRV

Freehold

Herbert Smith Freehills

Included in Building Survey Summary.



Jupiter Portfolio -A06

PROPERTY DESCRIPTION

Sq m

429.86 4,627 10.764

159.05 1712

54.81 590

16.63 179

864.18 9,302

238.39 2,566

0.00

314.29 3,383

19,452

3487.92 37,544

7,030.10

Description 

Constructed in the mid 1970s, the building provides 7 floors of office space, 3 retail units and a two storey public house.  There is a three storey car 

park below the office areas.  The public house and two of the retail units are located in a small semi-detached building.

The main building is a framed structure with concrete floors.  Elevations are clad with ceramic tiles and there are aluminium framed ribbon windows 

to each office floor.  Roofs are flat and mainly asphalt covered.  Internally, the office space has suspended ceilings but no raised floors.  There is fan 

coil air-conditioning.

Accommodation

Offices - 2nd & 3rd Floors + 23 

car parking spaces

Vacant

Roof Top Aerial

 Offices - 4th - 7th Floors + 44 car 

parking spaces 

Retail - Unit 4

Public House - Unit 1 & 2

Retail - Banking Hall

Retail - Unit 3

 Lower Ground Floor Store

Basement, Lower Gnd & Gnd 

StoreRoof Top Aerial

Location & Situation

Plymouth is located in Devon, approximately 45 miles south west of Exeter, 54 miles north east of Truro and 120 miles south west of Bristol. 

Plymouth has a good road network, served by the A38 dual carriage way linking to Junction 31 of the M5 to the north east and to the A390 and 

A30 to the west. The A386 further links Plymouth to Tavistock and Bideford to the north. By rail, London Paddington is approximately 3 hours away. 

The Moneycentre is situated in Plymouth city centre close to the Drake Circus Shopping Centre and immediately opposite Plymouth University’s main 

city centre campus. Plymouth station is approximately ¼ mile from the property. 

The property has a frontage to Coburg Street however vehicular access to the property is taken from a service road to the rear of the buildings 

accessed from Mayflower Street.

The city centre retail offer is a short walk away to the south.

 Roof Top Aerial 

Total 75,672

Offices - 1st Floor + 4 parking 

spaces

Use Type/Floor/Area      Sq ft



Jupiter Portfolio -A06
CONDITION, REPAIR & STATUTORY

Address Description Rateable Value

£12,000

£12,000

£107,000

£196,000

£5,000

£412,500

£3,950

£5,900

£4,200

£11,500

£48,800
Voodoo Lounge, 1 The Money Centre 

Precinct, Plymouth PL1 1QH
Public House and premises

The Uniform Business Rate for the year 2014 is 48.2p per pound rateable value. 

Automatic Teller Machine

Floating Car Spaces The Money Centre 

Precinct, Plymouth PL1 1QH Car Parking Space and premises

Lwr Gnd Floor, The Money Centre 

Precinct, Plymouth PL1 1QH
Shop and premises

3 The Money Centre Precinct, Plymouth 

PL1 1QH
Hairdressing Salon and premises

4th - 7th Floors, The Money Centre, 

Mayflower Street, Plymouth PL1 1QH Offices and premises

4 The Money Centre Precinct, Plymouth 

PL1 1QH

ATM at The Money Centre Precinct,  

Plymouth PL1 1QH

Shop and premises

02 (40050) at Rooftop 

The Money Centre, Mayflower Street, 

Plymouth PL1 1QH
Communication Station and premises

0range (DVN0209) at Rooftop 

The Money Centre, Mayflower Street, 

Plymouth PL1 1QH
Communication Station and premises

Environmental Considerations

The CBRE report referenced above, identifies the property as a "low/medium risk".

For the purposes of our valuation we have assumed that there are no material environmental issues which will affect value.

The GroundSure report indicates a potential significant risk of flooding, however the managing agents have confirmed there is no history of 

flooding and insurance is in place to cover the risk.

Rateable Value

Planning Considerations

We have made informal verbal enquires of Plymouth City Council who have been unable to assist us with our enquires. We have therefore for 

the purposes of our valuation assumed that the property has been constructed, and is occupied, in accordance with a valid planning consent(s). 

Your legal advisors should confirm this to you.

Offices and premises

Offices and premises

1st Floor, The Money Centre Precinct, 

Plymouth PL1 1QH

2nd & 3rd Floors, The Money Centre 

Precinct, Plymouth PL1 1QH

Site Condition

The report on title states the property is in a Radon Gas Affected Area. Your legal advisors recommend that enquiries should be made to establish 

whether protective measures where incorporated in the construction of the property. Should the property be converted/redeveloped for residential 

purposes then secondary measures will be required.

For the purposes of our valuation we have assumed that the property has adequate measures in place.



Jupiter Portfolio -A06
TENURE & TENANCIES

Tenure

Principal Tenancy

TENANT COVENANT

Freehold  - We understand from the Title Verification Report prepared by Herbert Smith Freehills dated 14 April 2014 

that the property is held by way of Freehold Title DN412555.

There is a restrictive covenant in favour of the Council of City of Plymouth not to use the property other than as offices 

with a banking hall, shops, restaurants and kiosks (with the continuing use of the first floor as a nightclub being 

permitted) together with ancillary parking.  A change of use is permitted with written consent, not to be unreasonably 

withheld.

The property is multi-let, but the building is dominated by two tenants; Western Mortgage Services Ltd and Cigna 

Insurance Services (Europe) Ltd (formerly known as First Assist Insurance Services).

Western Mortgage Services Limited account for 39.32% of the current rent roll and Cigna 47.75%.

Western Mortgage Services Limited have a lease of 4th - 7th floors, lower ground, basement and ground floor stores 

until 3 July 2018, on full repairing and insuring terms at a current rent of £343,440 p.a.

Cigna has two leases (1st floor and 2nd/3rd floors) until 22 and 23 February 2018 respectively at a total rent of 

£286,846 p.a.

Western Mortgage Services Limited has an Experian rating of 70/100 which illustrates a below average risk of business failure.

Cigna Insurance Services (Europe) Limited (formerly known as First Assist Insurance Services) has an Experian rating of 60/100 which 

illustrates a below average risk of business failure.

We are of the opinion the investment market would view these tenants as providing good covenants in the context of the property, albeit 

their leases expire in 2018.
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OCCUPATIONAL MARKET & RENTAL ANALYSIS

INVESTMENT MARKET COMMENTARY

• There continues to be strong interest from investors for prime office stock in the regions, however this is met by a shortage of suitable 

stock which is limiting activity. 

• For secondary assets such as the subject property, investors still remain cautious, selecting only those properties with significant asset 

management opportunities or redevelopment angles. 

• Owing to the short income and secondary nature of the property, investors will pay attention to VP value plus income and associated 

refurbishment costs.

• Investment volumes in Plymouth are modest;  the 5 year average value of transactions (2009 - 2013) is £82,850,000.   In 2013 there 

was a considerable fall in activity with a total of £9,630,000 transacted;  the office sector accounting for c30%.  Prime office yields for 

the city are c8%.

• Occupier demand within Plymouth is modest with a 5 year average take up (2009-2013) of 106,000 sq ft.  Take up for 2013 was 

slightly below this at 95,000 sq ft.  There are currently no substantial requirements.

• Total office stock is estimated to be 2,900,000 sq ft with a  vacancy rate of c 10.50%.  There is a lack of Grade A stock with most 

buildings dating from the 1970s -1990s.  Overall development has been limited due to the level of take up and achievable rents;  only 

6% of stock has been built in the last 5 years.

• Prime headline rents in the city centre are £15.00 per sq ft compared to £15.50 per sq ft out of town.

• Current office rents in the building reflect between £9.40  - £12.23 per sq ft.

• The most recent rental evidence created within the property was the letting to Western Mortgage Services of 37,544 sq ft at a 

headline rent of £9.50 per sq ft for a 5 year term from July 2013 (break in 2016).

• At the same time the first floor was let to Cigna for 5 years from July 2013 with 6 months rent free (12 months half rent) at a headline 

rent of £11.00 per sq ft for 9,302 sq ft.
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Valuation Methodology - Market Value

Our approach is as follows:-

• We have reflected the current passing net rent of £774,308 p.a.;

• We have allowed for an average marketing period of 24 months and a rent free period on renewal of 12 months;

• Market rent;  on re-letting we have applied our opinion of market rent, totalling £700,682 p.a. reflecting £9.00 per sq ft on the 

offices, £15.00 per sq ft on the leisure and between £11.00-£17.50 per sq ft on the retail;

• We have allowed irrecoverable business rates and service charge on expiry voids during 2014-2018;

• We have targeted a net initial yield of 15%;

• A capital deduction of £75,000 has been made to reflect the cost of the irrecoverable building works;

• Costs have been deducted at 5.8%;

• This results in a rounded market value of £4,500,000 and a yield profile showing 15.72% net initial yield; 10.36% equivalent and 

14.23 reversionary yield;
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SWOT ANALYSIS

MARKETABILITY & DISPOSAL

Suitability for Security

Appendix 1 Tenancy Schedule
             2) Detailed Valuation printout

Marketability  

The property is likely to appeal to investors specifically looking for high yielding opportunities, possibly with a view to medium term 

redevelopment/change of use.

Unless cross collateralised, purchasers will need to have a relatively high equity stake in the property.  This may well deter some 

investors.

Timescale for Disposal

6 - 9 months

Strengths Weaknesses

Opportunities Threats

We are of the opinion that the property provides security for a loan.  We have not been advised of the proposed mortgage terms, but would 

recommend the bank are mindful of the current income profile from the property and the dominance of two tenants.  Furthermore, the 

capital expenditure required to be spent and the possible need for further testing regarding deleterious materials should be borne in mind.

• High yielding investment.

• Central location.

• 4.25 years AWULT.

• Fully let.

• Negotiate break removal with Western Mortgage 

Services.

• Engage with Cigna early regarding their lease renewal 

in 2018.

• Possible conversion to residential or student 

accommodation subject to building specifics and planning 

and removal of restrictive covenant regarding use.

• Tenant vacancies.

• Required capital expenditure is not recoverable within 

service charge.

• Relatively small office market.

• Dated property in poor condition.

• Capital expenditure required.



Unit Tenant Name Tenant Use
Area 

(sq ft)
Lease Start Lease Expiry Effective Break Break Type Next Review

Current Rent 

(pa)

Rental Value 

(ERV)
Comments

Unit 1 & 2 Trust Inns Ltd Public 

house

4,627 01/08/1984 31/07/2034 None 01/09/2014 48,000 48,600

Banking Hall Barclays Bank Plc Retail 1712 30/01/2003 29/01/2015 None  . . 11,000 11,100

Unit 3 Alan Ivey Retail 590 25/12/2004 24/12/2014 None  . . 5,750 5,750

Unit 4 Christine Card Retail 179 14/10/2008 13/10/2018 None 14/10/2013 4,000 4,000

1st Floor + 4 car parking 

spaces

FirstAssist Services Ltd Offices 9,302 04/07/2013 23/02/2018 None  . . 106,751 83,700

Lower Ground Floor Store Western Mortgage 

Services Ltd.

Store 978 04/07/2013 03/07/2018 01/11/2016 Tenant  . . 0 2440

Vacant 30/06/2016 29/06/2031 None 30/06/2021 0

Basement, Lower Gnd & Gnd 

Store

Western Mortgage 

Services Ltd.

Offices & 

Store

1,588 04/07/2013 03/07/2018 01/11/2016 Tenant  . . 0 3,220

Roof Top Aerial Orange Aerial 25/11/2004 24/11/2019 None 25/11/2014 10,869 10,869

Roof Top Aerial Vacant Aerial 30/06/2015 29/06/2030 None 30/06/2020 0 10,000

Roof Top Aerial O2(UK) Ltd Aerial 18/12/2007 17/12/2019 None 18/12/2012 14,952 13,403

2nd & 3rd Floors + 23 car 

parking spaces

Cigna Insurance 

Services (Europe) 

Limited

Offices 19,452 23/02/2008 22/02/2018 None  . . 229,470 169,700

4th - 7th Floors + 44 car 

parking spaces

Western Mortgage 

Services Ltd.

Offices 37,544 04/07/2013 23/02/2018 01/11/2016 Tenant  . . 343,440 337,900 Service charge 

capped at £301,402 

indexed by RPI each 

year.

75,972 £774,232.00 £700,682

The Money Centre, 1 Drake Circus Plymouth PL1 1QH - Tenancy Schedule

Jupiter Portfolio 



Rent Agreed £pa

(£ psf)

The Money Centre,  1 

Drake Circus, Plymouth

July 2013 9,341 OML £11.00 per sq ft (H) 5 yr term. 

6 months rent free.

£10.28 per sq ft pa 

(NE)

Subject property First Assist Services Ltd

Princes Court, Plymouth April 2013 740 OML £11.00 per sq ft (H) 5 yr lease

3 months rent free

Comparable location but 

much smaller office 

space.

British Red Cross

Cargo Workspace, Millbay 

Road, Plymouth

June 2013 4,412 OML £10.00 per sq ft (H) 4 yr lease

3 months rent free

Modern building in 

central location in 

Plymouth. Better 

specification.

Plymouth Art College

Transaction Type Term & Incentives How Comparable

Jupiter Portfolio
 The Money Centre, 1 Drake Circus Plymouth PL1 1QH  - Occupational Comparables

CommentsAddress Date Floor Area (sq ft)

The Money Centre,  1 

Drake Circus, Plymouth

July 2013 36,492 OML Western Mortgage 

Services

£9.50 per sq ft (H) 5 yr term with break in 

3rd yr

Subject property



Floor Area Agreed Price Passing Rent

(sq ft) £ £ pa

Poseidon House, 

Cattedown, Plymouth

April 2013 17,760 650,000

(36.60 psf)

Good indication of VP 

value

Purpose built office building. 

Partially let. Built mid 2000s

Coburg House, 

Mayflower Street, 

Plymouth

June 2011 32,664 2,618,000

(80.15 psf)

12.20% Historic but in close 

proximity, Similar AWULT, 

Multi let. Mixed covenant 

strength tenant.

City centre office building with 

retail at ground floor and 4 

storey offices above

Enterprise House, 

Isambard, Brunel 

Road, Portsmouth

July 2013 52,352 3,050,000

(58.26 psf)

17.16% Southern city/coast 

location. Shorter 

unexpired term. Older 

building but with recent 

common parts refurb.

1970s office building .  Fully let.

Riverside Chambers & 

Woodfield House, 

Taunton

May 2013 5,000,000

(143.40 psf)

15% Let to Secretary of State 

for £813,000 p.a. with 

2.5 unexpired.

Shorter unexpired term.  

OOT location. More 

modern building.

Clarence House, 

Newport

April 2014 4,500,000

(45.28 psf)

14.7% (off 

contracted 

income)

8.23 unexpired. 5.6 

years to break

Similar age building in 

secondary location.

Multi let with an income of 

£767,473 p.a.  Net of 

irrecoverables, income is 

£507,412 p.a.

Jupiter Portfolio
 The Money Centre, 1 Drake Circus Plymouth PL1 1QH - Investment Comparables

CommentsAddress Date NIY
Key Tenant & Lease 

Terms
How Comparable



REPORT Summary Valuation CBRE Ltd

Report Date 23 September 2014
Valuation Date 31 August 2014

Property

Address The Moneycentre,Drakes Circus,Plymouth,PL1 1QH
File/Ref No A06

Gross Valuation £4,923,861
Capital Costs -£75,000
Net Value Before Fees £4,848,861

Less Stamp Duty @4.00% of Net Value -£183,322
Acquisition Agents Fee @1.00% of Net Value -£54,997
Acquisition Legal Fee @0.50% of Net Value -£27,498

Fees include non recoverable VAT @ 20.00 %
Net Valuation £4,583,044

Say £4,500,000

Equivalent Yield 10.3455% True Equivalent Yield 10.9210%
Initial Yield (Deemed) 15.7240% Initial Yield (Contracted) 15.7240%
Reversion Yield 14.2303%

Total Contracted Rent £774,232 Total Current Rent £774,232
Total Rental Value £700,682 No. Tenants  12
Capital value per ft² £59.23

Running Yields

Date Gross Rent Net Rent Annual Quarterly
31-Aug-2014 £774,232 £774,227 15.7240 % 17.3997 %
01-Sep-2014 £774,832 £774,827 15.7362 % 17.4146 %
25-Dec-2014 £769,082 £763,501 15.5062 % 17.1338 %
30-Jan-2015 £758,082 £735,655 14.9406 % 16.4472 %
25-Jun-2015 £758,082 £738,281 14.9939 % 16.5117 %
30-Jul-2015 £758,082 £746,567 15.1622 % 16.7157 %
31-Aug-2015 £768,082 £756,572 15.3654 % 16.9625 %
25-Sep-2015 £768,082 £759,522 15.4253 % 17.0354 %
30-Oct-2015 £768,082 £768,082 15.5992 % 17.2473 %
25-Mar-2016 £773,832 £773,832 15.7160 % 17.3899 %
30-Apr-2016 £784,932 £784,932 15.9414 % 17.6657 %
01-Nov-2016 £441,492 £103,218 2.0963 % 2.1240 %
23-Feb-2018 £212,022 -£293,540 -5.9616 % -6.1905 %
24-Feb-2018 £105,271 -£480,288 -9.7543 % -10.3792 %
01-Aug-2018 £105,271 -£342,563 -6.9572 % -7.2706 %
14-Oct-2018 £101,271 -£348,726 -7.0824 % -7.4073 %
01-Nov-2018 £101,271 -£148,176 -3.0093 % -3.0668 %
14-Apr-2019 £101,271 -£146,908 -2.9836 % -3.0401 %
14-Jul-2019 £101,271 -£146,013 -2.9654 % -3.0212 %
23-Nov-2019 £101,271 -£75,986 -1.5432 % -1.5582 %
24-Nov-2019 £101,271 -£42,504 -0.8632 % -0.8679 %
25-Nov-2019 £90,402 -£53,373 -1.0840 % -1.0914 %
17-Dec-2019 £90,402 -£53,378 -1.0841 % -1.0915 %
18-Dec-2019 £75,450 -£68,330 -1.3877 % -1.3999 %
14-Jan-2020 £79,450 -£64,330 -1.3065 % -1.3172 %
23-Feb-2020 £79,450 £32,930 0.6688 % 0.6716 %
24-Feb-2020 £79,450 £79,440 1.6134 % 1.6298 %
01-May-2020 £423,010 £423,000 8.5908 % 9.0727 %
24-Nov-2020 £423,010 £423,005 8.5909 % 9.0728 %
25-Nov-2020 £433,879 £433,874 8.8117 % 9.3192 %
17-Dec-2020 £433,879 £433,879 8.8118 % 9.3193 %
18-Dec-2020 £447,282 £447,282 9.0840 % 9.6241 %
23-Aug-2021 £616,982 £616,982 12.5305 % 13.5768 %
24-Aug-2021 £700,682 £700,682 14.2303 % 15.5920 %
31-Jul-2034 £700,682 £677,547 13.7605 % 15.0305 %
31-Jul-2035 £700,682 £700,682 14.2303 % 15.5920 %

Yields based on £4,923,861

Portfolio: KW - PROJECT JUPITER FOR SPIIRE  NFA
ARGUS Valuation - Capitalisation 2.50.039
Portfolio: KW - PROJECT JUPITER FOR SPIIRE  NFA
ARGUS Valuation - Capitalisation 2.50.039



REPORT Summary Valuation CBRE Ltd

Report Date 23 September 2014
Valuation Date 31 August 2014

REPORT Summary Valuation CBRE Ltd

Report Date 23 September 2014
Valuation Date 31 August 2014

Tenants

Tenant name File/Ref Next Review Earliest Term Cap.Group Method Yield 1 Yield 2 Contracted Rent Current Rent ERV Gross Value
Freehold
Western Mortgage Services A6-13 NA 01-Nov-2016 Private Hardcore 10.345 £343,440 £343,440 £337,900 £2,078,616
Western Mortgage Services A6-06 NA 01-Nov-2016 Private Hardcore 10.345 £0 £0 £2,440 £5,469
Western Mortgage Services A6-08 NA 01-Nov-2016 Private Hardcore 10.345 £0 £0 £3,220 £4,776
Vacant A6-10 31-Aug-2020 30-Aug-2030 Private Hardcore 10.345 £0 £0 £10,000 £87,593
Trust Inns Ltd A6-01 01-Sep-2014 31-Jul-2034 Private Hardcore 10.345 £48,000 £48,000 £48,600 £466,817
Orange A6-09 25-Nov-2014 24-Nov-2019 Private Hardcore 10.345 £10,869 £10,869 £10,869 £99,165
O2(UK) Ltd A6-11 18-Dec-2017 17-Dec-2019 Private Hardcore 10.345 £14,952 £14,952 £13,403 £128,430
FirstAssist Services Ltd A6-05 NA 23-Feb-2018 Private Hardcore 10.345 £106,751 £106,751 £83,700 £612,919
Cigna Insurance Sevices (Eu A6 - 12 NA 22-Feb-2018 Private Hardcore 10.345 £229,470 £229,470 £169,700 £1,273,023
Christine Card A6 - 04 NA 13-Oct-2018 Private Hardcore 10.345 £4,000 £4,000 £4,000 £34,877
Barclays Bank Plc A6 - 02 NA 29-Jan-2015 Private Hardcore 10.345 £11,000 £11,000 £11,100 £85,981
Alan Ivey A6 - 03 NA 24-Dec-2014 Private Hardcore 10.345 £5,750 £5,750 £5,750 £46,193
Total £774,232 £774,232 £700,682 £4,923,861

Portfolio: KW - PROJECT JUPITER FOR SPIIRE  NFA
ARGUS Valuation - Capitalisation 2.50.039 Page 2



A07 Luton, Cresta House 



Key Statistics

Market Value: £2,150,000 Current Gross Rent (pa): £455,658

MV per sq ft £35.73 Current Net Rent (pa): £425,182

Initial yield: 17.53% Market Rent (pa): £487,035

Reversionary yield: 20.08% MR per sq ft £8.14
Equivalent Yield 12.22% Total Irrecoverable Costs £30,656
Est. Capital Expenditure £75,000 Void Assumption 30 months
WAULT to Break 1.48 years Vacancy Rate (by ERV) 10.26%

Inspected by: Peter Stoughton-Harris MRICS Title Documentation Yes

Date of Inspection 20 August 2014 Prepared by: Herbert Smith 

Freehills LLP Undated
Tenure Freehold Building Survey: Yes
Details if leasehold: N/A Prepared by: CBRE Undated

Environmental Report
Prepared by: CBRE Undated

Jupiter Portfolio - A07

CRESTA HOUSE, 2 to 12 Alma Street & 1 to 5 New Bedford Road, LUTON, LU1 2PU

Market Value Market Rent

General Information Provided

Included in Building Survey 
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PROPERTY DESCRIPTION

Sq m

4,507.74

1,083.25

5,590.99

Retail

The property comprises a prominent corner building with a parade of 7 retail units on the 

ground floor with six upper floors of offices.

The retail frontage wraps around from Alma Street to New Bedford Road. The units provide 

a mixture of retail (A1), Financial & Business Services (A2) and a restaurant (A3). 

The property provides open plan office accommodation, however some of the tenants have 

partitioned their accommodation. The third, fourth and sixth floors have been divided into 

half floors. It provides basic Grade B office accommodation. The specification includes 

suspended ceilings with recessed lighting, secondary double glazing, underfloor trunking, 

carpeting, gas fired central heating and male and female WCs on each floor. The property 

has 62 car parking spaces arranged over ground level with part under croft parking and 

basement level.

Accommodation

Location & Situation The Property is situated at the junction of Alma Street and New Bedford Road, in the heart 

of Luton town centre and close to the main shopping centre and opposite  the Galaxy 

Centre incorporating Cineworld. The main arterial road to the North is the A505 which 

provides direct access to Junction 11 of the M1 and Airport Way provides access to Junction 

10 of the M1. Luton mainline railway station to London has an average journey time of 

around 50 minutes with an express service travelling to London St Pancras which takes c.30 

minutes.

Luton benefits from its own international airport a few miles south west of the subject 

property  with Heathrow Airport to the South and Stansted Airport 30 miles to the east. 

Description 

Use Type

Total 60,181

Sq ft

48,521

11,660

Offices
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CONDITION, REPAIR & STATUTORY

The site is considered suitable for the present use and environmental setting. It is 

unlikely that any issues will arise as a liability/cost for the freehold/long leasehold owner 

of the site and/or impact the value or future saleability of the asset. Based on the 

findings of this review, no significant potential sources of soil or groundwater 

contamination have been identified at the site and no  significant exposure pathways 

have been identified from potential sources of soil and groundwater contamination in 

the immediate surrounding area. CBRE concludes the overall risk to be low.

The Certificate of Title includes a Ground Sure Screening and Floodview report. The 

executive summary refers to there being an acceptable environmental risk associated 

with the Property. The risk of flooding is referred to as being moderate and there is a 

high risk of flooding from pluvial/surface water. We understand that the buidings 

insurance covers flooding and there is no history of flooding at the property.

Repair

Site Condition

The building survey completed by CBRE concluded that the building structure and 

external fabric is in a relatively sound condition for the building's age and use. The 

external building envelope is in good condition with no real causes for concern. 

However, there are signs we consider may show thermal movement and cracking 

internally in two main areas of the upper floor ceilings and we would therefore 

recommend monitoring and a  provisional sum for repair and making good works after 

say 12 months. The roof coverings have, we estimate, been recovered in the last 10 

years and are performing well. The windows are in sound condition albeit in need of 

redecoration, although their thermal performance is far from current standards and the 

building would benefit from an upgrade in this regard. However, the rear elevation 

windows have uniformly leaking concrete cills showing minor damp on the  brickwork 

beneath, for which we recommend repair. Damp was noted within the lower car park 

where the walls abut the ceiling, however, this is attributable to the lack of maintenance 

to the mezzanine deck and the recommended repairs  should rectify this situation. 

Internally the building is largely occupied and although these areas may not be kept in 

the best of condition, the tenant is responsible for internal repairs and maintenance of 

the building fabric. The Building Services are generally in a fair condition commensurate 

with age but are entering into the latter stages of their serviceable life. The systems are 

subjected to a regular maintenance programme. The tenants are responsible for the 

maintenance within their demise.

We have made a day one allowance for £75,000 within the valuation for unrecoverable 

capital expenditure.
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Planning Considerations

Environmental Considerations

Rateable Value

Luton Borough Council are currently consulting on the Draft Local Plan 2011-2031 

which is due to be adopted in November 2015.

The property is subject to three policies under the Luton Local Plan 2001 – 2011.  Under 

Policy CA1 – Central Area, the Borough Council will permit developments provided they 

maintain or enhance the area’s role as an attractive focal point for the Borough and its 

role as a mixed use area.  Under Policy S1 – Retail Strategy, proposals for retail 

development will be considered in appropriate existing centres and if the scale and 

nature of the development is in keeping with the character of the area.  Under Policy S2 

– Town Centre shopping area, planning permissions will be granted for A2, A3, A4,

and A5 uses provided the premises are above ground floor, in the secondary shopping 

areas or at ground floor and the proposed use will not have an adverse effect on the 

vitality of a particular shopping frontage.

The property is also within the Airport Safeguarding Area. This constraint requires that 

the Airport is notified of, and consulted with, for all new buildings, structures, erections 

and works within this area.

There are a number of historic planning applications at the property for various minor 

works.  An application for the installation of 4 external air conditioning condenser units 

at the rear of the premises was granted permission in 2008 (08/00205/FUL).

Please see attached tenancy schedule.

We have received a Management Asbestos Report dated March 2013, which identified 

Asbestos-Containing Materials in Tenants' demised areas. We assume that the 

responsibility for managing the ACMs will fall to the tenant due to their identified 

locations, but some of their individual lease may exclude some of these liabilities and we 

have assumed this cost if applicable will be cover by our capex allowance.
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TENURE & TENANCIES

Tenure Freehold Title 

No. BD202893

Details

Principal 

Tenancy Item

Demise

Tenant

Guarantor

Term

Rent (as varied)

Rent Review

Repairs

TENANT COVENANT

25 years 1 month and 24 days

Abbey National Plc

Upwards only on the fifth anniversary of the commencement of the contractual term.

£115,362

Assume Internal Repairing with a service charge to cover the external repairs

SANTANDER UK PLC - D&B Rating 5A1 - Representing a minimum risk of business failure. 

1/8 Alma Street - 1st Floor & part 4th Floor

Details

The property is subject to a number of benefits and incumbrances which are not considered 

to be material from a valuation perspective.  Indemnity insurance has been obtained in the 

sum of £1,000,000 in respect of potential chancel repairs liability.

The Certificate of Title for the subject property does not detail any lease particulars. We 

have therefore relied on the current tenancy schedule provided by the asset manager and 

assume the lease details within the schedule are correct.
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OCCUPATIONAL MARKET & RENTAL ANALYSIS

INVESTMENT MARKET COMMENTARY

Valuation Methodology - Market Value

• Office income is secured against reasonable covenant tenants such as Luton Borough Council.

• Short unexpired term and the fact that many tenants are not in occupation limits the investment appeal.

• Lot size may suit an auction sale.

In arriving at our opinion of value, we have had regard to the very short term nature of the income, the current tenants 

and its location in the Town Centre.  Many of the tenants are in discussions with the Borrower and whilst very little has 

actually been documented a realistic and pragmatic approach to future tenants should enable some income to 

maintained, for example the estate agents at 8 Alma Road have a lease expiry next March 2015 and the Borrower is in 

discussions now about a new 5 year lease at the same rent passing of £12,000 pax. The Co-Op Bank has agreed to a 5 

year reversionary lease subject to the rent being increased to £41,900 pax and  3 months rent free now and 3 months 

rent free deferred until June 2016. 

The largest tenant  Abbey National have sublet the entirety of their property on the first floor to Cafcass and thus they will 

not be renewing their headlease. However Cafcass wish to stay and discussions are proceeding.  The Secretary of State for 

the Environment  has recently served three section 26 requests requesting 5 year terms from next January, with 3 year 

tenant only break clauses.  The Shaw Trust are holding over under the Act and this arrangement is being documented.  

The Luton Law Centre have an expiry in December 2014 and discussions are proceeding as they indicated they were 

looking to stay.

Clearly the property will require intensive asset management and as these incentives are unsigned we have not reflected 

these transactions in the cashflow adopted for the valuation.  Any purchaser would have regard to reversionary potential 

of the property and we have target a yield of around 20% checking this against the equivalent yield and capital value per 

sq ft.  In the longer term this asset would be purchased for the short term income which you would hope to maintain at 

over 10 % and then seek to obtain permission for a change of us for higher value potentially residential.  Due to the 

redevelopment nature of the property no purchaser would incur any capex expenditure unless there was an immediate 

payback and that is why we have only allowed £75,000 as a day one cost.

Whilst there are service charge caps in respect of some of the tenancies, we are advised that there is no shortfall.

• PMA estimate take up in Luton to have actually fallen by 19% in 2013 to 29,000 sq ft. At this level, take up in Luton was

65% below the 5 year average of 84,000 sq ft. However this average is skewed by the high level of take up recorded in 

2008.

• Overall office occupier demand in Luton is relatively weak.

• The floor plates are c.8,000 sq ft, which is quite large in relation to the size of requirements in Luton.

• Given the tenant line-up, as a large amount of space is occupied by the courts, it may be possible to retain the current

tenants.

• The newly appointed asset manager has advised negotiations have started at around £7.50 per sq ft, with tenants who's

lease expiry's have passed or are approaching.



Jupiter Portfolio - A07
SWOT ANALYSIS

MARKETABILITY & DISPOSAL

Suitability for Security

Appendix 1) Tenancy Schedule

2) Detailed Valuation printout

Strengths Weaknesses

Opportunities Threats

Having regard to the short unexpired term, we consider that the amount and terms of any loan over the property in isolation 

requires careful consideration. This is due to the potential for void periods and the negative impact of associated holding 

costs. That said, value will however, be supported by alternative use potential.  However in view of the considerable asset 

management requirements we do not consider at present the property is suitable for loan security in isolation.

Timescale for Disposal

• Multi let office and retail property

• Diversity of income

• Part let to government tenant who is keen to stay

Marketability The property offers the potential to improve returns through active asset management 

with potential for residential conversion in the longer term. The property is therefore 

likely to appeal to opportunistic investors.

12 months.

• Tenants may not renew at expiry

• CAPEX requirement may not be recoverable from

tenants

• Accommodation is dated

• Negotiate lease renewals to improve WAULT

• Potential for residential conversion in the medium

term

• Short WAULT

• Significant potential CAPEX requirement

• Secondary location



Unit Tenant Name Tenant Use
Area 

(sq ft)
Lease Start Next Review

Current Rent 

(pa)

Rental Value 

(ERV)
Comments

2 New Bedford Road Pulse Retail Retail 475 23/03/2011 23/03/2016  £         7,950 7,950£          

1 New Bedford Road Mr Gill (Newsagent) Retail 998 19/07/2006 19/07/2016 12,580£        12,580£        Expiry date may be 18/07/2020.

10/12 Alma Street Vacant Office 1,269 -£  14,500£        Ex LBC Space

Car Space Vacant Office 73 -£  548£  Ex LBC

8 Alma Street H. Shiebert Esq. Estate Agents Office 989 25/03/1990 12,000£        12,000£        Actual rent payable is £15,000 pa however personal rent concession agreed with tenant at £12,000 pa.

1A New Bedford Road Cutting Corner Ltd (Hairdressers) Retail 1,251 29/09/2005 9,750£          9,750£          

2,4 & 6 Alma St. GF & Mezz. Cooperative Bank Plc Retail 3,729 16/06/2006 39,000£        39,000£        No S/C provisions

5 New Bedford Road Zamyeer Asghar 2,865 25/12/2011 25/12/2016 20,000£        20,000£        

1/8 Alma St. FF Abbey National Plc Office 8,372 01/11/1989 01/11/2014 71,162£        62,790£        Underlet to the Children & Family Court Advisory and Support Service.

1/8 Alma St. 4F Abbey National Plc Office 4,700 01/11/1989 01/11/2014 44,200£        35,250£        Tenant granted TAW to Changing Lives Project at £625 pm.

1/8 Alma St. 2F

SEC OF STATE FOR THE 

ENVIRONMENT - Assumed holding over Office 8,700 29/09/1994 63,625£        65,250£        

1/8 Alma St. Pt 3F Premier Newspapers Ltd [Shaw Trust] Office 4,839 17/04/1989  £       37,220  £          36,292 Tenant holding over.

1/8 Alma St. Pt 3F Vacant - 3,914  £ -    £       29,355 

1/8 Alma St. Pt 4F

Sec of State for Communities & Local 

Government Office 4,000 10/12/2007  £       30,000 30,000£        

1/8 Alma St. 5F

SEC OF STATE FOR THE 

ENVIRONMENT Office 8,557 29/09/1994  £       61,175 64,177£        

1/8 Alma St. Pt 6F Trillium Prime Property (GP) Ltd Office 2,756 10/06/2007 10/06/2017  £       20,695 20,670£        

1/8 Alma St. Pt 6F Luton Law Centre Office 2,683 01/08/2005  £       21,500 20,122£        S/C capped at £16,098 increased by RPI.

Sub station Eastern Power Networks plc sub stn 24/06/1962  £ 1 -£  

Car Parking

Car Space 21 H. Shiebert Esq. Estate Agents Car Space 21 12/03/1996 1,200£          1,200£          Licence determinable on quarter day by 3 months notice

Car Space 22 Luton Law Centre Car Space 22 07/09/2006 1,200£          1,200£          Licence determinable on quarter day by 3 months notice

Vacant Car Space 6 -£  1,200£          

Vacant Car Space 15 -£  1,200£          

Vacant Car Space 24 -£  1,200£          

Vacant Car Space 4 -£  1,200£          

Vacant Car Space 9 -£  1,200£          

Vacant Roof Top Aerial

-£  1,200£          

60,170 453,258£      489,834£      

Jupiter Portfolio 
 Cresta House, Luton - Tenancy Schedule



Rent Agreed £pa

(£ psf)

2-12 Victoria Street, Luton Jan-14 1,875
£14,062.50 pa (£7.50 sq 

ft)

5 year term with a break in the 

3rd year. Nil incentives.

Office block on the edge of 

town centre. Similar quality to 

the subject property.

Victoria House, 14-26 Victoria Street, 

Luton
Nov-13 1,582 £14,238 pa (£9.00 sq ft)

6 year IRI lease subject to 

review and a mutual break 

option in the 3rd year. Nil 

incentives.

Office block of superior quality 

to the subject property.

The Town House, Park Street, Luton Sep-13 4,461 £44,610 pa (£10.00 sq ft)
10 year FRI lease with no 

breaks and no rent reviews.

Office block of inferior quality 

to the subject.

4 Dunstable Road, Luton Aug-13 7,818 £46,908 pa (£6.00 sq ft)

10 year lease subject to a fifth 

year review. Undisclosed 

incentives.

Fringe location compared to the 

Subject property and inferior 

specification.

The Village, Great Marlings, Luton Jun-13 2,727
£47,722.50 pa (£17.50 sq 

ft)

5 year term with a break at 2.5 

years. 3 months rent free.

Office block of superior quality 

to the subject located on the 

outskirts of Luton town.

Transaction Type Term & Incentives How Comparable

Jupiter Portfolio
Cresta House, Luton - Occupational Comparables

CommentsAddress Date Floor Area (sq ft)



Floor Area Passing Rent

(sq ft) £ pa

One Legg Street, 

Chelmsford

Jun-14 74,332 £15,424,500 £16.93 8.16 Lloyds Bank Plc

Expiry 24/3/2016

Rent £730,000 pa

Superior quality office building 

with a slightly longer  WAULT. 

Multi-let to 6 tenants with good 

tenant covenant.

Landlord offering a 2 year 

guarantee on 3,498 sq ft of 

vacant office at £21 per sq ft. 

8.63% NIY including guarantee.

Observatory House, 

Slough

Jun-14 83,876 £10,480,000 £24.53 19.63 Let in its entirety to a 

single tenant who has 

served notice to vacate 

in December 2014.

Superior quality office building 

with an inferior WAULT.

Wigmore Place Dec-13 227,273 £15,000,000 £7.23 9.85

Central Court Apr-13 68,816 £5,230,000 £12.00 15.00 84% let to 6 tenants

4-53 Alma House Jan-13 7,300 £450,000 £0.00 n/a Vacant Possession sale 

comparable with short unexpired 

term on subject property

2 Dunstable Road Nov-12 7,414 £550,000 £0.00 n/a Vacant Possession sale 

comparable with short unexpired 

term on subject property

Agreed Price NIY Key Tenant & Lease 

Terms

How Comparable

Multi-let to varying covenant 

tenants

Jupiter Portfolio
Cresta House, Luton - Investment Comparables

Comments

Stuart House Dec-13 119,760 £5,000,000 £10.88 17.82

Address Date



REPORT Summary Valuation CBRE Ltd

Report Date 23 September 2014
Valuation Date 31 August 2014

Property

Address Cresta House,Luton,LU1 2PU
File/Ref No A07

Gross Valuation £2,426,077
Capital Costs -£123,429
Net Value Before Fees £2,302,648

Less Stamp Duty @4.00% of Net Value -£87,057
Acquisition Agents Fee @1.00% of Net Value -£26,117
Acquisition Legal Fee @0.50% of Net Value -£13,059

Fees include non recoverable VAT @ 20.00 %
Net Valuation £2,176,416

Say £2,150,000

Equivalent Yield 12.2213% True Equivalent Yield 12.8893%
Initial Yield (Deemed) 17.5255% Initial Yield (Contracted) 17.5255%
Reversion Yield 20.0750%

Total Contracted Rent £455,658 Total Current Rent £455,658
Total Rental Value £487,035 No. Tenants  26
Capital value per ft² £34.65

Running Yields

Date Gross Rent Net Rent Annual Quarterly
31-Aug-2014 £455,658 £425,182 17.5255 % 19.6272 %
28-Sep-2014 £455,658 £319,567 13.1722 % 14.3323 %
29-Sep-2014 £300,858 £270,382 11.1448 % 11.9666 %
24-Dec-2014 £300,858 £246,017 10.1405 % 10.8173 %
25-Dec-2014 £125,576 £95,100 3.9199 % 4.0179 %
03-Mar-2015 £130,376 £99,900 4.1178 % 4.2260 %
24-Mar-2015 £130,376 £94,750 3.9055 % 4.0027 %
25-Mar-2015 £117,176 £86,700 3.5737 % 3.6549 %
28-Mar-2015 £117,176 £49,827 2.0538 % 2.0804 %
29-Mar-2015 £117,176 £60,672 2.5008 % 2.5404 %
24-Jun-2015 £117,176 £12,713 0.5240 % 0.5257 %
25-Jun-2015 £117,176 £60,672 2.5008 % 2.5404 %
31-Aug-2015 £118,376 £61,872 2.5503 % 2.5915 %
24-Sep-2015 £118,376 £55,619 2.2925 % 2.3258 %
25-Sep-2015 £118,376 £61,872 2.5503 % 2.5915 %
29-Sep-2015 £108,626 £52,122 2.1484 % 2.1776 %
23-Mar-2016 £100,676 £44,172 1.8207 % 1.8416 %
16-Jun-2016 £61,676 £5,172 0.2132 % 0.2135 %
03-Mar-2017 £61,676 £35,648 1.4694 % 1.4830 %
25-Jun-2017 £62,876 £36,848 1.5188 % 1.5334 %
25-Sep-2017 £64,076 £38,048 1.5683 % 1.5838 %
29-Sep-2017 £64,076 £64,076 2.6411 % 2.6853 %
25-Dec-2017 £127,556 £127,556 5.2577 % 5.4351 %
31-Mar-2018 £127,556 £73,416 3.0261 % 3.0842 %
01-Apr-2018 £106,861 £52,721 2.1731 % 2.2029 %
01-Oct-2018 £106,861 £20,237 0.8341 % 0.8385 %
03-Mar-2019 £153,736 £67,112 2.7663 % 2.8148 %
29-Mar-2019 £312,158 £225,534 9.2962 % 9.8625 %
25-Jun-2019 £404,534 £317,910 13.1039 % 14.2516 %
25-Sep-2019 £417,034 £330,410 13.6191 % 14.8623 %
29-Mar-2020 £428,434 £341,810 14.0890 % 15.4227 %
23-Sep-2020 £436,634 £350,010 14.4270 % 15.8280 %
01-Oct-2020 £436,634 £436,634 17.9975 % 20.2196 %
16-Dec-2020 £475,634 £475,634 19.6051 % 22.2647 %
19-Jul-2021 £463,054 £463,054 19.0865 % 21.6003 %
02-Mar-2022 £463,054 £456,464 18.8149 % 21.2541 %
03-Mar-2022 £445,264 £445,264 18.3532 % 20.6684 %
01-Oct-2022 £465,566 £465,566 19.1901 % 21.7326 %
03-Mar-2024 £483,356 £483,356 19.9234 % 22.6748 %
19-Jan-2026 £495,936 £495,936 20.4419 % 23.3465 %
25-Dec-2031 £475,936 £475,936 19.6175 % 22.2807 %

Portfolio: KW - PROJECT JUPITER FOR SPIIRE  NFA
ARGUS Valuation - Capitalisation 2.50.039
Portfolio: KW - PROJECT JUPITER FOR SPIIRE  NFA
ARGUS Valuation - Capitalisation 2.50.039



REPORT Summary Valuation CBRE Ltd

Report Date 23 September 2014
Valuation Date 31 August 2014

REPORT Summary Valuation CBRE Ltd

Report Date 23 September 2014
Valuation Date 31 August 2014

25-Jun-2036 £487,036 £487,036 20.0750 % 22.8708 %
24-Jun-2061 £487,035 £487,035 20.0750 % 22.8707 %

Yields based on £2,426,077

Portfolio: KW - PROJECT JUPITER FOR SPIIRE  NFA
ARGUS Valuation - Capitalisation 2.50.039 Page 2
Portfolio: KW - PROJECT JUPITER FOR SPIIRE  NFA
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REPORT Summary Valuation CBRE Ltd

Report Date 23 September 2014
Valuation Date 31 August 2014

REPORT Summary Valuation CBRE Ltd

Report Date 23 September 2014
Valuation Date 31 August 2014

Tenants

Tenant name File/Ref Next Review Earliest Term Cap.Group Method Yield 1 Yield 2 Contracted Rent Current Rent ERV Gross Value
Freehold
Zamyeer Asghar (Istanbul Gri A7-08 25-Dec-2016 24-Dec-2031 Private Hardcore 12.221 £20,000 £20,000 £11,100 £148,768
Vacant A7 - 12 NA 02-Mar-2022 Private Hardcore 12.221 £0 £0 £29,085 £79,199
Vacant A7 - 18 NA 02-Mar-2020 Private Hardcore 12.221 £0 £0 £1,200 £9,269
Vacant A7 - 22 NA 02-Mar-2020 Private Hardcore 12.221 £0 £0 £1,200 £9,269
Vacant A7-23 NA 30-Aug-2019 Private Hardcore 12.221 £0 £0 £1,200 £8,750
Vacant A7-26 NA 02-Mar-2020 Private Hardcore 12.221 £0 £0 £1,200 £9,269
Vacant A7-27 NA 02-Mar-2020 Private Hardcore 12.221 £0 £0 £1,200 £9,269
VACANT A7-01 NA 02-Mar-2022 Private Hardcore 12.221 £0 £0 £14,500 £60,327
VACANT A7-02 NA 02-Mar-2022 Private Hardcore 12.221 £0 £0 £3,290 £13,681
Trillium Prime Property (GP) A7 - 17 10-Jun-2017 31-Mar-2018 Private Hardcore 12.221 £20,695 £20,695 £20,302 £15,059
Shaw Trust - Assumed holdig A7 - 11 NA 24-Dec-2014 Private Hardcore 12.221 £37,220 £37,220 £36,292 £181,258
Sec of State for Communities A7 - 13 10-Dec-2012 28-Sep-2014 Private Hardcore 12.221 £30,000 £30,000 £29,175 £143,041
Sec of State for Communites A7 - 21 NA 28-Sep-2014 Private Hardcore 12.221 £2,400 £2,400 £2,400 £19,638
SEC OF STATE FOR THE E A7 - 10 NA 28-Sep-2014 Private Hardcore 12.221 £63,625 £63,625 £65,887 £272,549
SEC OF STATE FOR THE E A7 - 15 29-Sep-2009 28-Sep-2014 Private Hardcore 12.221 £61,175 £61,175 £63,360 £310,360
Pulse Retail (House of Beaut A7 - 05 NA 23-Mar-2016 Private Hardcore 12.221 £7,950 £7,950 £8,200 £44,063
Mr Gill (newsagent) A7 - 06 19-Jul-2016 18-Jul-2021 Private Hardcore 12.221 £12,580 £12,580 £12,580 £84,092
Luton Law Centre A7 - 16 NA 24-Dec-2014 Private Hardcore 12.221 £21,500 £21,500 £19,567 £98,147
Luton Law Centre A7 - 20 NA 24-Dec-2014 Private Hardcore 12.221 £1,200 £1,200 £1,200 £7,448
H. Shiebert Esq. Estate Agen A7 - 03 NA 24-Mar-2015 Private Hardcore 12.221 £12,000 £12,000 £12,500 £63,197
H. Shiebert Esq. Estate Agen A7 - 19 NA 24-Mar-2015 Private Hardcore 12.221 £1,200 £1,200 £1,200 £7,514
Eastern Power Networks NA 23-Jun-2061 Private Hardcore 12.221 £1 £1 £0 £8
Cutting Corner Ltd (Hairdress A7 - 07 NA 28-Sep-2015 Private Hardcore 12.221 £9,750 £9,750 £11,400 £58,363
Cooperative Bank Plc A7 - 04 16-Jun-2011 15-Jun-2016 Private Hardcore 12.221 £39,000 £39,000 £39,000 £214,073
Abbey National Plc A7 - 09 01-Nov-2014 24-Dec-2014 Private Hardcore 12.221 £71,162 £71,162 £63,480 £375,100
Abbey National Plc A7 - 14 01-Nov-2014 24-Dec-2014 Private Hardcore 12.221 £44,200 £44,200 £36,517 £184,367
Total £455,658 £455,658 £487,035 £2,426,077

Portfolio: KW - PROJECT JUPITER FOR SPIIRE  NFA
ARGUS Valuation - Capitalisation 2.50.039 Page 3



A08 Shrewsbury, Prospect House 



Key Statistics

Market Value: £1,150,000 Current Gross Rent (pa): £229,051.00

MV per sq ft £36.76 Current Net Rent (pa): £154,436.00

Initial yield: 11.64% Market Rent (pa): £234,710.00

Reversionary yield: 17.69% MR per sq ft £7.50
Equivalent Yield 12.82% Total Irrecoverable Costs £74,615.00
Est. Capital Expenditure Unknown Void Assumption 24 Months
WAULT to Break 2.12 Years Vacancy Rate (by ERV) 24.24%

Inspected by: Michael Stephens MRICS Title Documentation Yes 
Date of Inspection 20 August 2014 Prepared by: Herbert Smith Freehills01 August 2014
Tenure Freehold Building Survey Yes
Details if leasehold: Prepared by: CBRE 07 May 2014

Environmental Report Yes
Prepared by: Groundsure 16 April 2014

Jupiter Portfolio - A08

Prospect House, Belle Vue Road, Shrewsbury

Market Value Market Rent

General Information Provided



Jupiter Portfolio - A08
PROPERTY DESCRIPTION

Sq m

109.16 

168.52 

537.90 

167.22 

194.44 

Suite 5 West 354.14  3,812 

Suite 5 East 168.99  1,819 

Suite 6 177.35  1,909 

Suite 7 234.76  2,527 

Suite 8a 241.45  2,599 

Suite 8b 184.04  1,981 

Suite 9 184.04  1,981 

Suite 10 184.04  1,981 

2,906.08 

Suite

Total  31,281 

Suite 4

Sq ft

 1,814 

 5,790 

 1,800 

 2,093 

 1,175 

Description 

Suite 1 North

Suite 1 South

Suite 2

Prospect House dates back to 1888 with the east wing built in 1895. The property is constructed over ground and 

two upper floors split between the east and west wings. The premises are of traditional brickwork construction with 

single glazed timber framed windows while parts of the elevations have been rendered. The roof is pitched and 

tiled incorporating Velux windows.

Internally, the specification includes carpeted floors, a combination of either plastered or suspended ceilings with a 

mixture of strip light boxes and category II lighting. The second floor office space is within the roof space 

benefitting from period features such as timber rafters and sloping ceilings, however this does limit the floor to 

ceiling height to certain elements of the space and also incorporates a number of columns. There are 102 car 

parking spaces, providing a ratio of 1:308 sq ft. 

Accommodation

Suite 3

Location & Situation The property is situated in Shrewsbury, the county town of Shropshire, which has a population of 95,850 persons 

and is situated approximately 54 miles west of Birmingham, 15 miles west of Telford and 32 miles west of 

Wolverhampton.

Shrewsbury is the second largest town in the county, behind Telford, however Shrewsbury has a large catchment as 

it acts to serve the wide rural community, particularly to the west. Prospect House is situated on the fringes of 

Shrewsbury town centre, more particularly on the south-east side of the town, accessed off Belle Vue Road (the 

A5191), which provides a link from the town centre to the A5 dual carriageway. The surrounding area is 

predominantly residential in nature however there are a number of public houses within the nearby vicinity.



Jupiter Portfolio - A08
CONDITION, REPAIR & STATUTORY

Planning Considerations

Environmental Considerations

Rateable Value
ADDRESS RATEABLE VALUE 

Office, Suite 10, Prospect 

House, Belle Vue Road, 

Shrewsbury SY3 7NW

£18,500.00

PT Suite 5, Prospect House, 

Belle Vue Road, Shrewsbury 

SY3 7LU

£37,250.00

PT Suite 8, Prospect House, 

Belle Vue Road, Shrewsbury 

SY3 7NR

£21,500.00

Suite 2, Prospect House, 

Belle Vue Road, Shrewsbury 

SY3 7LU

£54,500.00

Suite 3, Prospect House, 

Belle Vue Road, Shrewsbury 

SY3 7LU

£20,500.00

Suite 5, Prospect House, 

Belle Vue Road, Shrewsbury 

SY3 7NR

£16,250.00

Suite 6, Prospect House, 

Belle Vue Road, Shrewsbury 

SY3 7NR

£19,750.00

Suite 9, Prospect House, 

Belle Vue Road, Shrewsbury 

SY3 7NR

£25,500.00

Suites 1A & 1B Prospect 

House, Belle Vue Road, 

Shrewsbury SY3 7LU

£34,250.00

Suites 4 7 & PT8 Prospect 

House, Belle Vue Road, 

Shrewsbury SY3 7NW

£74,500.00

The property lies within the jurisdiction of Shropshire Council but was formerly within Shrewsbury and Atcham 

Borough Council which merged with a number of smaller authorities.  The Local Development Framework of 

Shropshire Council incorporates a number of adopted policy documents from the original authorities.  This 

includes the Shrewsbury and Atcham Local Plan.  The property is allocated as  a Protected Employment Site 

(Policy EM1) in the policy documents.  The property also lies within the Belle Vue Conservation Area.  The 

property is not listed.

The property comprises an office building that was originally a mill building.  There were no environmental 

issues noted during our inspection. We have had sight of a Groundsure Screening prepared by One Search 

Direct and dated April 16, 2014.  The report concludes that an environmental risk is unlikely and that the 

asset represents acceptable banking security.

CBRE  carried out a building condition survey on acquisition which  identifies repairs at a budget cost of 

£708,000. Of this £192,000 is deemed necessary in the short term and £401,000 is considered necessary in 

the medium, term 2-3 years and £115,000 in the longer term. The majority of the expenditure is considered 

to be the responsibility of the current tenants and recoverable via the service charge however there is  a 

potential shortfall of £87,000 which may fall upon the Landlord. 

The site comprises office accommodation with surface car parking and landscaping.  It appeared to be clean 

and in reasonable condition from the perspective of a valuation inspection.

We have been provided with a Ground Sure Screening and Floodview report which concludes that the property 

provides an Acceptable Environmental Risk and represents Acceptable Banking Security from an environmental 

risk perspective.

Repair

Site Condition

DESCRIPTION

Offices and Premises

Offices and 

Premises

Offices and 

Premises

Offices and 

Premises

Offices and 

Premises

Office 

Offices and 

Premises

Offices and 

Premises

Offices and 

Premises

Offices and 

Premises
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TENURE & TENANCIES

Tenure Freehold 

Details N/A

Principal 

Tenancy
Zurich 

Assurance Ltd

Demise

Tenant

Guarantor

Term

Rent (as varied)

Rent Review

Repairs

Permitted Use

Insurance

Alienation

Alterations

Other / Any 

Onerous 

Provisions

TENANT COVENANT

Zurich Assurance Ltd

No further reviews

The property is currently let by way of nine separate leases to five tenants, which include Shropshire Council, Zurich Assurance Limited, Secretary 

of State for the Environment, National Westminster Bank and the Bank of Wales.

Secretary of State Undoubted Covenant (36.75% of rent)

Shropshire Council Undoubted Covenant (12.99% of rent)

N/A

25 years from 25 March 1990

£57,900

Suite 3

Details



Jupiter Portfolio - A08
OCCUPATIONAL MARKET & RENTAL ANALYSIS

INVESTMENT MARKET COMMENTARY

Valuation Methodology - Market Value

The Shrewsbury office market is characterised by dated, converted residential accommodation, accommodation above retail, and the out of town 

market – dominated by a handful of business parks, most notably Shrewsbury Business Park.

The majority of the town centre stock is of average quality, with quoting rents of between £6.00 - £9.00 per sq ft, depending upon location and 

specification. The rents passing on the subject property range between £8.18 per sq ft and £10.00 per sq ft. There are however, a number of 

vacant suites in the building and our discussions with the letting agents suggest that rental values have fallen to £7.00 to £8.00 per sq ft.  The 

property appears to have been poorly managed and a refreshed marketing campaign along with some cosmetic refurbishment works should 

improve demand.  Our current ERV is based upon £7.00 per sq ft. Historically rental levels at Shrewsbury Business Park peaked at £13.50 per sq 

ft.  It is now reported that they lie at around £8.50 per sq ft.

The regional office investment market has rebounded significantly over the past 12 months, however the effect of this is less felt in smaller 

provincial office markets such as Shrewsbury, which relies more on occupier demand.

Offices such as the subject are proving attractive for conversions to residential, where residential values are often exceeding the underlying 

capital value per sq ft.  We have not reflected this in our valuation as the current planning policy covering the property only permits employment 

uses.  The property also lies in a conservation area.  We are of the opinion that alternative planning opportunities should be explored. 

The property has a strong tenant line-up albeit with short term income security.  It offers a relatively small lot size and as such could trade by 

private treaty or auction.

. The current passing rent at the property is £229,051 per annum.                                                                                                        . We 

have adopted a total ERV of £234,710 per annum based upon a floor area rate of £7.50 per sq ft.     

. In respect of vacant accommodation, we have adopted marketing voids of 24 months and also reflected an 18 months rent free incentive. . 

During the marketing void we have adopted vacant rates and service charge liabilities as revenue costs.     

. We have also adopted letting costs of 15% of ERV but shown as capital expenditure.  . For 

tenancies that have less than 3 years remaining unexpired we have assumed a 24 month expiry void.     

. We have deducted cosmetic refurbishment costs based upon £2.50 per sq ft.      . Finally 

we have adopted equivalent yields of 12.5% in respect of let accommodation and 14% in respect of vacant space. 

. We have also had regard to the overall capital value per sq ft. 
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SWOT ANALYSIS

MARKETABILITY & DISPOSAL

Suitability for Security

. Alternative residential use, subject to planning 

. Let Vacant Space     

. Explore re-gear, renewal opportunities

. Vacancy levels increase     

. Structure of building deteriorates

. Short term income security

. High Vacancy level

. Poor occupier and investor demand

Above average risk due to short unexpired term.

Appendix 1) Tenancy Schedule

2) Detailed Valuation printout

Strengths

Marketability The property is let to strong tenants but with short term income security.  It also has a significant void with 

associated holding costs. The asset does offer asset management opportunities including renewing existing 

tenancies, letting vacant space and exploring alternative planning uses.  We would anticipate demand to stem 

from private individuals and local property companies with a track record in asset management.

Weaknesses

Opportunities Threats

Timescale for Disposal 12 Months

. Attractive building with good parking provision 

. Good tenant covenant strength



Unit Tenant Name
Tenant 

Use

Area 

(sq ft)
Lease Start Lease Expiry

Effective 

Break

Break 

Type
Next Review

Current Rent 

(pa)

Rental Value 

(ERV)
Comments

Suite 1 NorthShropshire Council Office 1,175 24/11/2010 23/11/2020 24/11/2015 T £0 £8,225

Suite 1 SouthShropshire Council Office 1,814 24/10/2010 23/10/2020 24/11/2015 T 24/10/2015 £29,760 £12,698

Suite 2 Zurich Assurance Limited Office 5,790 25/03/1990 24/03/2015 £57,900 £40,530

Suite 3 Vacant Office 1,800 £0 £12,600

Suite 4 Secretary of State Office 2,093 25/03/1993 24/12/2018 25/03/2018 £21,000 £14,651

Suite 5 WestNational Westminster Bank Office 3,812 25/03/1993 24/12/2018 £38,125 £26,684

Suite 5 EastVacant Office 1,819 £0 £12,733

Suite 6 Bank of Wales Office 1,909 27/02/2001 24/12/2016 27/02/2016 £19,090 £13,363

Suite 7 Secretary of State Office 2,527 25/12/1991 24/12/2016 £24,269 £17,689

Suite 8a Secretary of State Office 2,599 25/12/1991 24/12/2016 £21,272 £18,193

Suite 8b Vacant Office 1,981 £0 £13,867

Suite 9 Vacant Office 1,981 £0 £13,867

Suite 10 Secretary of State Office 1,981 25/12/1991 24/12/2016 £17,635 £13,867

31,281 229,051£      218,967£      

Jupiter Portfolio 
Tenancy Schedule Prospect House, Belle Vue Road, Shrewsbury



Rent Agreed £pa

(£ psf)

8,060          

(10.00)

10 years Better location

Break Options 3 yearly Better Specification

First Floor Suite

Oak House, Sitka Drive, 

Shrewsbury
Jun-14 2,279 OML

29,992

(13.16)
Unknown

Better Location

Better Specification

Would expect subject 

property to achieve lower 

rent due to quality of 

specification and poorer 

location

Thornes Hall, Castle Street, 

Shrewsbury
Apr-14 7,675 OML

44,976              

(5.86)

6 Years                        

6 Months Rent Free

Poorer Location

Poorer Specification

Would expect subject 

property to achieve higher 

rent due to quality of 

specification and superior 

location

Transaction Type Term & Incentives How Comparable

Prospect House, Belle Vue Road, Shrewsbury - Occupational Comparables

CommentsAddress Date Floor Area (sq ft)

Jupiter Portfolio

1 - 1A Wyle Cop, Shrewsbury Mar-14 806 OML Would expect subject 

property to achieve lower 

rent due to quality of 

specification



Floor Area Passing Rent

(sq ft) £ pa

Tui, Santander, 

Shropshire 

Council

Similar tenant line up

AWULT - 

10.33 years
Longer unexpired term

Better Location

Pride Hill House, 

Shrewsbury
Jun-13 19,438 £2,250,000 - 10.32% Waitrose

Better Location        Better 

Tenant         Longer 

unexpired Term

Due to length of income security 

we would expect the market to pay 

a much lower price for the subject

York House, 

Stourbridge, West 

Midlands

Feb-14 22,419 £810,000 - 13.80%

Low grade 

tenant mix

AWULT 5.6 

years

Poorer Location    Poorer 

Tenant Line up   Longer 

Income Security

We would expect the subject to 

command higher demand 

because of tenant line up and 

quality of property

Jupiter Portfolio
Prospect House, Belle Vue Road, Shrewsbury - Investment Comparables

Comments

Crown House, 

Shrewsbury
Nov-13 14,526 £1,520,000 145,378 9.04%

Due to length of income security 

we would expect the market to pay 

a much lower price for the subject

Address Date Agreed Price NIY
Key Tenant & 

Lease Terms
How Comparable



REPORT Summary Valuation CBRE Ltd

Report Date 23 September 2014
Valuation Date 31 August 2014

Property

Address Prospect House,Shrewsbury,SY3 7NR
File/Ref No A08

Gross Valuation £1,327,013
Capital Costs -£86,738
Net Value Before Fees £1,240,275

Less Stamp Duty @4.00% of Net Value -£46,891
Acquisition Agents Fee @1.00% of Net Value -£14,067
Acquisition Legal Fee @0.50% of Net Value -£7,034

Fees include non recoverable VAT @ 20.00 %
Net Valuation £1,172,283

Say £1,150,000

Equivalent Yield 12.8222% True Equivalent Yield 13.6793%
Initial Yield (Deemed) 11.6379% Initial Yield (Contracted) 11.6379%
Reversion Yield 17.6871%

Total Contracted Rent £229,051 Total Current Rent £229,051
Total Rental Value £234,710 No. Tenants  13
Capital value per ft² £36.76

Running Yields

Date Gross Rent Net Rent Annual Quarterly
31-Aug-2014 £229,051 £154,436 11.6379 % 12.5363 %
25-Mar-2015 £171,151 £96,536 7.2747 % 7.6179 %
31-Aug-2015 £171,151 £125,441 9.4529 % 10.0389 %
24-Nov-2015 £141,391 £95,681 7.2103 % 7.5473 %
31-Aug-2016 £141,391 £141,391 10.6548 % 11.4040 %
25-Dec-2016 £59,125 £59,125 4.4555 % 4.5824 %
03-Mar-2018 £116,025 £116,025 8.7433 % 9.2428 %
25-Mar-2018 £77,900 £77,900 5.8703 % 6.0922 %
25-Sep-2018 £121,300 £121,300 9.1408 % 9.6879 %
26-Dec-2018 £100,300 £100,300 7.5583 % 7.9293 %
24-May-2019 £122,710 £122,710 9.2471 % 9.8073 %
25-Sep-2019 £151,310 £151,310 11.4023 % 12.2636 %
25-Jun-2020 £219,010 £219,010 16.5040 % 18.3577 %
26-Jun-2020 £234,710 £234,710 17.6871 % 19.8296 %

Yields based on £1,327,013

Portfolio: KW - PROJECT JUPITER FOR SPIIRE  NFA
ARGUS Valuation - Capitalisation 2.50.039
Portfolio: KW - PROJECT JUPITER FOR SPIIRE  NFA
ARGUS Valuation - Capitalisation 2.50.039



REPORT Summary Valuation CBRE Ltd

Report Date 23 September 2014
Valuation Date 31 August 2014

REPORT Summary Valuation CBRE Ltd

Report Date 23 September 2014
Valuation Date 31 August 2014

Tenants

Tenant name File/Ref Next Review Earliest Term Cap.Group Method Yield 1 Yield 2 Contracted Rent Current Rent ERV Gross Value
Freehold
Zurich Assurance Ltd A8-3 NA 24-Mar-2015 Offices Hardcore 12.500 £57,900 £57,900 £43,400 £244,872
Vacant A8-4 03-Sep-2021 30-Aug-2031 Vacant Hardcore 14.000 £0 £0 £13,500 £29,869
Vacant A8-7 03-Sep-2021 30-Aug-2031 Vacant Hardcore 14.000 £0 £0 £13,600 £40,534
Vacant A8-11 03-Sep-2021 30-Aug-2031 Vacant Hardcore 14.000 £0 £0 £14,900 £47,551
Vacant A8-12 03-Sep-2021 30-Aug-2031 Vacant Hardcore 14.000 £0 £0 £14,900 £38,353
Shropshire Council A8-1 NA 24-Nov-2015 Offices Hardcore 12.500 £0 £0 £8,810 £40,377
Shropshire Council A8-2 NA 24-Nov-2015 Offices Hardcore 12.500 £29,760 £29,760 £13,600 £94,454
SEC OF STATE FOR THE E A8 - 5 25-Mar-2018 25-Dec-2018 Offices Hardcore 12.500 £21,000 £21,000 £15,700 £130,280
SEC OF STATE FOR THE E A8-9 NA 24-Dec-2016 Offices Hardcore 12.500 £24,269 £24,269 £19,000 £122,977
SEC OF STATE FOR THE E A8-10 NA 24-Dec-2016 Offices Hardcore 12.500 £21,272 £21,272 £19,500 £119,265
SEC OF STATE FOR THE E A8-13 NA 24-Dec-2016 Offices Hardcore 12.500 £17,635 £17,635 £14,900 £93,770
National Westminster Bank A8 - 6 NA 24-Mar-2018 Offices Hardcore 12.500 £38,125 £38,125 £28,600 £230,579
Bank of Wales A8 - 8 NA 24-Dec-2016 Offices Hardcore 12.500 £19,090 £19,090 £14,300 £94,132
Total £229,051 £229,051 £234,710 £1,327,013

Portfolio: KW - PROJECT JUPITER FOR SPIIRE  NFA
ARGUS Valuation - Capitalisation 2.50.039 Page 2



A09 Runcorn, Trident Retail & Leisure Park 



Key Statistics

Market Value: £20,400,000 Current Gross Rent (pa): 2,305,361.00£     

MV per sq ft £93.84 Current Net Rent (pa): 2,140,576.00£     

Initial yield: 9.84% Market Rent (pa): 1,714,762.00£     

Reversionary yield: 7.87% MR per sq ft 7.89£     

Equivalent Yield 9.09% Total Irrecoverable Costs 164,785.00£     

Est. Capital Expenditure £40,000 Void Assumption 9 + 18 months

WAULT to Break 8.35 Years Vacancy Rate (by ERV) 10.93%

Inspected by: Nicky Dymock MRICS Title Documentation Yes

Date of Inspection 27th August 2014 Prepared by: Herbert Smith Freehills14 April 2014

Tenure Freehold Building Survey Yes

Details if leasehold: Prepared by: CBRE 30 April 2014

Environmental Report

Prepared by: CBRE 30 April 2014

Jupiter Portfolio - A09

Trident Retail & Leisure Park, Runcorn

Market Value Market Rent

General Information Provided

Included in Building Survey Summary.



Jupiter Portfolio - A09
PROPERTY DESCRIPTION

Sq m

  4,690   50,479 

  2,011   21,650 

  934   10,049 

  1,649   17,747 

  554   5,964 

  358   3,853 

  1,198   12,896 

  1,091   11,747 

  1,182   12,719 

  1,456   15,676 

  1,619   17,428 

  356   3,836 

  355   3,816 

  233   2,505 

  101   1,089 

  -    -  

  2,033   21,885 

  111   1,197 

  33   352 

  233   2,505 

 20,196 

Runcorn is located in the Borough of Halton, Cheshire and is approximately 12 miles to the south east of Liverpool and 20 

miles west of Manchester.  The town is located on the south side of the River Mersey at the junction of the A557 and A533 

dual carriageways.  

The town benefits from good road connections to the national motorway network, and the A557 connects directly with 

Junction 7 of the M62 motorway, approximately 5 miles via the Runcorn Bridge to the north.  The Weston Point Expressway 

links directly with the M56 motorway at Junction 12 to the south, providing access to both the M6 and M53 motorways in 

addition to Warrington and Manchester.

There is a regular local and national train service from Runcorn railway station with the station providing services to 

Liverpool Lime Street, Birmingham New Street and London Euston, in addition to principal local stations. 

The property is situated adjacent to Runcorn Shopping Centre, which dates from the early 1970s. The immediate 

surroundings are predominantly commercial use including the shopping centre, LIDL and car showrooms.  Beyond this, the 

surrounding area is primarily residential.

The property is accessed off the A533 (Central Expressway) which is situated approximately 400 metres to the east. 

Junction 12 of the M56 is approximately 1.2 miles to the south west with Runcorn town centre approximately 1.6 miles to 

the north west.

Comprising a modern (1999) retail warehouse development.   Arranged in a U shape around a central car park.  The units 

are of steel portal frame construction with brick elevations to a height of approximately 6 1/2 ft with steel profile cladding 

above and to the roofs, which are pitched. Internally comprising concrete floors. The units have been fitted out in line with 

the corporate branding of the respective occupiers and in line with their individual requirements.

The properties are situated around a shared, tarmacadam surfaced car park with marked bays and circulation. There are 

loading areas situated to the rear of the units. Units M & N are linked to Runcorn Shopping Centre.

Tenant

Total 217,393

Jolleys Pet Store

Sq ftAccommodation

Poundworld

Vacant

Carpetright

Halifax Limited

Full House Bingo Ltd

Blockbuster & Game Station

Aldi

T J Morris

Management Office

Vacant

DP Reality Limited

Subway

Vacant

Location & Situation

Vacant

Vacant

Job Centre Plus

Description 

Cine-UK

TJX UK

Vacant
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CONDITION, REPAIR & STATUTORY

Planning Considerations

Environmental Considerations

The property is allocated as being within a “Primarily Employment Area” contained within the Halton Borough Council 

Unitary Development Plan. The Halton Borough Council Core Strategy Local Plan allocates the site to be within Halton Lea 

Town Centre. The scheme benefits from open A1 planning consent with a few exceptions.  The cinema permitted use 

extends to any other use within Class D2 or A3 of the Schedule to the Town and Country Planning (Use Classes) Order 

1987 as has first been approved by the Landlord (such approval not to be unreasonably withheld or delayed).  Full House 

Bingo use is as a Bingo Club within class D2 of the Town and Country Planning (Use Classes) Order 1987 as amended 

together with (and ancillary thereto) ancillary café/bar and retail use.  The Letting Document does not state that the 

permitted use is personal to the Tenant.  Job Centre Plus has consent as offices for a job centre or such other use within 

Class A2 of the Town and Country Planning (Use Classes) Order 1987 and ancillary uses thereto. 

Based on the CBRE building survey the site is considered suitable for the present use and environmental setting. It is 

unlikely that any issues will arise as a liability/cost for the freehold/long leasehold owner of the site and/or impact the 

value or future saleability of the asset.

Based on the findings of this review, no significant potential sources of soil and groundwater contamination have been 

identified on site and no significant exposure pathways have been identified from potential sources of soil and groundwater 

contamination in the immediate surrounding area. CBRE considers the overall risk to be low.

From our brief external inspection of the property there were no obvious contamination issues, however, we cannot make 

any guarantees in this respect.  For the purposes of our valuation we have assumed no current or potential environmental 

liability.

The Certificate of Title refers to a Ground Sure environmental report. The risk of flooding is referred to as of moderate-high 

risk, however the managing agents confirm that there is no history of flooding at the site and insurance is in place to cover 

the risks.

The structure and fabric of the modern constructions is good, with isolated defects as a result of misuse. The 1970s 

building has a number of elements which are reaching the end of their expected life, including the windows and roof. M&E 

services to the site are limited. The retail units have services installed by and to the individual requirements of each tenant. 

The external areas have car park lighting, whilst the link building contains 2 lifts and 4 escalators which are maintained on 

a regular basis.  CBRE estimated that over the next 5 years £431,000 would need to be spent on repair and maintenance 

of the property of this c.£40,000 is potentially irrecoverable.

The CBRE Building Consultancy team carried out a building survey of the property, which is summarised as follows:  the 

property was found to be in a good state of repair.  There are minor issues, which were highlighted such as the roofs to the 

retail units have had problems over the winter with capping details being blown off.  The site is considered suitable for the 

present use and environmental setting. It is unlikely that any issues will arise as a liability/cost for the freehold owner of the 

site and/or impact the value or future saleability of the asset.

Based on the findings of this review, no significant potential sources of soil and groundwater contamination have been 

identified on site and no significant exposure pathways have been identified from potential sources of soil and groundwater 

contamination in the immediate surrounding area. CBRE considers the overall risk to be low.

Repair

Site Condition
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Rateable Value The 2010 Rating List entries for the properties are as follows:

Address: Unit A Trident Retail Park, Halton Lea, Runcorn Cheshire WA7 2HF

Description: Cinema & Premises

Occupier: Cine UK

Rateable Value: £165,000

Address: Unit A Trident Retail Park, Halton Lea, Runcorn Cheshire WA7 2HF

Description: Restaurant & Premises

Rateable Value: £61,000

Address: Unit B Trident Retail Park, Halton Lea, Runcorn Cheshire WA7 2HF

Description: Retail Warehouse and Premises

Occupier: TJX UK

Rateable Value: £213,000

Address: Unit C Trident Retail Park, Halton Lea, Runcorn Cheshire WA7 2HF

Description: Retail Warehouse and Premises

Occupier: Currys

Rateable Value: £123,000

Address: Unit E1 Trident Retail Park, Halton Lea, Runcorn Cheshire WA7 2HF

Description: Retail Warehouse and Premises

Occupier: Jolleys Pet Store

Rateable Value: £71,500

Address: Unit G Trident Retail Park, Halton Lea, Runcorn Cheshire WA7 2HF

Description: Retail Warehouse and Premises     

Occupier: TJ Morris 

Rateable Value: £112,000

Address: Unit H Trident Retail Park, Halton Lea, Runcorn Cheshire WA7 2HF

Description: Retail Warehouse and Premises

Occupier: Carpetright

Rateable Value: £95,000

Address: Unit J Trident Retail Park, Halton Lea, Runcorn Cheshire WA7 2HF

Description: Retail Warehouse and Premises

Occupier: Halifax 2 Limited

Rateable Value: £139,000     

Address: Unit 6 Trident Retail Park, Halton Lea, Runcorn Cheshire WA7 2HF

Description: Retail Warehouse and Premises

Rateable Value: £142,000

Address: Unit E2 Trident Retail Park, Halton Lea, Runcorn Cheshire WA7 2HF

Description: Retail Warehouse and Premises

Occupier: Was Blockbuster

Rateable Value: £51,500

The applicable Uniform Business Rate for the year 2014/2015 is £0.471 per pound Rateable Value for properties with a 

Rateable Value of less than £35,000, and £0.482 if the Rateable Value is in excess of £35,000.

Under the current regime vacant properties benefit from 100% relief in the first 3 months following vacancy and 100% 

liability thereafter.
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TENURE & TENANCIES

Tenure Freehold 

Details N/A

Principal Tenancy 1

Item

Demise

Tenant

Guarantor

Term

Rent (as varied)

Rent Review Reviewed to open market 

rent on a hypothetical lease 

term of the remaining term 

or 10 years, whichever isRepairs

Permitted Use

Insurance

Alienation

Alterations

Other / Any 

Onerous Provisions

The permitted use extends to any other use within Class D2 or A3 of the Schedule to the Town and Country Planning (Use 

Classes) Order 1987 as has first been approved by the Landlord.

The tenant is required to pay to the landlord as rent a sum equal to the proportion of the premiums paid by the landlord 

for insuring the Property

The tenant may assign, underlet or charge part of the Premises subject to conditions.  The tenant may assign or charge the 

whole of the Premises with the prior written consent of the landlord, such consent not to be unreasonably withheld.

Part of the ground floor has been underlet with Inside the Act leases to Pizza Hut (UK) Limited, expiring 01/08/2034 at an 

initial annual rent of £55,000 and to Suzanne Hoey and Susan Bourne for a term expiring 27/04/2017 at an initial annual 

rent of £24,300.

The tenant may carry out non-structural alterations with the landlord's prior written consent.

The Tenant has the option to break on the 25th and 30th anniversary of the Letting Document on six months' notice. There 

are no conditions of the break.  The Landlord has a corresponding option to break on the 25th and 30th anniversary of the 

lease but this is only exercisable if it requires the Premises or any part thereof or the means of access to them for 

demolition or in connection with a scheme of rebuilding or reconstruction. 

The letting Document contained a provision obligating the Landlord to pay the Tenant an inducement to enter into the 

lease payable in two instalments. Whilst we have no reason to believe that it wasn't, the lawyers have been unable to 

confirm definitively that the second half of the inducement was paid. For the purposes of this valuation we have assumed 

that this instalment has been paid.

Details

Unit A of Trident Retail and Leisure Park, Halton

Cine-UK Limited

None

35 years from 2nd August 1999

£540,000 per annum subject to review 2nd August 2014

The tenant is responsible for keeping the whole of the interior of the Premises and fittings and plant and equipment 

demised to them in good and substantial repair and condition 

Multi let to tenants including Cine-UK, TJX UK, Currys, Poundworld, Carpetright, T J Morris, Full House Bingo Ltd and Job 

Centre Plus.

Cine - UK Limited D&B Rating 4A1 (35% of rent)

We have been provided with a Title Verification Report prepared by Herbert Smith Freehills dated 14 April 2014.  The property 

is held by way of a freehold.  Title Number: CH411072
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Principal Tenancy 2 Item

Demise

Tenant

Guarantor

Term

Rent (as varied)

Rent Review

Repairs

Permitted Use

Insurance

Alienation

Alterations

Other / Any 

Onerous Provisions

Principal Tenancy 3 Item

Demise

Tenant

Guarantor

Term

Rent (as varied)

Rent Review

Repairs

Permitted Use

Insurance

Alienation

Alterations

Other / Any 

Onerous Provisions

None

Details

Unit K of Trident Retail and Leisure Park, Halton

The tenant's repairing obligation extends to whole of the Premises and fittings and plant and equipment demised to them in 

good and substantial repair and condition. The tenant is obliged to redecorate the exterior of the premises every 3 years.

The permitted use extends to any other use within Class D2 of the Schedule to the Town and Country Planning (Use Classes) 

Order 1987 as has first been approved by the Landlord.

The tenant is required to pay to the landlord as rent a sum equal to the proportion of the premiums paid by the landlord for 

insuring the Property

The tenant may assign underlet or charge part only of the Premises subject to Landlord's consent.  The tenant may assign or 

charge the whole of the Premises with the prior written consent of the landlord, such consent not to be unreasonably withheld.

The tenant may carry out non-structural alterations with the landlord's prior written consent. The tenant may carry out external 

and structural alterations subject to Landlord and statutory consent.

Full House Bingo Ltd

None

25 years from 20th December 2007

£215,660 per annum subject to review 20th December 2017 (and each 5th anniversary)

Reviewed to open market rent on a hypothetical lease term of the remaining term or 10 years, whichever is  longer. 

15 years from 1st November 2003

£426,924.22 per annum reviewed 1st November 2013

No remaining review dates

The tenant's repairing obligation extends to the whole of the Premises and fittings and plant and equipment demised to them in 

good and substantial repair and condition. The tenant is obliged to redecorate the exterior of the premises every 3 years.

As offices for a job centre or such other use within Class A1, A2 and A3 of the Schedule to the Town and Country Planning 

(Use Classes) Order 1987 as has first been approved by the Landlord.

None

Details

Part of the Link Building, Halton Lea Shopping Centre, Runcorn 
Trillium (Prime) Property GP Limited

None

The tenant is required to pay to the landlord as rent a sum equal to the proportion of the premiums paid by the landlord for 

insuring the Property

The tenant may not assign underlet or charge part only of the Premises.  The tenant may assign or charge the whole of the 

Premises with the prior written consent of the landlord, such consent not to be unreasonably withheld.

The tenant is prohibited from making structural alterations or additions affecting the external appearance of the premises. The 

tenant may carry out non-structural alterations with the landlord's prior written consent.
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TENANT COVENANT

OCCUPATIONAL MARKET & RENTAL ANALYSIS

INVESTMENT MARKET COMMENTARY

Valuation Methodology - Market Value

The primary retail catchment area for Runcorn is based upon the results of the CBRE National Survey of Local Shopping Patterns. The area is defined on the basis of the 

market share of the town and includes all postal sectors where the proportion of people who use the town as their main non food shopping destination exceeds 15%.

• The total population within the Runcorn primary catchment area is 50,000, below the Small Town average.

• Runcorn is projected to see significantly below average growth in population over the period 2013-18.

• The volume of comparison retail spend available in the Runcorn catchment area is significantly below the PROMIS Centres average and is forecast to see significantly

below average percentage growth in the available pool of comparison spending over the forecast period, 2013-18.  Retail warehouse supply is estimated at 127,000 

sq ft. Overall, provision per household of retail warehousing floorspace is around the PROMIS average, although this varies across key goods categories. Some goods 

categories are over-represented in terms of provision per household, particularly Fashion/Other High Street and Electrical goods. In contrast, Child/Sport, Other Bulky 

and DIY goods are under-represented on this basis.   Trident Retail & Leisure Park is the only ‘Out of Town’ offer in Runcorn so in terms of evidence, the scheme tends 

to be self generating.  The most recent letting was to Poundworld in October 2011 on a new 10 year term with a break at the 5th year paying £5.54 per sq ft, which is 

probably below the scheme average and not representative of the scheme.  Widnes is the most comparable town (although superior) and retail/leisure rents are 

between £8-20 per sq ft 

In arriving at our opinion of value we have targeted a net initial yield of 9.88% in line with current investor sentiment. We believe that an investor would regard the 

irrecoverable costs as minor and we have reflected this in the valuation. 

Where tenancy information has not been verified by solicitors due to missing rent review memoranda, we have assumed that the rent is as per the tenancy scheduled 

provided by the landlord. In respect of Blockbuster we have assumed that the unit is vacant and non income producing. 

The Title Verification report highlights that there is a pending application to the Title but no further information is available. We have assumed that this will not impact 

on value. In addition, there are various mutual rights granted over the adjacent shopping centre in addition to a public cycleway which we have reflected within our 

valuation. 

The retail warehousing investment market improved significantly during 2013 whilst competing against a dearth of good quality available investments. Over the course 

of 2012 and 2013 institutions attracted significant new funds and whilst the demand for stock outstrips supply, yield hardening has inevitably followed. This remains the 

case in 2014.

Evidence shows that liquidity levels also improved in 2013, illustrated by the fact that only £1.52bn of retail warehouse investments transacted in 2012 compared to 

£2.64bn in 2013. Comparing this to 2014, there have been approximately £670m of retail warehouse transacted between 1st Jan 2014 and 13th May 2014. Between 

this same period in 2013, only £368.2m had been transacted in the sector. Interestingly, whilst transactional volume has increased, the number of transactions is 

similar at 33, indicating that average lot size is significantly increasing.

The weight of money, the continued lack of supply and the consistent investor confidence in the retail warehousing sector have been the main drivers in the relatively 

stable property values of the sector so far this year. Indeed we can envisage yields hardening further for prime and well let property before the end of 2014.

At the current time there is still a considerable weight of money seeking to enter the market. Investors primarily comprise the UK Institutions and UK REITs and property 

companies.     

• Acute shortage of supply and strong investor demand is compressing NIY.

• Discount between prime and secondary is disproportionally high and therefore NIY for secondary properties are compressing.

• Subject property is secondary  - Runcorn lacks critical mass and is dominated by Warrington, Chester and Liverpool, indeed, Widnes (3 miles to the North) appears to

have grown as a retail centre at the expense of Runcorn. 

• Subject property offers a relatively long WAULT with c. 75% of the income secured against very strong covenants  - based of a NIY of 9.84% this is particularly

appealing to investors requiring a high income and ‘cash on cash’ returns.  There is potential upside too if the 3 vacant units let.

Subject property is well linked to the town’s shopping centre and opportunity to sell part/whole to owner – F&C REIT (acquired two years ago at 9.00% NIY).

Detailed financial investigations are outside the scope of this report.  We have obtained Dun & Bradstreet reports as follows:

Cine-UK Limited is classed as 4A1.  In the financial year to 27 December 2012 they recorded a turnover of £175,907,000, resulting in a profit before tax of 

£26,598,000 and were assessed to have a net worth of £32,480,000.

Full House Bingo Ltd is classed as 1A1.  In the financial year to 31 January 2013 they recorded a turnover of £2,210,984, resulting in a net worth of £1,346,604.

It is anticipated that investors would consider both tenants to provide reasonable / good covenant strength.



Jupiter Portfolio - A09

SWOT ANALYSIS

MARKETABILITY & DISPOSAL

Suitability for Security

The attractive initial yield and the covenant strengths together with the lease length should provide reasonable security for loan albeit slightly hindered by the voids and 

associated costs.

Strengths Weaknesses

Appendix 1) Tenancy Schedule

2) Detailed Valuation printout

To let vacant units     

Improve tenant line up

Prolonged vacancy periods resulting in high holding 

costs     

Many of the potential occupiers are already 

represented in Runcorn Shopping Centre

Marketability We anticipate that the scheme would appeal to a limited number of investors in part due to the relatively weak retail 

warehousing location but also with the current line up and the number of vacancies.

c75% of the income is secured against very strong covenants 

The average unexpired term extends to 11.5 years, generating an 

attractive net initial yield for an investor     

Good anchor tenants and within close proximity to Runcorn Shopping 

Centre     

The only retail park in Runcorn so limited immediate competition

Number of vacant units     

Runcorn is not a strong retail centre, with competition 

from other centres such as Widnes and Warrington     

Over rented by 26%

Opportunities Threats

Timescale for Disposal We consider that a disposal period of between 9 and 18 months would be achievable.



REPORT Summary Valuation CBRE Ltd

Report Date 23 September 2014
Valuation Date 31 August 2014

Property

Address Trident Retail & Leisure Park,Runcorn,WA7 2FQ
File/Ref No A09

Gross Valuation £21,784,638
Capital Costs -£76,314
Net Value Before Fees £21,708,324

Less Stamp Duty @4.00% of Net Value -£820,731
Acquisition Agents Fee @1.00% of Net Value -£246,219
Acquisition Legal Fee @0.50% of Net Value -£123,110

Fees include non recoverable VAT @ 20.00 %
Net Valuation £20,518,264

Say £20,400,000

Equivalent Yield 9.0892% True Equivalent Yield 9.6906%
Initial Yield (Deemed) 9.8483% Initial Yield (Contracted) 9.8483%
Reversion Yield 7.8714%

Total Contracted Rent £2,305,361 Total Current Rent £2,305,361
Total Rental Value £1,714,762 No. Tenants  20
Capital value per ft² £93.84

Running Yields

Date Gross Rent Net Rent Annual Quarterly
31-Aug-2014 £2,305,361 £2,145,420 9.8483 % 10.4857 %
05-Sep-2014 £2,305,361 £2,139,975 9.8233 % 10.4574 %
06-Sep-2014 £2,285,361 £2,125,420 9.7565 % 10.3818 %
29-Sep-2014 £2,285,361 £2,106,155 9.6681 % 10.2818 %
01-Dec-2014 £2,285,361 £2,046,869 9.3959 % 9.9747 %
05-Dec-2014 £2,285,361 £2,040,553 9.3669 % 9.9421 %
06-Dec-2014 £2,285,361 £2,046,869 9.3959 % 9.9747 %
29-Dec-2014 £2,285,361 £2,022,046 9.2820 % 9.8465 %
18-Jan-2015 £2,368,796 £2,105,481 9.6650 % 10.2783 %
05-Mar-2015 £2,473,796 £2,210,481 10.1470 % 10.8246 %
31-May-2015 £2,473,796 £2,320,177 10.6505 % 11.3991 %
10-Aug-2015 £2,481,908 £2,328,289 10.6878 % 11.4417 %
07-Sep-2015 £2,487,201 £2,333,582 10.7121 % 11.4695 %
29-Sep-2015 £2,487,201 £2,352,847 10.8005 % 11.5709 %
29-Dec-2015 £2,487,201 £2,377,670 10.9144 % 11.7016 %
02-Mar-2016 £2,508,494 £2,449,208 11.2428 % 12.0795 %
05-Mar-2016 £2,298,494 £2,239,208 10.2788 % 10.9747 %
31-May-2016 £2,301,486 £2,242,200 10.2926 % 10.9904 %
01-Jun-2016 £2,301,486 £2,301,486 10.5647 % 11.3009 %
31-Aug-2016 £2,366,528 £2,366,528 10.8633 % 11.6429 %
06-Sep-2016 £2,375,785 £2,375,785 10.9058 % 11.6917 %
18-Oct-2016 £2,208,915 £2,208,915 10.1398 % 10.8165 %
29-Dec-2016 £2,241,666 £2,241,666 10.2901 % 10.9876 %
02-Jun-2017 £2,327,083 £2,327,083 10.6822 % 11.4354 %
05-Mar-2018 £2,494,873 £2,494,873 11.4524 % 12.3216 %
19-Aug-2018 £2,382,873 £2,382,873 10.9383 % 11.7291 %
18-Oct-2018 £2,509,438 £2,509,438 11.5193 % 12.3989 %
01-Nov-2018 £2,082,514 £2,082,514 9.5596 % 10.1592 %
10-Aug-2020 £1,974,402 £1,974,402 9.0633 % 9.6009 %
19-Aug-2020 £2,053,979 £2,053,979 9.4286 % 10.0115 %
01-Nov-2020 £2,240,002 £2,240,002 10.2825 % 10.9789 %
06-Sep-2021 £2,218,709 £2,218,709 10.1847 % 10.8676 %
10-Aug-2022 £2,326,821 £2,326,821 10.6810 % 11.4340 %
24-Jun-2023 £2,170,321 £2,170,321 9.9626 % 10.6153 %
06-Sep-2023 £2,191,614 £2,191,614 10.0604 % 10.7262 %
02-Aug-2024 £1,274,046 £1,274,046 5.8484 % 6.0686 %
29-Sep-2024 £1,184,046 £1,184,046 5.4352 % 5.6250 %
24-Jun-2025 £1,226,128 £1,226,128 5.6284 % 5.8321 %
02-Mar-2026 £1,140,711 £1,140,711 5.2363 % 5.4123 %
29-Sep-2026 £1,221,164 £1,221,164 5.6056 % 5.8077 %
02-Nov-2026 £1,650,237 £1,650,237 7.5752 % 7.9479 %

Portfolio: KW - PROJECT JUPITER FOR SPIIRE  NFA
ARGUS Valuation - Capitalisation 2.50.039
Portfolio: KW - PROJECT JUPITER FOR SPIIRE  NFA
ARGUS Valuation - Capitalisation 2.50.039



REPORT Summary Valuation CBRE Ltd

Report Date 23 September 2014
Valuation Date 31 August 2014

REPORT Summary Valuation CBRE Ltd

Report Date 23 September 2014
Valuation Date 31 August 2014

02-Jun-2027 £1,735,654 £1,735,654 7.9673 % 8.3804 %
24-Jun-2027 £1,786,348 £1,786,348 8.2000 % 8.6382 %
20-Dec-2032 £1,575,948 £1,575,948 7.2342 % 7.5735 %
20-Dec-2034 £1,714,762 £1,714,762 7.8714 % 8.2745 %

Yields based on £21,784,638

Portfolio: KW - PROJECT JUPITER FOR SPIIRE  NFA
ARGUS Valuation - Capitalisation 2.50.039 Page 2
Portfolio: KW - PROJECT JUPITER FOR SPIIRE  NFA
ARGUS Valuation - Capitalisation 2.50.039 Page 2



REPORT Summary Valuation CBRE Ltd

Report Date 23 September 2014
Valuation Date 31 August 2014

REPORT Summary Valuation CBRE Ltd

Report Date 23 September 2014
Valuation Date 31 August 2014

Tenants

Tenant name File/Ref Next Review Earliest Term Cap.Group Method Yield 1 Yield 2 Contracted Rent Current Rent ERV Gross Value
Freehold
Vacant A9-13 31-May-2020 30-May-2030 Private Hardcore 9.089% £0 £0 £32,606 £272,655
Vacant A9-14 31-May-2020 30-May-2030 Private Hardcore 9.089% £0 £0 £32,436 £271,233
Vacant A9-15 31-May-2020 30-May-2030 Private Hardcore 9.089% £0 £0 £21,293 £186,807
Vacant A9-17 NA 30-May-2016 Private Hardcore 9.089% £0 £0 £0 £0
Vacant A9-20 NA 30-Aug-2020 Private Hardcore 9.089% £0 £0 £2,992 £28,269
VACANT A9-03 02-Mar-2021 01-Mar-2026 Private Hardcore 9.089% £0 £0 £85,417 £557,943
Trillium (Pime) Property Ltd t/ A9-18 NA 31-Oct-2018 Private Hardcore 9.089% £426,924 £426,924 £186,023 £2,625,534
TJX UK A9-02 NA 04-Mar-2016 Private Hardcore 9.089% £105,000 £105,000 £167,790 £1,594,807
TJ Morris A9-08 NA 18-Aug-2018 Private Hardcore 9.089% £112,000 £112,000 £79,577 £880,667
Subway A9-16 06-Sep-2009 05-Sep-2014 Private Hardcore 9.089% £20,000 £20,000 £9,257 £85,758
Poundworld A9-04 NA 18-Oct-2016 Private Hardcore 9.089% £83,435 £83,435 £126,565 £1,252,664
Management Office A9-19 01-Jan-2019 31-Dec-2020 Private Hardcore 9.089% £0 £0 £0 £0
Jollyes Pet Store A9-05 24-Jun-2015 23-Jun-2025 Private Hardcore 9.089% £67,534 £67,534 £50,694 £635,946
Halifax 2 Limited A9-10 29-Sep-2014 28-Sep-2024 Private Hardcore 9.089% £90,000 £90,000 £80,453 £887,667
Full House Bingo Ltd A9-11 20-Dec-2017 19-Dec-2032 Private Hardcore 9.089% £210,400 £210,400 £138,814 £2,104,951
DP Reality Limited A9-21 07-Sep-2015 06-Sep-2021 Private Hardcore 9.089% £16,000 £16,000 £21,293 £209,007
Cine-UK Limited A9-01 02-Aug-2019 02-Aug-2024 Private Hardcore 9.089% £917,568 £917,568 £429,073 £7,474,114
Carpetright A9-09 10-Aug-2015 09-Aug-2020 Private Hardcore 9.089% £100,000 £100,000 £108,112 £1,069,162
Blockbuster & Game Station A9-06 NA 28-Sep-2014 Private Hardcore 9.089% £0 £0 £32,751 £254,644
Aldi A9 - 07 24-Jun-2018 23-Jun-2023 Private Hardcore 9.089% £156,500 £156,500 £109,616 £1,392,811
Total £2,305,361 £2,305,361 £1,714,762 £21,784,638

Portfolio: KW - PROJECT JUPITER FOR SPIIRE  NFA
ARGUS Valuation - Capitalisation 2.50.039 Page 3



A10 Bedford, Aspects Leisure Park 



Key Statistics

Market Value: £2,850,000 Current Gross Rent (pa): £774,975

MV per sq ft £28.75 Current Net Rent (pa): £547,805

Initial yield: 18.11% Market Rent (pa): £944,537

Reversionary yield: 24.98% MR per sq ft £9.53

Equivalent Yield 23.38% Total Irrecoverable Costs £253,102

Est. Capital Expenditure £19,203 Void Assumption 12 months

WAULT to Break 9.08 Years Vacancy Rate (by ERV) 13.55%

Inspected by: Peter Stoughton-Harris MRICS Title Documentation Yes

Date of Inspection 20-Aug 2014 Prepared by:

Tenure Building Survey Yes

Details if leasehold: Prepared by:
CBRE

125 years 3 months unexpired. Environmental Report Yes

Geared head rent see below. Prepared by: Groundsure 16-Apr-14

Jupiter Portfolio - A10

Aspects Retail Park, Bedford

Market Value Market Rent

General Information Provided

Leasehold

150 years from 25/12/1989 

expiring 24/12/2139.

Herbert Smith Freehills LLP



Jupiter Portfolio - A10
PROPERTY DESCRIPTION

Sq m Sq ft

2,380.73 25,626

2,965.74 31,923

1,962.11 21,120

540.23 5,815

589.00 6,340

328.88 3,540

211.82 2,280

232.26 2,500

9,210.77 99,144 

Description 

Floor Area

Total

Unit 1

The property comprises an out of town retail development of four freestanding buildings sat within a 

pedestrianized 'street' arrangement with separate 'McDonalds' restaurant unit located to the northern 

part of the site. A large surface car park is located to the east of the buildings and is bounded by a 

watercourse to the south and west. The four buildings are of varying sizes but comprise the same 

construction of internal steel frame with an external envelope of 'built-up' prefinished metal cladding 

to high level and cavity brickwork to the lower levels.

McDonalds is a later addition constructed utilising their corporate unitised method of steel frame, 

brick clad elevations and flat deck roof with low level tiled pitched perimeter parapets.

Unit 7

Unit 8

Unit 2

Unit 3

Unit 4

Accommodation

Unit 5

Unit 6

Location & Situation Bedford is the county town and administrative centre of Bedfordshire and is located 50 miles north of 

London. The town benefits from good transport links and is located between the major arterial routes 

of the M1 and A1 both being 10 miles to the west and east respectively.  The A421 Southern Bypass 

is a primary link between the A1 and the M1 with the section between Bedford and Junction 13 of the 

M1 having been upgraded to dual carriageway. The A421 additionally links with the A6 which 

provides direct access to Luton to the south.

Bedford enjoys a frequent direct rail service to London St Pancras with a fastest journey time of 37 

minutes.

The subject property is located 1 mile to the east of the town centre and is accessed from Longholme 

Way A5140; this is entrance only and left turn in only. The exit from the car park is on to Barker’s 

Lane.
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CONDITION, REPAIR & STATUTORY

Planning Considerations

Environmental Considerations

Rateable Value

Bedford Borough Council is preparing the Local Plan 2032. Under current planning policy 

documents, the property is subject to Policy AD41 - Urban Area Boundary.

An application for the demolition of an existing building and the erection of a two storey, 3 

screen extension to the cinema was approved in 2013 (13/02240/MAF).

An application for a covered smoking area at first floor level was approved in 2009 

(09/00819/AOC). 

Other more historical applications include a two storey extension to provide a new pedestrian 

entrance to the first floor leisure unit and the implementation of flood capacity compensation 

works which was permitted in 2007 (07/00031/S73).

We have been provided with a Building Key Information Technical Data Sheet and Budget Cost 

Liabilities prepared by CBRE. The structures of the properties are in a good condition with no 

significant defects noted. The fabric of the main four buildings is generally in a fair condition with 

some isolated defects largely as a result of a lack of regular maintenance with has resulted in a 

significant backlog of maintenance works. The roof areas are generally weathered with the Pizza 

Hut and Zap Zone roofs exhibiting flaking paint. We recommend a full programme of external 

recoating and redecoration to all previously decorated areas. The cladding is generally dirty and 

begrimed and requires cleaning. There are isolated leaks to rainwater downpipes resulting in 

damp staining to external brickwork and sealing of joints should be undertaken. The gutter to the 

external plant deck roof to the Bingo tenant is leaking causing substantial brickwork dampness 

and staining below. The external pedestrian under croft to the fitness first building is damaged 

and requires replacement. The tarmacadam surface to the car park is suffering from general 

wear and will require on-going patch repairs and relining. Internally the tenanted areas are 

generally in a good to fair condition. Fitness First and Bingo 2000 have undergone 

refurbishments within the last 5 years and present well. McDonalds units appeared in a fair 

condition and we assume this is let on a full repairing and insuring basis due to its bespoke 

construction and remoteness to the rest of the site.

Unit 4 - £40,000

Unit 5 - £51,000

Unit 6 - £58,000

Repair

Site Condition

Unit 1 - £244,000

The CBRE Technical Data Sheet states: Given the age of the property asbestos containing 

materials may have been incorporated into the construction during its life. We did not note any 

asbestos containing materials during our inspection, however it is the tenant's responsibility to 

provided an Asbestos Management Plan on the tenanted units and the Landlord's responsibility 

on the Vacant units and common areas if these have not already been provided by the previous 

tenants.

The site is considered suitable for the present use and environmental setting. Contaminants may 

be present but are considered unlikely to have an unacceptable impact on the identified 

receptors. It is unlikely that the issue(s) will arise as a liability/cost for the freehold/long leasehold 

owner of the site where it remains in the current use or otherwise remains undisturbed.

Unit 2 - £89,000

Unit 3 - £178,000

Unit 7 - Not listed on VOA

Unit 8 - £88,000



Jupiter Portfolio - A10
TENURE & TENANCIES

Tenure Leasehold

Details

Principal 

Tenancy 1 Item

Demise

Tenant

Guarantor

Term

Rent

Rent Review

Repairs

Permitted Use

Insurance

Alienation

Alterations

Other / Any 

Onerous 

Provisions

Whilst the lease is vested in Fitness First Clubs Limited the service charge is capped at £2.00 per sq ft and it is 

agreed that the floor areas of the Premises is 19,984 sq ft.

The Tenant is entitled to a rent reduction (to 75% of actual rent payable) if the Landlord undertakes a major 

redevelopment of the Cinema block.

N/A

25 year term commencing 28/10/2004 and expiring 27/10/2029.

£225,194 pa made up of the Primary rent currently £166,350 pa and Secondary rent of £58,844 pa.

5 yearly reviews. The next review is due on 28 October 2014. The rent is subject to fixed increases in 2014 and 

2019. In 2024 the secondary rent is subject to a fixed increase and the Primary rent is subject to an upwards 

only open market rent review.

Fitness First Clubs Limited

The tenant is to keep the Premises in good and substantial repair and condition.

Private members health and fitness club within Class D2 of Town & Country Planning (Use Classes) Order 1987 

together with ancillary offices and cafe bar, video library and retail use or other use subject to landlord prior 

written consent. Certain alternative uses e.g. Cinema are prohibited.

Unit 3 - Aspects Retail Park, Bedford

Details

Title No. BD152090 

150 years from 25/12/1989 expiring 24/12/2139 (c.125 years 3 months unexpired). The head 

rent is calculated annually and is geared to 20% of net income after deducting irrecoverable 

costs from Gross Income. We understand that the current head rent is £180,927 p.a. and have 

adopted this figure within out valuation.

Indemnity insurance has been put in place against potential chancel repair liability. The total 

insured  sum is £10,000,000 apportioned at £1,000,000 per property.

The Landlord insures and recovers a fair and reasonable proportion from the Tenant.

The Tenant may assign the whole (subject to conditions) and may under let part. The Tenant may share 

occupation of part of the Premises with concessionaires or franchisees providing details are passed to the 

Landlord and no security of tenure is granted.
The Tenant is prohibited from making structural alterations or additions affecting the external appearance of the 

Premises. Non structural alterations are permitted with the Landlord's prior written consent.
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Principal 

Tenancy 2
Item

Demise

Tenant

Guarantor

Term

Rent

Rent Review

Repairs

Permitted Use

Insurance

Alienation

Alterations

Other / Any 

Onerous 

Provisions

TENANT COVENANT

The Landlord insures and recovers a fair and proper proportion from the Tenant.

The Tenant may grant concessions or licences to other retailers (subject to conditions) and limited to 20% of the 

Gross Internal Floor area of the Premises.

The Tenant may assign the whole (subject to only limited conditions for this type of user). Underletting of the 

whole is permitted.

The Tenant is prohibited from making alterations to the structure or exterior other than to the 'Front of House'. 

Alterations are permitted to defined sections of the Premises with the Landlord's prior written consent. Non-

structural alterations are permitted providing full details are provided to the Landlord in advance.

A fair proportion of service charge is payable by the tenant assessed on a proportion of the lettable floor area 

of the ground floor of the Premises.

The lease contains exclusivity clauses preventing the Landlord from allowing use of premises at Aspects Leisure 

Complex by other Cinema operators or from allowing sale of food confectionary or beverages in certain 

circumstances.

Details

Unit 1 - Aspects Retail Park, Bedford

Fitness First - D&B Rating of 5A1 indicates a minimal risk of business failure.

The tenant is to keep the Premises in good and substantial repair and condition.

Cinematograph theatre together with the sale of hot and cold food alcoholic and non-alcoholic beverages and 

refreshments and confectionary and merchandise ancillary to the cinema and the showing of films.

Original tenant Canon SE Cinema Properties Limited. Current tenant is Cineworld Cinema Properties Limited 

although there is uncertainty over the exact entity.

Metro-Goldwyn-Mayer Cinemas Limited

25 year term commencing 02/07/1990 expiring 01/07/2015.

£237,000 pa 

5 yearly reviews. The final review is on the final day of the contractual term.



Jupiter Portfolio - A10
OCCUPATIONAL MARKET & RENTAL ANALYSIS

INVESTMENT MARKET COMMENTARY

Valuation Methodology - Market Value

In arriving at our opinion of value we have adopted the head rent payment shown in the audited accounts which estimated it at 

£180,927  We have also allowed for non recoverable costs and applied an initial yield to the net income, with particular reference to 

the yield when the Cinema departs.   We consider this needs to be at around 8.5% to reflect the difficultly of letting the 

accommodation in the future.  the end answer has then been considered against the underlying capital value per sq ft and also given 

the size of the site, we have also had regard to the underlying land value.

• Cineworld indicated will quit park at end of lease in 2015-potential demand from independent operator

• Several of restaurants vacant for years

• Rival development due to open in Bedford with new cinema in 2015/2016

• Leisure Market is trending strongly for Prime Investment Stock where there is long income to secure covenants.

• Covenant Strength and WAULT are fundamental drivers of value

• Secondary stock trading big discount to prime



Jupiter Portfolio - A10
SWOT ANALYSIS

MARKETABILITY & DISPOSAL

Suitability for Security

13.5 % vacant by ERV

Cineworld have indicated that they will 

vacate at lease expiry.

Leasehold tenure with comparatively high 

head rent

Rival development due to open in Bedford 

with new cinema in

2015/2016

Head lease may restrict the ability to 

redevelop the property

Multi-let with National multiple tenants

9.09 years WAULT to Break.

Small lot size

Weaknesses

Appendix 1) Tenancy Schedule

               2) Detailed Valuation printout

Opportunities

6 - 12 months

Let vacant units.

The may be potential for residential redevelopment in the 

longer term

Timescale for Disposal

Marketability The property is likely to appeal to small Propcos who will see an opportunity to improve value 

through asset management. It is unlikely to appeal to institutional investors at the present time.

Threats

The property does on the face of it offer good long-term income against reasonable covenants and as such offers reasonable security 

for loan purposes.  However the history of the Park is not good and it presents badly and this is likely to get worse when the Cinema 

departs in 2015.  So whilst the income should be able to support the interest on the loan the value of the property is expected to 

decline unless new lettings are secured in the medium term. 

Strengths



Unit Tenant Name
Tenant 

Use

Area 

(sq ft)
Lease Start Lease Expiry

Effective 

Break

Break 

Type
Next Review

Current Rent 

(pa)

Rental Value 

(ERV)
Comments

Unit 1 UGC Cinemas Limited 25,626 02/07/1990 01/07/2015 02/07/2010 237,000£   269,073£   

Unit 2 Full House Bingo Ltd 31,923 24/06/2007 14/07/2032 24/06/2017 159,615£   255,384£   

S/C capped at £2.24 psf on GIA increased by 

RPI 

Unit 3 Fitness First Clubs Ltd 21,120 28/10/2004 27/10/2029 28/10/2014 225,194£   168,960£   S/C capped at £2.00 psf on 19,604 sq ft 

Unit 4 Vacant 5,815 31/08/2015 30/08/2025 31/08/2020 -£           46,520£     

Unit 5 Vacant 6,340 31/08/2015 30/08/2025 31/08/2020 -£           50,720£     

Unit 6 Pizza Hut (UK) Ltd 3,540 25/03/1991 24/03/2016 63,720£     53,100£     

Unit 7 Vacant 2,280 31/08/2015 30/08/2020 -£           30,780£     

Unit 8 Mcdonalds Restaurants Ltd 2,500 25/12/1994 24/12/2019 25/12/2014 89,445£     70,000£     Franchise underlease in place

Substation Eastern Electricity Plc 1 01/01/2009 31/12/2020 01/01/2019 1£              -£           

Park and Ride Agreement Bedford Borough Council 1 01/01/2009 31/12/2020 01/01/2019 -£           -£           

Head Rent 0 01/01/2005 24/12/1939 01/01/2015 -£           -£           

99,146 774,975£   944,537£   

Jupiter Portfolio 
Aspects Retail Park, Bedford - Tenancy Schedule



Rent Agreed £pa

(£ psf)

Tonbridge 01/02/2013 48,500 £6.50 psf 25 years

£950,000

St Neats 01/12/2011 36,500 £4.50 psf 25 years

£1,200,000

Hinkley 01/11/2010 18,025 £7.50 psf 25 years

£2,000,000

Transaction Type Term & Incentives How Comparable

Jupiter Portfolio
Aspects Retail Park, Bedford - Occupational Comparables

CommentsAddress Date Floor Area (sq ft)



Floor Area Passing Rent

(sq ft) £ pa

Middlesbrough Leisure 

Park, Middlesbrough

Mar-14  £  21,250,000 6.9% Cineworld, DW 

Sports, American 

Golf, Nandos, 

Mcdonalds and 

Subway.

WAULT of 12 years.

11 screen Cineworld cinema, a 

two level gym complex, four 

restaurants and a retail unit.

Sale price equated to just under 

£196 psf capital value.

Sunniside Leisure 

Park, Sunderland

Apr-14  £  13,000,000 7.19% Empire Cinems, 

Grosvenor Casinos, 

Frankie & Benny's, 

ASK, Nandos.

Long leasehold

The scheme has a mixture of 

OMRV and fixed uplifts with the 

cinema responsible for just over 

60% of overall rent roll.

Great Northern 

Warehouse, 

Manchester

Oct-13  £  71,100,000 9.1% AWULT of 7 years Secondary leisure 

asset

Dagenham Leisure 

Park, London

Dec-12  £  16,300,000 10.3% Secondary leisure 

asset

Shaw Ridge Leisure 

Park, Swindon

May-12  £    4,200,000 9.6% AWULT of 15 years First generation 

multiplex

Jupiter Portfolio
Aspects Retail Park, Bedford - Investment Comparables

CommentsAddress Date Agreed Price NIY
Key Tenant & Lease 

Terms
How Comparable



REPORT Summary Valuation CBRE Ltd

Report Date 23 September 2014
Valuation Date 31 August 2014

Property

Address Aspects Leisure Park,Bedford,MK41 9LN
File/Ref No A10

Gross Valuation £3,024,898
Capital Costs -£19,203
Net Value Before Fees £3,005,695

Less Stamp Duty @4.00% of Net Value -£113,637
Acquisition Agents Fee @1.00% of Net Value -£34,091
Acquisition Legal Fee @0.50% of Net Value -£17,046

Fees include non recoverable VAT @ 20.00 %
Net Valuation £2,840,921

Say £2,850,000

Equivalent Yield 23.3810% True Equivalent Yield 27.0616%
Initial Yield (Deemed) 18.1099% Initial Yield (Contracted) 18.1099%
Reversion Yield 24.9803%

Total Contracted Rent £774,975 Total Current Rent £774,975
Total Rental Value £944,537 No. Tenants  10
Capital value per ft² £28.75

Running Yields

Date Gross Rent Net Rent Annual Quarterly
31-Aug-2014 £774,975 £547,805 18.1099 % 20.3611 %
28-Oct-2014 £804,565 £571,477 18.8924 % 21.3528 %
01-Dec-2014 £804,565 £515,303 17.0354 % 19.0160 %
01-Jul-2015 £804,565 £387,173 12.7995 % 13.8929 %
02-Jul-2015 £567,565 £325,703 10.7674 % 11.5329 %
31-Aug-2015 £664,805 £475,670 15.7252 % 17.4011 %
01-Oct-2015 £664,805 £358,062 11.8372 % 12.7675 %
02-Oct-2015 £664,805 £475,670 15.7252 % 17.4011 %
01-Dec-2015 £664,805 £531,844 17.5822 % 19.6982 %
24-Mar-2016 £664,805 £514,144 16.9971 % 18.9684 %
25-Mar-2016 £601,085 £480,868 15.8970 % 17.6113 %
24-Jun-2016 £601,085 £452,912 14.9728 % 16.4862 %
25-Jun-2016 £601,085 £480,868 15.8970 % 17.6113 %
31-Aug-2016 £631,865 £505,492 16.7110 % 18.6137 %
02-Jul-2017 £900,938 £720,750 23.8273 % 27.8470 %
15-Jul-2017 £996,707 £797,366 26.3601 % 31.3490 %
25-Mar-2018 £1,049,807 £839,846 27.7644 % 33.3425 %
28-Oct-2019 £1,083,790 £867,032 28.6632 % 34.6381 %
24-Dec-2019 £1,083,790 £854,532 28.2499 % 34.0404 %
25-Dec-2019 £994,345 £795,476 26.2976 % 31.2612 %
24-Mar-2020 £994,345 £753,060 24.8954 % 29.3095 %
25-Mar-2020 £994,345 £795,476 26.2976 % 31.2612 %
01-Jan-2021 £994,344 £795,475 26.2976 % 31.2612 %
25-Dec-2021 £1,064,344 £851,475 28.1489 % 33.8948 %
28-Oct-2024 £1,073,742 £858,994 28.3974 % 34.2534 %
31-Aug-2025 £976,502 £781,202 25.8257 % 30.6003 %
31-Aug-2026 £1,073,742 £858,994 28.3974 % 34.2534 %
28-Oct-2029 £775,577 £620,462 20.5118 % 23.4375 %
28-Oct-2031 £944,537 £755,630 24.9803 % 29.4267 %
15-Jul-2032 £689,153 £551,322 18.2261 % 20.5078 %
15-Jul-2034 £944,537 £755,630 24.9803 % 29.4267 %
25-Dec-2139 £0 £0 0.0000 % 0.0000 %

Yields based on £3,024,898

Portfolio: KW - PROJECT JUPITER FOR SPIIRE  NFA
ARGUS Valuation - Capitalisation 2.50.039
Portfolio: KW - PROJECT JUPITER FOR SPIIRE  NFA
ARGUS Valuation - Capitalisation 2.50.039



REPORT Summary Valuation CBRE Ltd

Report Date 23 September 2014
Valuation Date 31 August 2014

REPORT Summary Valuation CBRE Ltd

Report Date 23 September 2014
Valuation Date 31 August 2014

Tenants

Tenant name File/Ref Next Review Earliest Term Cap.Group Method Yield 1 Yield 2 Contracted Rent Current Rent ERV Gross Value
Leasehold 28-Oct-2014 24-Dec-2139 -£154,995 -£154,995 £0 £0
Vacant A10-7 NA 30-Aug-2020 Private Hardcore 23.381 £0 £0 £30,780 £56,864
Pizza Hut UK Ltd A10-6 NA 24-Mar-2016 Private Hardcore 23.381 £63,720 £63,720 £53,100 £165,401
McDonalds Restaurants Ltd A10-8 25-Dec-2014 24-Dec-2019 Private Hardcore 23.381 £89,445 £89,445 £70,000 £268,843
Full House Bingo Ltd A10-2 15-Jul-2017 14-Jul-2032 Private Hardcore 23.381 £159,615 £159,615 £255,384 £719,247
Fordgate Limited - Vacant? A10-4 31-Aug-2020 30-Aug-2025 Private Hardcore 23.381 £0 £0 £46,520 £97,670
Fordgate Limited - Vacant? A10-5 31-Aug-2020 30-Aug-2025 Private Hardcore 23.381 £0 £0 £50,720 £110,709
Fitness First Clubs Limited A10-3 NA 27-Oct-2029 Private Hardcore 23.381 £225,194 £225,194 £168,960 £888,316
Eastern Electricity Plc A10-9 01-Jan-2019 31-Dec-2020 Private Hardcore 23.381 £1 £1 £0 £3
Cineworld Cinema  Propertie A10-1 02-Jul-2010 01-Jul-2015 Private Hardcore 23.381 £237,000 £237,000 £269,073 £717,845
Bedford Borough Council A10-10 01-Jan-2019 31-Dec-2020 Private Hardcore 23.381 £0 £0 £0 £0
Total £619,980 £619,980 £944,537 £3,024,898

Portfolio: KW - PROJECT JUPITER FOR SPIIRE  NFA
ARGUS Valuation - Capitalisation 2.50.039 Page 2



A11 Stockton on Tees, Teeside 



Key Statistics

Market Value: £2,000,000 Current Gross Rent (pa): £284,625

MV per sq ft £21.20 Current Net Rent (pa): £284,625

Initial yield: 11.09% Market Rent (pa): £445,320

Reversionary yield: 17.36% MR per sq ft £4.72

Equivalent Yield 14.05% Total Irrecoverable Costs £0

Est. Capital Expenditure £300,000 Void Assumption 48 months

WAULT to Break 6.75 Vacancy Rate (by ERV) 43%

Inspected by: Danny Latimer MRICS Title Documentation Yes  

Date of Inspection Prepared by: Herbert Smith Freehills  14 April 2014

Tenure Leasehold Building Survey Yes 

Details if leasehold: Prepared by: CBRE  6 May 2014

Environmental Report

Prepared by: CBRE 06 May 2014

Jupiter Portfolio - A11

Phase II Teesside Leisure Park, Stockton on Tees

Market Value Market Rent

General Information Provided

 27 August 2014

999 years from 20 October 2006 

at a peppercorn throughout

Included in Building Survey Summary.



Jupiter Portfolio - A11
PROPERTY DESCRIPTION

Sq m

3,507.33 

2,573.02 

278.42 

464.51 

1,973.24 

8,766.52

Description 

Use Type/Floor/Area

Total 94,361

Unit 5 GF Casino

Sq ft

Unit 1 FF Bingo Hall

Unit 2 GF Nightclub

Unit 3 GF Restaurant

                             37,753 

                             27,696 

                               2,995 

                               5,000 

                             20,917 

Location & Situation Stockton on Tees forms part of the Tees Valley area and is located approximately 3 miles 

to the west of Middlesbrough, 26 miles south of Sunderland and some 40 miles south of 

Newcastle upon Tyne.

Stockton is accessed via the A66, which joins with the A1(M) or via the A19.  Teesside 

International airport is located approximately 6 miles to the south west and Newcastle 

airport some 44 miles to the north.

The subject property is situated approximately 2 miles to the east of the city centre in close 

proximity to the roundabout junction of the A19 and A66 Middlesbrough to Stockton Trunk 

Road.  The Leisure Park is situated adjacent to and shares access with the circa 402,000 sq 

ft Teesside Retail Park which includes approximately 39 units with occupiers including 

Argos Extra, Boots, Mamas & Papas, Marks & Spencer, New Look, Next, River Island, TK 

Maxx, WH Smith and Staples, amongst others.  It is one of the most successful retail parks 

in the region.  

The subject property forms part of a larger leisure park with occupiers including Showcase 

Cinema, Pizza Hut, Hollywood Bowl, Imperial City and Burger King.

The property, which forms Phase II of the Teesside Leisure Park, is a purpose built detached 

leisure facility arranged over two storeys which appears to have been developed in 1996.  

Each unit is of steel frame construction supporting cast in situ concrete floors with 

blockwork walls and profile metal sheet roof.  

Phase II incorporates a former bingo hall, casino, former nightclub, a former bar and a 

vacant restaurant unit.  The property has on site parking for approximately 450 cars within 

its demise.  In addition there are advertising panels.

With the exception of the casino the property has become somewhat run down internally 

due to the lack of tenant activity in recent years and would require significant refurbishment 

before the units could be brought back into effective use.

Accommodation

Unit 4 GF Pub



Jupiter Portfolio - A11
CONDITION, REPAIR & STATUTORY

We have been provided with a Building Key Information Technical Data Sheet and 

Budget Cost Liabilities prepared by CBRE dated 6 May 2014.  The report states that 

overall the property is considered to be in poor condition.  Externally the building 

structure and fabric is in a fair condition for the building's age and use, however, the 

property is starting to show the signs of a lack of proactive maintenance.  Internally the 

two units which are occupied are in good condition with the remaining vacant and 

unoccupied areas in varying degrees of poor order.

The coating to the profile metal sheet roofs has all but completely de-laminated and 

has stripped away with a considerable amount lodged within the eaves gutters.  A 

painted steel framed glazed canopy extends around the perimeter of the property, the 

paint coating of which is deteriorating, the steel frame is rusting and widespread 

broken or missing glass panels were noted.  The paint coating to the upper level 

blockwork walls requires redecorating.  The powder coating to the windows and doors 

will require over coating in the short term.  Rear service and fire escape doors require 

localised repairs and redecoration in the short term.

The vacant units, where inspected, were noted to be in varying degrees of poor 

condition.  The unit, previously occupied by Food U Choose, still contains the tenant's 

fit out, although items of significant value appear to have been removed.  The 

electrical supply to the former Gala Bingo unit has been terminated and access was 

not possible.  The former club NRG has not been occupied for in excess of five years 

and during that time we are advised that it has been broken into on numerous 

occasions causing widespread damage to the structure and fabric of the property.

Your lawyers have advised that the vacant night club unit was subject to a successful 

insurance claim by the previous owner and a payment of c.£100,000 was received 

which transferred to Kennedy Wilson on acquisition of the asset.

In terms of mechanical and engineering services air conditioning appeared to be 

provided to all of the units with some of the external compressors noted to use R2 

refrigerant, which is one of the Virgin HCFC gases that are subject to a three stage ban 

on sale and manufacture.  The electrical circuits within the casino and church appear 

to be maintained to an acceptable standard, however, although operational at 18 

years of age they are nearing the end, or well into, their expected life based on CIBSE 

guidance and, as such, it is likely that the installations will require replacement in the 

short to medium term.  With regards to the unoccupied units it is to be assumed that 

these have not been maintained in the intervening period and in the case of the former 

club NRG installations these have been damaged beyond economic repair.

CBRE estimate that the total cost of repairs are in the order of £649,000, some 

£282,000 of which is not recoverable from the tenants.

The site extends to approximately 4.52 acres.  It is generally level and of a regular 

configuration.  

At the time of our inspection we did not notice any issues with the site, however, you 

should refer to your legal advisors as this falls outside our capacity as General Practice 

Surveyors.

Repair

Site Condition



Jupiter Portfolio - A11
Planning Considerations

Environmental Considerations

Rateable Value

The applicable Uniform Business Rate for the year 2014/2015 is £0.471 per pound 

Rateable Value for properties with a Rateable Value of less than £35,000, and £0.482 

if the Rateable Value is in excess of £35,000.

Under the current regime vacant properties benefit from 100% relief in the first 3 

months following vacancy and 100% liability thereafter.

The Property is covered by the Stockton on Tees Local Plan, adopted in March 2010. 

The wider area is designated for retail and leisure use. The property is not situated 

within a Conservation Area and is not a Listed Building.

We understand the property, in its current use, conforms with the relevant use class 

allocation.

From our brief external inspection of the property there were no obvious contamination 

issues, however, we cannot make any guarantees in this respect.  For the purposes of 

our valuation we have assumed no current or potential environmental liability.

We have been provided with a GroundSure screening report dated 16 April 2014 (ref: 

OSD - 1400692) which states that the property is in need of further assessment in 

terms of environmental risk.

The report also states that the property has a moderate to high risk of surface flooding 

however the managing agents have confirmed that there is no history of flooding at 

the property and the current insurance policy includes cover for flooding.

The 2010 Rating List entries for the properties are as follows:

Address: Millennium Discotheque, Teesside Park, Stockton on Tees TS17 7BU

Description: Club & Premises

Occupier: Vacant

Rateable Value: £1,000

Vacant Rates Payable: £482

Address: Gala Casino, Aintree Oval Road, Stockton on Tees TS17 7BU

Occupier: Patmor Limited

Rateable Value: £252,500

Vacant Rates Payable: N/A

Address: Gala Bingo Club, Teesside Park, Stockton on Tees TS17 7BU

Description: Bingo Hall (Vacant) and Premises

Occupier: Vacant

Rateable Value: £1,000

Vacant Rates Payable: £482

Address: Food U Choose Limited, Teesside Park, Stockton on Tees TS17 7BU

Description: Restaurant and Premises

Occupier: Vacant

Rateable Value: £1,000

Vacant Rates Payable: £482



Jupiter Portfolio - A11
TENURE & TENANCIES

Tenure

Details

Principal 

Tenancy
Item

Demise

Tenant

Guarantor

Term

Rent (as varied)

Rent Review

Repairs

Permitted Use

Insurance

Alienation

Alterations

Other / Any 

Onerous 

Provisions

Double Diamond Gaming Limited

Details

Unit 5 - Ground Floor Casino

Not known

Not known

Not known

Effectively full repairing and insuring

We have had sight of an undated draft Certificate Of Title prepared by Herbert Smith Freehills dated 14 April 

2014 (ref: 2198/12210/30962448), which states that the property is held by way of a Long Lease (under 

Title Number: CE192764).

There are various restrictions on the permitted use of portions of land contained within the property including 

covenants restricting use of part of the land for any use other than as an allotment garden.  Similarly there 

are restrictions on the use of parts of the subject property whilst ever similar uses exist elsewhere on the 

Teesside Leisure Park. 

An estate service charge of £11,000 per annum is payable to the estate management company.  We 999 years from 20 October 2006 at a peppercorn rent throughout.

Unit 4 - Ground floor pub is let to Enterprise Inns for 25 years from 24 June 1996 at £71,250 per 

annum expiring on 23 June 2021.

Advertising panels are let to Primesight Limited for 8 years from October 2007 expiring on 30 September 

2015 at £3,375 per annum.

25 years from 24 June 1996 expiring 23 June 2021

£210,000 per annum

Not known

Tenant reimburses landlord



Jupiter Portfolio - A11
TENANT COVENANT

OCCUPATIONAL MARKET & RENTAL ANALYSIS

Detailed financial investigations are outside the scope of this report.  We have obtained Equifax reports 

as follows:

We can find no record of Patmor Limited.  Gala Group Investments Limited is classed as C - Above 

Average.  In the financial year to 28 September 2013 they recorded a turnover of £18,863,000, resulting 

in a net loss of -£8,831,000 and were assessed to have a net worth of £12,555,000.

Enterprise Inns Plc has an Equifax rating of C - Above Average.  In the financial year to 30 September 

2013 they recorded a turnover of £639,000,000, resulting in a pre-tax loss of -£42,000,000 and they 

were assessed to have a net worth of £1,046,000,000.

It is anticipated that investors would consider both tenants to provide reasonable / good covenant 

strength.

Teesside Leisure Park is the principal leisure offer in the Stockton area accommodating approximately 

200,000 sq ft in total with Bridge Road Retail Park also accommodating some 20,000 sq ft comprising a 

Grosvenor Casino and a Burger King restaurant.  On the North Bank Site, Commercial Street (North 

Shore) Tees Valley Regeneration, Urban Splash and Muse Developments are proposing a120,000 sq ft 

scheme to include residential, offices, car showroom, health care facility, retail catering and leisure.  

Phase I of Teesside Leisure Park accommodates Burger King, Chiquitos, Frankie and Benny's, Hollywood 

Bowl, KFC, Pizza Express, Pizza Hut, Showcase Cinema and TGI Fridays and has proved to be relatively 

successful.  The rents passing at Phase II are circa £14.25 per sq ft for the 5,000 sq ft unit let to 

Enterprise Inns and circa £10 per sq ft for the casino unit let to Gala Group, which is approximately 

20,917 sq ft.

It is clear from the fact that a large element of the scheme has remained vacant for a number of years 

that it has failed to work as an extension to Phase I of the leisure park.  There is the potential to re-let the 

units which will require potential reconfiguration / refurbishment and the rental levels achieved are likely 

to reflect its somewhat secondary position and it is likely that substantial incentives will need to be offered 

in order to attract occupiers.  We understand that the scheme has not been actively marketed during 

recent years and in order for it to be a success a business plan needs to be established for it taking 

advice from leisure experts with a view to re-engineering the property and, possibly, considering 

alternative uses.  



Jupiter Portfolio - A11
INVESTMENT MARKET COMMENTARY

With the well documented real estate recovery underway investors are once again starting to look for 

returns outside of the core office, retail and industrial sectors.  

The leisure sector is one of the alternative areas attracting buyers in much the same way as it did in the 

early 2000s.  The quality of tenants, locations, buildings and leases are once again being appreciated as 

comparable to those in the retail centre with the added attraction that rents are much more closely 

correlated to trading performances.

Modern leases tend to require the tenant to report key performance levels such as revenues and gross 

profit with investors becoming increasingly aware of what constitutes a sustainable relationship between 

the two.

Investments in the leisure sector conform to the same risk classification as in other sectors such as core, 

core plus, value add and opportunity, however, the big advantage with modern leases in the leisure 

sector is that investors can underwrite a more detailed level than merely covenant, rent and location and 

can identify where additional capital expenditure is likely to add value.

Leisure sector investments are now core to a balanced investment portfolio considering gaming operator 

Rank's recent results have indicated that revenue at the group has increased by 19% in the 19 weeks to 

11 May 2014 which show that the gaming sector is starting to improve.  This is matched by investor 

sentiment as two large mixed bingo and casino portfolios, let to Rank, have received several bids with the 

last portfolio going to best bids.

CBRE's view on yields for prime leisure parks is at 5.85%, trending stronger, which is a marginal 

improvement from the September 2013 level of 6.25%.

Furthermore there have been a variety of transactions in the sector outlined below:

Sunniside Leisure Park in Sunderland sold in April 2014 for £13 million, reflecting a net initial yield of 

7.19%.  Tenants include Empire Cinema, Grosvenor Casino, Nando's, Ask and Frankie and Benny's.  The 

scheme has a mixture of OMRV and fixed uplifts with the cinema responsible for just over 60% of overall 

rent role.

Middlesbrough Leisure Park sold in March 2014 for £21.25 million, reflecting a net initial yield of 6.9%.  

Tenants include Cineworld, DW Sports, American Golf, Nando's, McDonalds and Subway with a WAULT 

of 12 years.  The sale price equated to just under £196 per sq ft capital value.

Clearly there is a market for good investment product, however, the subject property does not fall into 

this category due to it being a somewhat failed scheme over the last few years, the lack of recent 

investment in it and a need for further capital in order to enhance it.  



Jupiter Portfolio - A11

Area £ Sq M £ Sq Ft

107.64

9.50

2.50

Unit 2 - GF Nightclub

Unit 3 - GF Restaurant

Unit 4 - GF Pub

Unit 5 - GF Casino

26.91 2.50

107.64 10.00

10.00

102.26

26.91

Low ERV rates are applied to Units 1 and 2 as "soft" rents will need to be offered to attract tenants into 

the scheme.

Reflecting the fact that the property is vacant and requires expenditure we have allowed for capital 

expenditure in the sum of £300,000 and adopted letting fees at 15% of ERV.  We have not made an 

allowance for non-recoverable service charge expenditure as this has been reflected in the yields 

adopted.  Empty rates are not deducted as the vacant units currently have de minimise assessments.  We 

have allowed for a total void period of 48 months in respect of the vacant units and 24 months at the 

end of the Enterprise Inns' lease. 

Equivalent yields of 12.50% are applied to the let units and 17.00% to the vacant units.  The subject 

property was recently purchased for £2,000,000 as part of a portfolio, which shows a net initial yield of 

11.09%.

We have reflected on the price paid which is considered to be at Market Value, after purchaser's costs of 

5.8%, at £2,000,000.  This shows an equivalent yield of 14.05% and a reversionary yield of 17.36%.

Our valuation has been undertaken on a traditional investment basis using comparable rental and 

investment transactions.  We have applied the following rental rates:

Valuation Methodology - Market Value

Unit 1- FF Bingo Hall



Jupiter Portfolio - A11
SWOT ANALYSIS

MARKETABILITY & DISPOSAL

Suitability for Security

Reflecting the fact that a substantial element has been empty for a long period of time with 

reconfiguration / refurbishment required we consider that the property provides limited 

security.

Timescale for Disposal We anticipate that a disposal period of between 9 and 18 months would be 

achievable.  We understand that the property recently sold as part of a portfolio for £2 

million.

Marketability We anticipate that the property is only likely to prove of interest to a limited number of 

parties including developers and property companies seeking to add value through re-

engineering the scheme or seeking to undertake wholesale redevelopment.  

Appendix 1) Tenancy Schedule

              2) Detailed Valuation printout

Strengths Weaknesses

Opportunities Threats

Seek to re-engineer the scheme with a view to 

refurbishment and re-letting the vacant elements 

possibly for an alternative use.

See redevelopment whole of the entire block for a 

more profitable use.

Remaining tenants vacate resulting in a lack of rental 

income and high void costs being incurred and a 

further decline in capital value.

Reasonable income from two reasonable / strong 

covenant tenants.

Potential to add value through refurbishing and 

letting vacant units.

Out of town nightclub and late night pub market has 

been decimated and units are unlikely to be let for such 

again.

Bingo market profits have been falling since smoking 

ban.  

Additional restaurants around the cinema element of 

the scheme within Phase I will negate demand for this 

block.



Unit Tenant Name Tenant Use
Area 

(sq ft)
Lease Start Lease Expiry

Effective 

Break
Break Type

Next 

Review

Current Rent 

(pa)

Rental Value 

(ERV)
Comments

1 -FF Bingo Hall vacant 37,753 94,400£      

2 -GF Nightclub vacant 27,696 69,200£      

3 -GF Restaurant vacant 2,995 30,000£      

4 - GF Pub Enterprise Inns pub 5,000 24/06/1996 23/06/2021 NK 71,250 50,000£      

5- GF Casino Patmor Ltd casino 20,917 24/06/1996 23/06/2021 NK 210,000 198,700£    

Surety Gala

Group 

Investments

Advertising panels advertising 01/10/2007 30/09/2015 3375 3,020£        

94,361 284,625£    445,320£    

Tenancy Schedule - Phase II Teesside Leisure Park, Stockton on Tees

Jupiter Portfolio 



Rent Agreed £pa

(£ psf)

£102,500 21 years Better location

£25.00 two year 11 Superior scheme

£100,000 25 years Better location

£25.00 two year 15 Superior scheme

Bella Italia, Clifton Moor Leisure 

Park, York
Aug-14 3,500 OML

£91,000

£26.00

15 years

Better location

Superior scheme

undisclosed incentives

Transaction Type Term & Incentives How Comparable

Jupiter Portfolio
Phase II Teesside Leisure Park, Stockton on Tees - Occupational Comparables

CommentsAddress Date Floor Area (sq ft)

Harvester, Clifton Moor Leisure 

Park, York
May-12 4,000 OML

Frankie & Bennys, Clifton Moor 

Leisure Park, York
Jun-12 4,100 OML



Floor Area Passing Rent

(sq ft) £ pa

Empire Cinema
Similar type of 

location
Superior tenancy 

profile

Middlesbrough 

Leisure Park, 

Middlesbrough

Mar-14 £21,25,000 6.90% Cineworld

Similar type of 

location

Superior tenancy 

profile

Tenants include Cineworld, DW 

Sports, American Golf, Nando's, 

McDonalds and Subway with a 

WAULT of 12 years.

Jupiter Portfolio
Phase II Teesside Leisure Park, Stockton on Tees - Investment Comparables

Comments

Sunniside Leisure 

Park, Sunderland
Apr-14 £13,000,000 7.19%

Tenants include Empire cinema, 

Grosvenor casino, Nando's, Ask 

and Frankie & Benny's. Cinema is 

60% overall rent 

Address Date Agreed Price NIY
Key Tenant & 

Lease Terms
How Comparable



REPORT Summary Valuation CBRE Ltd

Report Date 23 September 2014
Valuation Date 31 August 2014

Property

Address Teesside,Stockton on Tees
File/Ref No A11

Gross Valuation £2,565,860
Capital Costs -£329,040
Net Value Before Fees £2,236,820

Less Stamp Duty @4.00% of Net Value -£84,568
Acquisition Agents Fee @1.00% of Net Value -£25,370
Acquisition Legal Fee @0.50% of Net Value -£12,685

Fees include non recoverable VAT @ 20.00 %
Net Valuation £2,114,197

Say £2,000,000

Equivalent Yield 14.0543% True Equivalent Yield 15.2794%
Initial Yield (Deemed) 11.0928% Initial Yield (Contracted) 11.0928%
Reversion Yield 17.3556%

Total Contracted Rent £284,625 Total Current Rent £284,625
Total Rental Value £445,320 No. Tenants  7
Capital value per ft² £21.19

Running Yields

Date Gross Rent Net Rent Annual Quarterly
31-Aug-2014 £284,625 £284,625 11.0928 % 11.9067 %
01-Oct-2015 £284,270 £284,270 11.0789 % 11.8907 %
31-Aug-2018 £477,870 £477,870 18.6242 % 21.0117 %
24-Jun-2021 £196,620 £196,620 7.6629 % 8.0445 %
24-Jun-2025 £445,320 £445,320 17.3556 % 19.4149 %
20-Oct-3005 £0 £0 0.0000 % 0.0000 %

Yields based on £2,565,860

Portfolio: KW - PROJECT JUPITER FOR SPIIRE  NFA
ARGUS Valuation - Capitalisation 2.50.039
Portfolio: KW - PROJECT JUPITER FOR SPIIRE  NFA
ARGUS Valuation - Capitalisation 2.50.039



REPORT Summary Valuation CBRE Ltd

Report Date 23 September 2014
Valuation Date 31 August 2014

REPORT Summary Valuation CBRE Ltd

Report Date 23 September 2014
Valuation Date 31 August 2014

Tenants

Tenant name File/Ref Next Review Earliest Term Cap.Group Method Yield 1 Yield 2 Contracted Rent Current Rent ERV Gross Value
Leasehold 19-Oct-3005 £0 £0 £0 £0
Vacant A11-1 31-Aug-2021 30-Aug-2031 VACANT Hardcore 17.000 £0 £0 £94,400 £296,333
Vacant A11-2 31-Aug-2021 30-Aug-2031 VACANT Hardcore 17.000 £0 £0 £69,200 £217,227
Vacant A11-3 31-Aug-2021 30-Aug-2031 VACANT Hardcore 17.000 £0 £0 £30,000 £94,174
Ryan Crowe A11-7 01-Jan-2015 31-Dec-2020 LET Hardcore 12.500 £0 £0 £0 £0
Primesight Ltd A11-6 NA 30-Sep-2015 LET Hardcore 12.500 £3,375 £3,375 £3,020 £24,500
Enterprise Inns T/A The Aca A11-4 24-Jun-2016 23-Jun-2021 LET Hardcore 12.500 £71,250 £71,250 £50,000 £460,751
Double Diamond Gamking Lt A11-5 24-Jun-2016 23-Jun-2021 LET Hardcore 12.500 £210,000 £210,000 £198,700 £1,472,876
Total £284,625 £284,625 £445,320 £2,565,860

Portfolio: KW - PROJECT JUPITER FOR SPIIRE  NFA
ARGUS Valuation - Capitalisation 2.50.039 Page 2



A13 Aberdeen, Rubislaw House 

7.



Key Statistics

Market Value: £47,250,000 Current Gross Rent (pa): £2,978,822.00

MV per sq. ft. £465.00 Current Net Rent (pa): £2,978,822.00

Initial yield: 5.90% Market Rent (pa): £2,700,000

Reversionary yield: 5.35% MR per sq. ft. £26.55

Equivalent Yield 6.14% Total Irrecoverable Costs £0

Est. Capital Expenditure £0 Void Assumption 0 months

WAULT to Break 15.35 Years Vacancy Rate (by ERV) 0%

Inspected by: Campbell Forsyth MRICS Title Documentation Yes

Date of Inspection 22/08/2014 Prepared by: Burness Paull

Tenure Effective freehold Building Survey Yes

Details if leasehold: See 'Tenure' section Prepared by: CBRE 06 May 2014

Environmental Report

Prepared by: CBRE 06 May 2014

Included in Building Survey Summary

Jupiter Portfolio - A13

Rubislaw House, Anderson Drive, Aberdeen, AB15 6FZ

Market Value Market Rent

General Information Provided



Jupiter Portfolio - A13
PROPERTY DESCRIPTION

Sq. m

 8,148  87,710 

 1,299 

9,448

The property comprises a prominent office building which was constructed in the early 1980s.  It is 

formed by series of wings arranged over ground and three upper floors.  

The building is of concrete frame construction under a flat roof structure with elevations made of pre-

cast composite concrete panels which incorporate aluminium framed double glazed window units. 

Internally the space was originally open plan, but now has a mixture of open plan areas and 

individual rooms created by partitioning installed by the tenant.  There is ground and basement level 

parking totalling 260 spaces to provide a parking ratio of 1:395 sq. ft.   There are passenger lifts 

serving all floors.  

The original specification included suspended tiled ceilings and fluorescent tube lighting in plastic 

diffusers, perimeter cell line heating and perimeter trunking. Floors are covered with carpet tiles in 

office areas and tiled floors in the reception, toilet and other ancillary areas.   The floor to ceiling 

height in the offices is 2.4 m and therefore full refurbishment to Grade 'A' quality is not considered to 

be possible.  

We understand that the building has been subject to internal refurbishment which included a full 

upgrade of decor, floor coverings, lighting, suspended ceilings and the installation of air-

conditioning.  In addition to this, a new extension was built by the tenant over ground and first floor 

level to provide meeting rooms and a gym.  The specification of the extension is Grade A and 

includes suspended ceilings, raised access floors and full air conditioning.     Although the majority 

of these improvements were undertaken by the tenant, we understand that these have been reflected 

in the new lease to be put in place over the property.  

Our stated floor areas are based on the figures provided and as set out in the draft lease document, 

all as provided to us.  

Accommodation

Location & Situation Aberdeen, situated in the north east of Scotland, is the country’s third largest city.  It is located 

approximately 120 miles north of Edinburgh and 146 miles north east of Glasgow.  Inverness is 

some 105 miles to the North West.   It is the administrative centre for the Grampian region and is 

well established as Europe’s oil and gas capital, which has driven economic growth to the city and 

surrounding area for in excess of 40 years. 

The city has good transport links by road, rail and air.  The A90 dual carriageway runs south to 

Dundee and Perth, where access to the Scottish motorway network is available, and north to 

Peterhead and Fraserburgh.  The A96 is the main trunk road connecting Aberdeen with Inverness. At 

present, the principal routes to and from the city are linked by the A90, North Anderson Drive, which 

forms an inner ring road linking the north and south of the city.  In addition to this, the Aberdeen 

Western Peripheral Route (AWPR) will form a new outer ring road for the city, significantly boosting 

travelling times and linking the main industrial and commercial areas.  Construction is due to 

commence in 2014 with completion in spring 2018.   

Aberdeen railway station in the city centre is on the main east coast rail network, providing services 

to all main line UK destinations.     

Rubislaw House is situated in Hill of Rubislaw, Aberdeen's first office park, approximately 3 miles west 

of the city centre. It is accessed directly off Anderson Drive (A90) the city's inner ring road which 

provides connections to the main routes, north, south and west of the city. All the occupiers are oil 

related companies including Chevron, Marathon and Amec.   The wider surrounding area is 

residential in nature. 

Extension

Description 

Use Type/Floor/Area

Total 101,694

Sq. ft.

 13,984 

Original Building



Jupiter Portfolio - A13
CONDITION, REPAIR & STATUTORY

Planning Considerations

Environmental Considerations

Rateable Value

The site extends to approximately 1.60 hectares (3.96 acres) is generally level and irregular in 

shape. 

Repair

Site Condition

The 2010 Valuation Roll entry for the property is as follows:

Address: Rubislaw House, Anderson Drive, Aberdeen, AB15 6FZ

Description: Office

Occupier: Conocophillips (UK) Ltd

Rateable Value: £2,270,000

Vacant Rates Payable: £984,726

The applicable uniform business rate for the year 2014/2015 is £0.471 per pound rateable 

value for properties with a rateable of less than £35,000 and £0.482 if the rateable value is in 

excess of £35,000. 

Under the current regime, vacant properties benefit from 100% relief in the first 3 months 

following vacancy and 10% thereafter.

The relevant Local Plan is the Aberdeen Local Development Plan, which was adopted on 29 

February 2012.  Within this document, the premises are identified as being located within a 

‘Specialist Employment Area’ under Policy BI2. This designation permits on Class 4, Business 

(office, research & development of products and processes and light industry) use.  

The subject property is neither listed, nor is it located in a designated Conservation Area. 

We have not had sight of the current planning consent for the property and have assumed that 

all necessary consents and licenses are complied with.

We are not aware of any local authority planning or highway proposals which would be 

considered likely to have an adverse impact upon the subject property.  There is a planning 

application (Ref 121692) for a further office of 10,840 sq. m around the north rim of the former 

Rubislaw Quarry, which was approved conditionally in July 2014.

We have had regard to the CBRE Ltd 'Building Key Information Technical Data Sheet & Budget 

Cost Liabilities' in respect of the property.  From this, the geo-environmental status of the 

building is considered to be 'low/medium risk'.   

We have had regard to the CBRE Ltd 'Building Key Information Technical Data Sheet & Budget 

Cost Liabilities' in respect of the property.  

Overall, the condition of the building is considered to be 'good', though there are some issues 

with joints to the concrete cladding and a need for isolated concrete repairs.  The M&E services 

generally appear to have been well maintained with significant capital expenditure being 

undertaken on replacing the services.    

As regards risk management matters, items that require investigation relate to the potential for 

deleterious materials in the concrete frame.  

A budget cost liabilities schedule estimates total costs of £563,000.  Short term costs total 

£48,000 and medium term costs are £115,000; none of which are estimated to be the 

landlord's responsibility.  Longer term works total £400,000, of which some £340,000 could be 

expected to comprise landlord's works if a decision is made to incorporate raised floors to all 

original office areas.  Based on the new draft lease provided, we have not reflected this cost in 

our valuation.  



Jupiter Portfolio - A13
TENURE & TENANCIES

Tenure Freehold / Long 

Leasehold

Details

Principal 

Tenancy Item

Demise

Tenant

Guarantor

Term

Rent (as varied)

Rent Review

Repairs

Permitted Use

Insurance

Alienation

Alterations

Other / Any 

Onerous 

Provisions

TENANT COVENANT

None

15 years from 1 January 1995 until 31 December 2009 with tenant only right to extend for three successive 

periods of 5 years 

£1,883,200

There is a full repairing obligation on the tenant. 

As office accommodation with parking for at least 260 vehicles. 

No further reviews as the lease terminates on 31 December 2014. 

Based on the information available, we have valued the property on the basis that it is an effective 

Heritable Ownership (Freehold) title.  

The landlord is to insure the premises and the tenant is responsible for payment of the premiums. 

Assignation of the whole requires the landlord's prior written consent which is not to be unreasonably withheld. 

Assignation of part is not permitted.  Sub-letting in whole or in part is permitted with the landlord's consent 

which is not to be unreasonably withheld. 

Structural alterations are not permitted except with the landlord's permission, which is not to be unreasonably 

withheld where the alteration does not affect an essential structural element of the building.  Non structural 

internal alterations are permitted without consent, but the landlord can, acting reasonably, require these to be 

reinstated as required.

We understand that the tenant has missed the most recent lease extension deadline.  Consequently, they have 

been forced  to agree a new lease over the property.  We have been provided a copy of the draft lease which 

we have assumed is agreed but has not yet been signed.  It provides for a new term of 15 years, with a tenant 

option to extend for a further 7 years, on FRI terms  with effect from 1 January 2015.  The initial rent is 

£2,978,822 per annum, based on a stated floor area of 102,718 sq. ft., and is subject to 5 yearly, upwards 

only reviews to the higher of open market rent or 3% per annum compounded uplifts.   

Detailed financial investigations are out with the scope of this report. We  have obtained an Experian Report on the tenant, 

Conocophillips (UK) Ltd.  From this, we note that the tenant has a Commercial Delphi Risk score of 99/100 and is regarded as a very 

low risk company.   Reflecting this, we consider that the investment market perception of the covenant strength of the tenant would be 

strong.  

Conocophillips (UK) Ltd

Details

Rubislaw House, Aberdeen erected on a site of 3.84 acres. 

The property is held by way of a long leasehold interest which will convert to Heritable Ownership 

(the Scottish equivalent of English Freehold title) as at 28 November 2015.



Jupiter Portfolio - A13
OCCUPATIONAL MARKET & RENTAL ANALYSIS

INVESTMENT MARKET COMMENTARY

The momentum which we saw during 2013 carried through to the first quarter of 2014, but over the most recent three months we 

have seen this tail off as the vote on Scottish independence draws closer. Many funds are currently opting to play safe and holding 

back on investment until the outcome of the vote is clear. Total volumes transacted reached £108m across six deals so far this year. 

Notable deals include BA Pension Fund’s speculative forward funding of Titan Investor’s city centre The Silver Fin Building (not 

included in transaction volumes) and La Salle Investment Management’s purchase of the BP North Sea HQ building in Dyce for £68m.

UK institutions have been the dominant players and interested investors so far this year, with new entrants to the market including 

LaSalle Investment Management and Tesco Pension Fund. We predict that demand will continue to come from these institutions. A 

number of funds have already looked in Aberdeen this year, however due to a lack of properties coming to the market they have been 

unsuccessful or are holding back as they await the outcome of the vote in September.

We have seen increased demand for secondary assets this year, including those with value-add opportunities. However, due to the 

nature of the strong occupational market and lack of available space in Aberdeen, there is a shortage of this stock available too. In 

order to secure the few opportunities which do exist investors are having to reduce their IRR aspirations to secure deals.

Prime yields moved inwards last year by 50bps to 6.0%, where we feel they currently remain. However, a lack of prime stock sold this 

year makes it difficult to form a clear view on where yields do lie. The out-of-town market remains buoyant as this is where many oil 

and gas companies have chosen to locate HQ buildings on long leases. Nevertheless we believe there may be more pressure on 

yields before the end of the year, resulting in a further inward shift.

The yield differential seen between the Aberdeen market and London and the South East is a feature driving demand as the weight of 

money and lack of stock in those markets forces investors to seek opportunities elsewhere. However more prominent features in the 

Aberdeen market that attract investors are long term leases, good covenants and favourable rent review mechanisms.

Not including the lease extension over the subject property, a weak second quarter has led to below average take-up so far this year 

of 212,233 sq. ft., 50% below the previous six months and 25% below the same period last year. During the second quarter there 

were no deals over 10,000 sq. ft. exchanged, quite unusual for this market as the long term trend suggests Aberdeen sees an average 

of 4 deals over 10,000 sq. ft. exchange each quarter. And in the first quarter this year there were five deals over 10,000 sq. ft. with 

the largest going to Wood Group who took 58,490 sq. ft. at Nexen House in March. 

While underlying occupier interest remains strong, a lack of ready to occupy stock seems to be holding back the market. Nevertheless, 

the energy sector, as ever, are active although they are increasingly looking to control costs. 

The majority of requirements are still coming from the energy sector, particularly the larger requirements. Statoil are under offer at 

Prime Four for 45,000 sq. ft. (potential to expand to 60,000 sq. ft.) while Total are looking to commit to a new 200,000 sq. ft. 

headquarters. 

Availability is now at 425,876 sq. ft., with the majority of this being Grade B & C stock. There is just under 69,000 sq. ft. of available 

Grade A supply with the largest ready-to-occupy floorspace being just 17,925 sq. ft. at Union Plaza. 

We are finally seeing speculative building come out of the ground following tight Grade A supply for much of the last 2-3 years. 

Dandara’s The Point (80,000 sq. ft.) and Knight Property Group’s The Capitol (74,000 sq. ft.), both city centre schemes, are now on 

site and due to complete in 2015. We also expect Titan Investor’s The Silver Fin Building (132,000 sq. ft.) to 

We have finally seen some rental growth in this market, with prime rents moving from £31.50 per sq. ft. where they have been since 

2011, to £32 per sq. ft. currently. We expect this growth to continue through the year as prime stock is increasingly squeezed, with the 

potential to hit £33 by the end of this year. 

Good secondary offices will also show some rental growth this year although poorer stock rents will remain static and the space even 

vacant. Despite strong demand, companies are looking beyond poor quality ready to occupy stock, to new speculative developments 

coming out of the ground.



Jupiter Portfolio - A13
Valuation Methodology - Market Value

Our valuation has been undertaken on a traditional investment basis, in which we have reflected the current and estimated future 

income flows from the property given the various strengths, weaknesses, opportunities and threats as set out below.

The property is let to Conocophillips (UK) Ltd at a current rent of £2,978,822 per annum until 31 December 2014.  The tenant's 

option to extend the lease has been missed and therefore, due in part to the lack of available alternative accommodation, the tenant 

has been forced into a new lease as summarised above.  Whilst this has not yet been formally documented, the solicitors have 

advised us that this is expected to be signed imminently. On the basis of our understanding, the risk of a void period would appear 

negligible and we have therefore based our valuation on the terms agreed but not yet signed, which will result in guaranteed 

minimum uplifts to £3,453,271 in January 2020 and £4,003,288 in January 2025.  

At expiry of the current lease, we have not allowed for a void marketing period and are not aware of any additional rent free period 

or other incentive being provided in connection with the new lease. We have not allowed for re-letting costs in connection with the 

new lease. 

We have taken account of the new rent as set out in the lease terms provided and have assumed that the current passing rent would 

be 'topped up' to the new level, payable as at January 2015, of £2,978,822.  A rental deduction equal to the top up amount of 

£477,343 has been allowed deducted as a capital sum.  Reflective of the fact that the new rent is not what would be considered an 

arm's length transaction, our opinion of Market Rent (ERV) is £2,700,000, which reflects a headline rate of £279.86 per sq. m 

(£26.00 per sq. ft.) on the original building and £322.92 per sqm (£30.00 per sq. ft.) on the modern extension.

Based on the available evidence, we have adopted a net initial yield of 5.90%, which shows a Market Value, after purchasers costs of 

5.8%, of £47,250,000. This reflects an equivalent yield of 6.13% and a reversionary yield (January 2030) of 5.35%.



Jupiter Portfolio - A13
SWOT ANALYSIS

MARKETABILITY & DISPOSAL

Suitability for Security

Appendix 1) Tenancy Schedule

2) Detailed Valuation printout

Strengths Weaknesses

Opportunities Threats

� Prime out of town office location.

� Good car parking provision.

� Based on the new lease being in place -  in excess of

15 years unexpired with guaranteed rental uplifts to a 

covenant that  would be considered strong.

� A strong occupational and investor market in

Aberdeen.

Based on the new lease being concluded and formally in place, the property provides long term income with fixed rental uplifts to a strong 

covenant in an established office location.  As such we consider it to be suitable for loan security. 

Timescale for Disposal We consider it prudent to allow for a period of 6 - 9 months to secure a disposal of the property. 

� Ensure that the tenants covenants are adhered to

and that future rent reviews under the new lease are fully 

actioned to ensure that income is maximised.  

� Consider refurbishment of the original

accommodation to include raised access floors.

� Dated appearance of the original building and a relatively

low specification. 

� The lease has not yet been signed, though the risks in this

respect appear minimal. 

� Any downturn in the Aberdeen market or wider economy.

� In the long term, the specification and inability to achieve

a full Grade A specification with the original building could 

impact on letting / sale prospects.

� The potential for increased competition coming from other

more modern developments.

Marketability If offered for sale on the open market, we would expect interest  from a variety of investors 

including funds and property companies. 



Rubislaw House, Anderson Drive, Aberdeen, AB15 6FZ - Tenancy Schedule

Unit Tenant Name Tenant Use
Area 

(sq. ft.)
Lease Start Lease Expiry

Effective 

Break
Break Type Next Review

Current Rent 

(pa)

Rental Value 

(ERV)
Comments

1 Conocophillips (UK) Ltd Office 101,694 01/01/1995 31/12/2029 N/A N/A 01/01/2020 1,833,200£   2,700,000£       The draft lease is agreed but has not yet been signed.  It 

provides for a new term of 15 years, with a tenant option to 

extend for a further 7 years, on FRI terms  with effect from 1 

January 2015.  The initial rent is £2,978,822 per annum, based 

on a stated floor area of 102,718 sq. ft., and is subject to 5 

yearly, upwards only reviews to the higher of open market rent 

or 3% per annum compounded uplifts.  

101,694 1,833,200£   2,700,000£       

Jupiter Portfolio 



Rent Agreed £pa

(£ psf)

£650,325 6 years 6 months

£29

£620,564 3 years 10 months

£28

£218,400

£24

Royfold House, Hill of Rubislaw, 

Aberdeen

Jun-13 22,425 Lease Extension Situated on the same 

estate and similar quality

Marathon House, Aberdeen May-13 22,163 Sub-lease Situated on the same 

estate and similar quality

Transaction Type Term & Incentives How Comparable

Jupiter Portfolio
Rubislaw House, Anderson Drive, Aberdeen, AB15 6FZ - Occupational Comparables

CommentsAddress Date
Floor Area (sq. 

ft.)

Exchange 1, Aberdeen Mar-13 9,100 RR Similar age and quality 

but poorer location



Floor Area Passing Rent

(sq. ft.) £ pa

Multi-let

AWULT 7.7 years

Multi-let

AWULT 4 years

GE Oil & Gas UK 

Ltd

Jupiter Portfolio
Rubislaw House, Anderson Drive, Aberdeen, AB15 6FZ - Investment Comparables

Comments

Union Plaza, Union 

Wynd, Aberdeen

Dec-13 122,000 £54.82 million £3.84 million 6.30%

Address Date Agreed Price NIY Key Tenant & 

Lease Terms

How 

Comparable

Exchange, Aberdeen Oct-13 82,172 £21 million £1.64 million

Silverburn House, 

Aberdeen

Oct-13 123,189 £17.56 million £1.8 million

More modern 

building in the 

city centre

Poorer building 

and location

Similar building 

but significantly 

poorer location

7.66%

10.05%



REPORT Summary Valuation CBRE Ltd

Report Date 23 September 2014
Valuation Date 31 August 2014

Property

Address Rubislaw House,Aberdeen,AB15 6FZ
File/Ref No A13

Gross Valuation £50,488,384
Capital Costs -£477,343
Net Value Before Fees £50,011,041

Less Stamp Duty @4.00% of Net Value -£1,890,777
Acquisition Agents Fee @1.00% of Net Value -£567,233
Acquisition Legal Fee @0.50% of Net Value -£283,616

Fees include non recoverable VAT @ 20.00 %
Net Valuation £47,269,415

Say £47,250,000

Equivalent Yield 6.1369% True Equivalent Yield 6.3954%
Initial Yield (Deemed) 5.9000% Initial Yield (Contracted) 5.9000%
Reversion Yield 5.3478%

Total Contracted Rent £2,978,822 Total Current Rent £2,978,822
Total Rental Value £2,700,000 No. Tenants  1
Capital value per ft² £464.63

Running Yields

Date Gross Rent Net Rent Annual Quarterly
31-Aug-2014 £2,978,822 £2,978,822 5.9000 % 6.1242 %
01-Jan-2020 £3,453,271 £3,453,271 6.8397 % 7.1424 %
01-Jan-2025 £4,003,288 £4,003,288 7.9291 % 8.3382 %
01-Jan-2030 £2,700,000 £2,700,000 5.3478 % 5.5314 %

Yields based on £50,488,384

Portfolio: KW - PROJECT JUPITER FOR SPIIRE  NFA
ARGUS Valuation - Capitalisation 2.50.039
Portfolio: KW - PROJECT JUPITER FOR SPIIRE  NFA
ARGUS Valuation - Capitalisation 2.50.039



REPORT Summary Valuation CBRE Ltd

Report Date 23 September 2014
Valuation Date 31 August 2014

REPORT Summary Valuation CBRE Ltd

Report Date 23 September 2014
Valuation Date 31 August 2014

Tenants

Tenant name File/Ref Next Review Earliest Term Cap.Group Method Yield 1 Yield 2 Contracted Rent Current Rent ERV Gross Value
Freehold
Conocophillips (UK) Ltd A13-1 NA 31-Dec-2029 Private Hardcore 6.137% £2,978,822 £2,978,822 £2,700,000 £50,488,384
Total £2,978,822 £2,978,822 £2,700,000 £50,488,384

Portfolio: KW - PROJECT JUPITER FOR SPIIRE  NFA
ARGUS Valuation - Capitalisation 2.50.039 Page 2



A14 Aberdeen, Marathon House 

8.



Key Statistics

Market Value: £29,000,000 Current Gross Rent (pa): £2,327,000

MV per sq. ft. £313.15 Current Net Rent (pa): £2,327,000

Initial yield: 7.12% Market Rent (pa): £2,408,000

Reversionary yield: 7.37% MR per sq. ft. £26.00

Equivalent Yield 6.75% Total Irrecoverable Costs £0.00

Est. Capital Expenditure £1,568,000 Void Assumption 9 months

WAULT to Break 2.57 Years Vacancy Rate (by ERV) 0%

Inspected by: Campbell Forsyth MRICS Title Documentation Yes

Date of Inspection 22 August 2014 Prepared by: Burness Paull 14/04/2014

Tenure Effective  Freehold Building Survey No

Details if leasehold: See 'Tenure' Section Prepared by: CBRE 7th & 8th May 2014

Environmental Report

Prepared by: CBRE 7th & 8th May 2014

Jupiter Portfolio - A14

Marathon House, Anderson Drive, Aberdeen AB15 6FZ

Market Value Market Rent

General Information Provided

Included in Building Survey Summary.



Jupiter Portfolio - A14
PROPERTY DESCRIPTION

Sq. m

8,910.78

8,910.78

The property comprises a prominent office building which was constructed in the early 1980s.  It is 

arranged around central spine block with a series of wings, one to the north and two to the south, 

projecting out from it.  The constituent elements are variously arranged over three, four and five storeys. 

The main entrance is on the north side of the building.

The building is of concrete frame construction under a flat roof structure with elevations made up of pre-

cast composite concrete panels which incorporate aluminium framed double glazed windows. Internally 

the space was originally arranged in open plan wings, but now has a mixture of open plan areas and 

individual rooms created by partitioning installed by the tenant.  There is basement level parking, along 

with external spaces at ground level surrounding the building, totalling 284 spaces to provide a parking 

ratio of 1:325 sq. ft.     There are three passenger lifts and one goods lift serving all floors.  

The original specification included suspended tiled ceilings and fluorescent tube lighting in plastic 

diffusers, perimeter cell line heating and perimeter trunking. Floors are covered with carpet tiles in office 

areas and tiled floors in the reception, toilet and other ancillary areas.   The floor to ceiling height in the 

offices is 2.4 m and it is therefore full refurbishment to Grade 'A' quality is not possible.  

We understand that the building was the subject of a wholesale internal refurbishment in 2008/9 which 

included a full upgrade of decor, floor coverings, lighting, suspended ceilings and the installation of air-

conditioning.  Although the majority of these improvements were undertaken by the tenant, the Landlord 

paid for the installation of the air-conditioning. Therefore at review the specification comprised the 

original specification plus the air-conditioning. 

Description 

Use Type/Floor/Area

Total 92,607

92,607

Location & Situation Aberdeen, situated in the north east of Scotland, is the country’s third largest city.  It is located 

approximately 120 miles north of Edinburgh and 146 miles north east of Glasgow.  Inverness is some 

105 miles to the North West.   It is the administrative centre for the Grampian region and is well 

established as Europe’s oil and gas capital, which has driven economic growth to the city and 

surrounding area for in excess of 40 years. 

The city has good transport links by road, rail and air.  The A90 dual carriageway runs south to Dundee 

and Perth, where access to the Scottish motorway network is available, and north to Peterhead and 

Fraserburgh.  The A96 is the main trunk road connecting Aberdeen with Inverness. At present, the 

principal routes to and from the city are linked by the A90, North Anderson Drive, which forms an inner 

ring road linking the north and south of the city.  In addition to this, the Aberdeen Western Peripheral 

Route (AWPR) will form a new outer ring road for the city, significantly boosting travelling times and 

linking the main industrial and commercial areas.  Construction is due to commence in 2014 with 

completion in spring 2018.   

Aberdeen railway station in the city centre is on the main east coast rail network, providing services to all 

main line UK destinations.

Marathon House is situated in Hill of Rubislaw, Aberdeen's first office park, approximately 3 miles west of 

the city centre. It is accessed directly off Anderson Drive (A90), Aberdeen's inner ring road and connecting 

to all routes north, south and west.

Hill of Rubislaw was developed on the site of the former Rubislaw granite quarry and comprises four 

large office buildings constructed in early 1980's, and Chevron House developed in 2000s. All the 

occupiers are oil related companies including Chevron, Conocophillips and Amec.   The wider 

surrounding area is residential in nature.  

Accommodation

Total

Sq. ft.



Jupiter Portfolio - A14
CONDITION, REPAIR & STATUTORY

Planning Considerations

Environmental Considerations

Rateable Value The 2010 Valuation Role entry for the property is as follows:

Address: Marathon House, Anderson Drive, Aberdeen AB15 6FZ

Description: Office

Occupier: Marathon International Petroleum (GB) Ltd

Rateable Value: £2,020,000

Vacant Rates Payable: £876,276

The applicable uniform business rate for the year 2014/2015 is £0.471 per pound rateable value for 

properties with a rateable of less than £35,000, and £0.482 if the rateable value is in excess of 

£35,000. 

Under the current regime, vacant properties benefit from 100% relief in the first 3 months following 

vacancy and 10% thereafter.

The relevant Local Plan is the Aberdeen Local Development Plan, which was adopted on 29 February 

2012.  Within this document, the premises are identified as being located within a ‘Specialist 

Employment Area’ under Policy BI2. This designation permits on Class 4, Business (office, research& 

development of products and processes and light industry), use.  

The subject property is neither listed, nor is it located in a designated Conservation Area. 

We have not had sight of the current planning consent for the property and have assumed that all 

necessary consents and licenses are complied with.

We are not aware of any local authority planning or highway proposals which would be considered 

likely to have an adverse impact upon the subject property.  There is a planning application (Ref 

121692) for a further office of 10,840 sq. m around the north rim of the former Rubislaw Quarry, 

which was approved conditionally in July 2014.

We've had regard to the CBRE Ltd "Building Key Information Technical Data Sheet & Budget Costs 

Liabilities" in respect of the property. From this, the geo-environmental status of the building is 

considered to be 'low/medium risk' .

It is understood that some asbestos remains in the building. We have not had site of an asbestos 

survey or management report which we could comment further upon the same.

We have had regard to the CBRE Ltd "Building Key Information Technical Data Sheet & Budget Costs 

Liabilities" in respect of the property.

Overall, the condition of the building is considered to be 'fair' and it is noted that it is generally in 

good condition and well maintained. Some issues with joints to the concrete cladding and the need 

for concrete repairs were noted in addition to a likely requirement for roof recovering works in the 

next 5 years.

As regard to risk management matters, it is recommended that concrete testing is undertaken for 

potential HAC and calcium chloride. 

A budget cost liability schedule highlights immediate costs of £386,000 of this £328,000 is identified 

as a landlord cost. Medium term costs total £400,000 of which £119,000 is landlords costs. Finally, 

long term works are estimated at £1,500,000, of which £1,410,000 is identified as a landlord's cost. 

With the exception of an estimate of £360,000 for installing a raised access floor, we have reflected 

the identified landlord's costs, totalling £1,568,000, in our valuation.

The site extends to approximately 1.85 hectares (4.58 acres) and is generally level and irregular in 

shape.

Repair

Site Condition
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TENURE & TENANCIES

Tenure Freehold

Details If leasehold 

otherwise N/A

Principal 

Tenancy
Item

Demise

Tenant

Guarantor

Term

Rent (as varied)

Rent Review

Repairs

Permitted Use

Insurance

Alienation

Alterations

Other / Any 

Onerous 

Provisions

TENANT COVENANT

Based on the information provided to us, we have valued the property on the basis that it is an 

effective Heritable Ownership (Freehold) title.

Marathon International Oil (GB) Ltd

Details

(1) Office block B1, B2 & B3 and known as Marathon House, containing 81,696 sq. ft. of net useable 

space and car parking areas for 187 cars; (2) office block B4 containing 14,220 sq. ft. of net usable 

space; and (3) the ground floor of car park (as shown on plans).

The property is held by way of a leasehold interest which will convert to Heritable Ownership (Scottish 

equivalent of English freehold) as at 28 November 2015.

The tenant is responsible for the interior of the premises and the exterior, car parking and landscaped 

areas with the exception of (a) any major repairs  and (b) maintenance occasion by latent defects or by 

subsidence. For (3) the landlord is to carry out maintenance, repair, cleaning etc. of the car park complex 

and the tenant is responsible for 50% of the cost. 

As offices, which may include staff canteen, including the right to sell alcohol to staff and authorised 

visitors, laboratory facilities and temporary living accommodation for up to 6 employees. Landlords 

consent to change of use is not to be unreasonably withheld or delayed where consistent with the 

character of the premises.

The Landlord is to insure the premises and the tenant is responsible for reimbursing the premiums. For 

(3) the tenant is only responsible for 50% of the cost of building insurance.  

Assignation of the whole is permitted with the Landlords consent which is not to be unreasonably withheld 

as long as the proposed assignee does not carry on a business competitive with the Landlords business 

and on the basis that they are of sound financial standing. Assignation of part is not permitted. Subletting 

of the whole or part is permitted with the  prior consent of the Landlord which is not to be unreasonably 

withheld. No more than 6 separate sub-tenants in part are permitted.

Structural alterations or additions are not permitted. Non structural alterations require the prior consent 

of the Landlord which is not to be unreasonably withheld. 

Letting document 1 is guaranteed by Marathon Oil Company (Incorporated in Texas, USA)

25 years expiring on 25 March 2017. Tenant has a right to extend for a further 10 years from 26 March 

2017 on given at least 1 years notice.

£2,327,000

Detailed financial investigations are out with the scope of this report. We  have obtained an Experian Report on the tenant, Marathon 

International Oil (GB) Ltd.  From this, we note that the tenant has a Commercial Delphi Risk score of 100/100 and is regarded as a very 

low risk company.   Reflecting this, we consider that the investment market perception of the covenant strength of the tenant would be 

strong.  

The property was originally let on three separate leases which have been amalgamated into a single 

document.  

There are no remaining rent reviews, unless the tenant exercises its right to extend the lease in which case 

there will be reviews on 26 March 2017 and 2022.
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OCCUPATIONAL MARKET & RENTAL ANALYSIS

INVESTMENT MARKET COMMENTARY

The momentum which we saw during 2013 carried through to the first quarter of 2014, but over the most recent three months we have 

seen this tail off as the vote on Scottish independence draws closer. Many funds are currently opting to play safe and holding back on 

investment until the outcome of the vote is clear. Total volumes transacted reached £108m across six deals so far this year. Notable deals 

include BA Pension Fund’s speculative forward funding of Titan Investor’s city centre The Silver Fin Building (not included in transaction 

volumes) and La Salle Investment Management’s purchase of the BP North Sea HQ building in Dyce for £68m.

UK institutions have been the dominant players and interested investors so far this year, with new entrants to the market including LaSalle 

Investment Management and Tesco Pension Fund. We predict that demand will continue to come from these institutions. A number of funds 

have already looked in Aberdeen this year, however due to a lack of properties coming to the market they have been unsuccessful or are 

holding back as they await the outcome of the vote in September.

We have seen increased demand for secondary assets this year, including those with value-add opportunities. However, due to the nature 

of the strong occupational market and lack of available space in Aberdeen, there is a shortage of this stock available too. In order to 

secure the few opportunities which do exist investors are having to reduce their IRR aspirations to secure deals.

Prime yields moved inwards last year by 50bps to 6.0%, where we feel they currently remain. However, a lack of prime stock sold this year 

makes it difficult to form a clear view on where yields do lie. The out-of-town market remains buoyant as this is where many oil and gas 

companies have chosen to locate HQ buildings on long leases. Nevertheless we believe there may be more pressure on yields before the 

end of the year, resulting in a further inward shift.

The yield differential seen between the Aberdeen market and London and the South East is a feature driving demand as the weight of 

money and lack of stock in those markets forces investors to seek opportunities elsewhere. However more prominent features in the 

Aberdeen market that attract investors are long term leases, good covenants and favourable rent review mechanisms.

A weak second quarter has led to below average take-up so far this year of 212,233 sq. ft., 50% below the previous six months and 25% 

below the same period last year. During the second quarter there were no deals over 10,000 sq. ft. exchanged, quite unusual for this 

market as the long term trend suggests Aberdeen sees an average of 4 deals over 10,000 sq. ft. exchange each quarter. And in the first 

quarter this year there were five deals over 10,000 sq. ft. with the largest going to Wood Group who took 58,490 sq. ft. at Nexen House in 

March. 

While underlying occupier interest remains strong, a lack of ready to occupy stock seems to be holding back the market. Nevertheless, the 

energy sector, as ever, are active although they are increasingly looking to control costs. 

The majority of requirements are still coming from the energy sector, particularly the larger requirements. Statoil are under offer at Prime 

Four for 45,000 sq. ft. (potential to expand to 60,000 sq. ft.) while Total are looking to commit to a new 200,000 sq. ft. headquarters. 

Availability is now at 425,876 sq. ft., with the majority of this being Grade B & C stock. There is just under 69,000 sq. ft. of available 

Grade A supply with the largest ready-to-occupy floor space being just 17,925 sq. ft. at Union Plaza. 

We are finally seeing speculative building come out of the ground following tight Grade A supply for much of the last 2-3 years. Dandara’s 

The Point (80,000 sq. ft.) and Knight Property Group’s The Capitol (74,000 sq. ft.), both city centre schemes, are now on site and due to 

complete in 2015. We also expect Titan Investor’s The Silver Fin Building (132,000 sq. ft.) to 

We have finally seen some rental growth in this market, with prime rents moving from £31.50 per sq. ft. where they have been since 2011, 

to £32 per sq. ft. currently. We expect this growth to continue through the year as prime stock is increasingly squeezed, with the potential to 

hit £33 by the end of this year. 

Good secondary offices will also show some rental growth this year although poorer stock rents will remain static and the space even 

vacant. Despite strong demand, companies are looking beyond poor quality ready to occupy stock, to new speculative developments 

coming out of the ground.
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Valuation Methodology - Market Value

Our valuation has been undertaken on a traditional investment basis, in which we have reflected the current and estimated future income 

flows from the property given the various strengths, weaknesses, opportunities and threats as set out below.

The property is let to Marathon International Oil (GB) Ltd at a current rent of £2,327,000 per annum until 25 March 2017.  We have 

assumed that the tenant will not extend the lease over the property for a further 10 years from expiry. 

Therefore, at expiry, based on the current market conditions in Aberdeen, we have allowed for a void marketing period of 9 months 

followed by a further 9 month rent free period or equivalent incentive. Landlord's works totalling £1,568,000 have been allowed for at 

expiry of the lease. We have also allowed for re-letting costs, based on 15% of our opinion of Market Rent, and vacant rates payments 

during the marketing period.  

We have assumed that the property would re-let at our opinion of Market Rent (ERV) of £2,407,782, which reflects a headline rate of 

£279.86 per sq. m (£26.00 per sq. ft.).

Based on the available evidence, we have targeted an equivalent yield of 6.75% on reletting of the property which shows a Market Value, 

after purchasers costs of 5.8%, of £29,000,000. This reflects an initial yield of 7.12% and a reversionary yield of 7.37%.  
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SWOT ANALYSIS

MARKETABILITY & DISPOSAL

Suitability for Security

Marketability If the property was to be offered for sale in the open market, we would expect interest from a variety 

of investors.

Having regard to the various strengths of the property and the local Aberdeen market, we consider that the property is suitable for loan security 

purposes. The principal risks are the short unexpired term and, associated with this, the potential for any downturn in the local market 

impacting on occupational demand at lease expiry.

� Any downturn in the market particularly as the lease expiry

approaches.

� A lack of refurbishment could impact on letting / sales

prospects.

� The potential for increased competition coming on-line from

other more modern developments.

Appendix 1) Tenancy Schedule

2) Detailed Valuation printout

Opportunities Threats

� Prime out of town office location.

� Good car parking provision.

� Strong tenant covenant.

� Strong occupational and investor market in Aberdeen.

Timescale for Disposal We consider that a period of 6-9 months would be suitable to secure a disposal of the property.

� Secure an early regear of the lease with the current

tenant.

� Refurbishment of the accommodation to improve ERV.

� Short term income in the event the tenant does not extend

their lease.

� Dated appearance of the building and a relatively low

specification.

� Landlord's capital expenditure required.

Strengths Weaknesses



Marathon House, Anderson Drive, Aberdeen AB15 6FZ - Tenancy Schedule

Unit Tenant Name Tenant Use Area 

(sq. ft.)

Lease Start Lease Expiry Effective 

Break

Break Type Next Review Current Rent (pa) Rental Value 

(ERV)

Comments

All Marathon 

International 

Petroleum (GB) 

Ltd

Office 92,607 26/03/1982 20/03/2017 N/A N/A N/A 2,327,000£          2,407,782£   Tenant option to extend for a 

further 10 years from expiry

92,607 2,327,000£          2,407,782£   

Jupiter Portfolio 



Rent Agreed £pa

(£ psf)

Royfold House, Hill of Rubislaw, 

Aberdeen

Jun-13 22,425 Lease Extension £650,325 6 years 6 months Situated on the same 

estate and similar quality

£29

Marathon House, Aberdeen May-13 22,163 Sub-lease £620,564 3 years 10 months The subject property

£28

Exchange 1, Aberdeen Mar-13 9,100 RR £218,400 Similar age and quality 

but poorer location

£24

Transaction Type Term & Incentives How Comparable

Jupiter Portfolio
Marathon House, Anderson Drive, Aberdeen AB15 6FZ - Occupational Comparables

CommentsAddress Date Floor Area (sq ft)



Floor Area Passing Rent

(sq. ft.) £ pa

Multi-let

AWULT 7.7 years

Multi-let

AWULT 4 years

GE Oil & Gas UK 

Ltd

5 years

British 

Telecommunicatio

n plc
8 years

Jupiter Portfolio
Marathon House, Anderson Drive, Aberdeen AB15 6FZ - Investment Comparables

Comments

Union Plaza, Union Wynd, 

Aberdeen

Dec-13 122,000 £54.82 million £3.84 million 6.30%

Address Date Agreed Price NIY Key Tenant & 

Lease Terms

How Comparable

More modern building 

in the city centre

Exchange 1, Aberdeen Oct-13 82,172 £21 million £1.64 million 7.66% Poorer building and 

location

10.05% Similar building but 

significantly poorer 

location

New Telecom House, 

Aberdeen

Feb-13 77,650 £9.25 million £908,505 9.25% Poorer building and 

poorer location but 

longer income

Silverburn House, 

Aberdeen

Oct-13 123,189 £17.56 million £1.8 million



REPORT Summary Valuation CBRE Ltd

Report Date 23 September 2014
Valuation Date 31 August 2014

Property

Address Marathon House,Aberdeen,AB15 6FZ
File/Ref No A14

Gross Valuation £32,668,593
Capital Costs -£1,929,200
Net Value Before Fees £30,739,393

Less Stamp Duty @4.00% of Net Value -£1,162,170
Acquisition Agents Fee @1.00% of Net Value -£348,651
Acquisition Legal Fee @0.50% of Net Value -£174,325

Fees include non recoverable VAT @ 20.00 %
Net Valuation £29,054,247

Say £29,000,000

Equivalent Yield 6.7500% True Equivalent Yield 7.0238%
Initial Yield (Deemed) 7.1230% Initial Yield (Contracted) 7.1230%
Reversion Yield 7.3710%

Total Contracted Rent £2,327,000 Total Current Rent £2,327,000
Total Rental Value £2,408,000 No. Tenants  3
Capital value per ft² £313.15

Running Yields

Date Gross Rent Net Rent Annual Quarterly
31-Aug-2014 £2,327,000 £2,327,000 7.1230 % 7.4518 %
26-Mar-2017 £0 £0 0.0000 % 0.0000 %
25-Jun-2017 £0 -£876,276 -2.6823 % -2.7279 %
26-Jun-2017 £0 £0 0.0000 % 0.0000 %
26-Sep-2018 £2,408,000 £2,408,000 7.3710 % 7.7235 %

Yields based on £32,668,593

Portfolio: KW - PROJECT JUPITER FOR SPIIRE  NFA
ARGUS Valuation - Capitalisation 2.50.039
Portfolio: KW - PROJECT JUPITER FOR SPIIRE  NFA
ARGUS Valuation - Capitalisation 2.50.039



REPORT Summary Valuation CBRE Ltd

Report Date 23 September 2014
Valuation Date 31 August 2014

REPORT Summary Valuation CBRE Ltd

Report Date 23 September 2014
Valuation Date 31 August 2014

Tenants

Tenant name File/Ref Next Review Earliest Term Cap.Group Method Yield 1 Yield 2 Contracted Rent Current Rent ERV Gross Value
Freehold
Marathon International Oil (G A14-1 NA 25-Mar-2017 Private Hardcore 6.750% £2,327,000 £2,327,000 £2,408,000 £32,668,593
Marathon International Oil (G A14-2 NA 25-Mar-2017 Private Hardcore 6.750% £0 £0 £0 £0
Marathon International Oil (G A14-3 NA 25-Mar-2017 Private Hardcore 6.750% £0 £0 £0 £0
Total £2,327,000 £2,327,000 £2,408,000 £32,668,593

Portfolio: KW - PROJECT JUPITER FOR SPIIRE  NFA
ARGUS Valuation - Capitalisation 2.50.039 Page 2



A15 Aberdeen, Seafield House 

9.



Key Statistics

Market Value: £62,000,000 Current Gross Rent (pa): £5,102,749.00

MV per sq. ft. £313.00 Current Net Rent (pa): £5,102,749.00

Initial yield: 7.05% Market Rent (pa): £5,115,212.00

Reversionary yield: 7.07% MR per sq. ft. £26.00

Equivalent Yield 6.60% Total Irrecoverable Costs £6,360,000

Est. Capital Expenditure £6,360,000 Void Assumption 6 months

WAULT to Break 2.4 Years Vacancy Rate (by ERV) 0

Inspected by: Campbell Forsyth MRICS Title Documentation Yes Yes 

Date of Inspection 22/08/2014 Prepared by: Burness Paull 14/04/2014

Tenure Heritable Buiding Survey Survey No 

Details if leasehold: Prepared by: Surveyors Date

Environmental Report Yes 

Prepared by: Unknown Date

Jupiter Portfolio - A15

Seafield House,Aberdeen,AB15 6FZ

Market Value Market Rent

General Information Provided
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PROPERTY DESCRIPTION

Sq. m

4,535.95 

4,369.94 

3,793.94 

2,843.27 

2,820.98 

18,364.27

Description 

Use Type/Floor/Area

Total 197,673

Fourth Floor

Sq. ft.

48,825 

47,038 

40,838 

30,605 

30,365 

Ground Floor

First Floor

Second Floor

Location & Situation Aberdeen, situated in the north east of Scotland, is the country’s third largest city.  It is located 

approximately 120 miles north of Edinburgh and 146 miles north east of Glasgow.  Inverness is some 

105 miles to the North West.   It is the administrative centre for the Grampian region and is well 

established as Europe’s oil and gas capital, which has driven economic growth to the city and surrounding 

area for in excess of 40 years. 

The city has good transport links by road, rail and air.  The A90 dual carriageway runs south to Dundee 

and Perth, where access to the Scottish motorway network is available, and north to Peterhead and 

Fraserburgh.  The A96 is the main trunk road connecting Aberdeen with Inverness. At present, the 

principal routes to and from the city are linked by the A90, North Anderson Drive, which forms an inner 

ring road linking the north and south of the city.  In addition to this, the Aberdeen Western Peripheral 

Route (AWPR) will form a new outer ring road for the city, significantly boosting travelling times and 

linking the main industrial and commercial areas.  Construction is due to commence in 2014 with 

completion in spring 2018.   

Aberdeen railway station in the city centre is on the main east coast rail network, providing services to all 

main line UK destinations.

Seafield House is situated in Hill of Rubislaw, Aberdeen's first office park, approximately 3 miles west of 

the city centre. It is accessed directly off Anderson Drive (A90), Aberdeen's inner ring road and connecting 

to all routes north, south and west.

Hill of Rubislaw was developed on the site of the former Rubislaw granite quarry and comprises four large 

office buildings constructed in early 1980's, and Chevron House developed in 2000s. All the occupiers 

are oil related companies including Chevron, Conocophillips and Amec.   The wider surrounding area is 

residential in nature.  

The subject property is situated  to the north west of the Hill of Rubislaw development, to the rear of 

Marathon House and Rubislaw House, each of which have elevations fronting onto the main A90, 

Anderson Drive. The building is presented in six wings, over three, four and five storeys. There is car 

parking provision for approximately 771 vehicles at both basement and surface level, reflecting a 

favourable ratio of approximately 1:265 sq. ft.  

The property is of concrete frame construction, constructed in 1984, with concrete floors, and precast 

concrete panels on the external elevations, beneath a flat roof structure. The windows are double glazed, 

set within pivoting aluminium frames. External yard and car parking areas are constructed in concrete 

and tarmac respectively. 

The internal specification varies between tenancies. The Chevron accommodation was subject to an 

extensive refurbishment in 2000, which included a glazed extension to create a new ground floor 

entrance on the south side of the building. This refurbishment included new suspended ceilings, upgrades 

of the floor and floor coverings, internal decoration, upgrading of the toilets and installation of comfort 

cooling. 

The remaining office space is relatively dated, although Amec did undertake a light refurbishment, mainly 

of the wall and floor coverings, in 2010 and 2012. 

Accommodation

Third Floor
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CONDITION, REPAIR & STATUTORY

Planning Considerations

Environmental Considerations

Rateable Value The 2010 Valuation Roll contains various entries relating to the specific tenancies within the property. 

We have identified the following:

Address: Seafield House, Anderson Drive, Aberdeen AB15 6FZ

Description: Office

Occupiers: Chevron UK Limited and AMEC

Rateable Value: There are various entries, including allowances for adjacent properties, under 

separate ownership. It is therefore difficult to establish a single rateable value for the property

Vacant Rates Payable: We have adopted a pro-rata rate of £9.85 per sq. ft.

The applicable uniform business rate for the year 2014/2015 is £0.471 per pound rateable value for 

properties with a rateable of less than £35,000, and £0.482 if the rateable value is in excess of 

£35,000. 

Under the current regime, vacant properties benefit from 100% relief in the first 3 months following 

vacancy and 10% thereafter.

The relevant Local Plan is the Aberdeen Local Development Plan, which was adopted on 29 February 

2012.  Within this document, the premises are identified as being located within a ‘Specialist 

Employment Area’ under Policy BI2. This designation permits on Class 4, Business (office, research& 

development of products and processes and light industry), use.  

The subject property is neither listed, nor is it located in a designated Conservation Area. 

We have not had sight of the current planning consent for the property and have assumed that all 

necessary consents and licenses are complied with.

We are not aware of any local authority planning or highway proposals which would be considered 

likely to have an adverse impact upon the subject property.

We've had regard to the CBRE Ltd "Building Key Information Technical Data Sheet & Budget Costs 

Liabilities" in respect of the property. From this, the geo environmental status of the building is 

considered to be "low/medium risk" .

It is understood that some asbestos remains in the building. We have not had site of an asbestos 

survey or management report which we could comment further upon the same.

We've had regard to the CBRE Ltd "Building Key Information Technical Data Sheet & Budget Costs 

Liabilities" in respect of the property.

Overall, the condition of the building is considered to be 'fair' and it is noted that it is generally in 

good condition and well maintained. Some issues with joints to the concrete cladding and the need 

for concrete repairs were noted in addition to a likely requirement for roof recovering works in the 

next 5 years.

As regard to risk management matters, it is recommended that concrete testing is undertaken for 

potential HAC and calcium chloride. 

A budget cost liability schedule, prepared by CBRE, highlights unrecoverable landlords costs totalling 

£6,360,000. Included within this sum is the following:

Replacement of all external windows and curtain walling - £1,040,000 (x 2)

Office refurbishment - £2,675,000

Installation of a/c into the 2nd, 3rd and 4th floor offices - £1,605,000

The site extends to approximately 3.206 hectares (7.92 acres) and generally flat, albeit on the highest 

part of the site and irregular in shape.

Repair

Site Condition
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TENURE & TENANCIES

Tenure Freehold / Long 

Leasehold

Details If leasehold 

otherwise N/A

Principal 

Tenancy
Item

Demise

Tenant

Guarantor

Term

Rent (as varied)

Rent Review

Repairs

Permitted Use

Insurance

Alienation

Alterations

Other / Any 

Onerous 

Provisions

TENANT COVENANT

Detailed financial investigations are out with the scope of this report. We  have obtained an Experian Report on the tenants, Chevron UK 

Limited and AMEC Group Limited.  From this, we note that each tenant has a Commercial Delphi Risk score of 100/100 and is regarded 

as a very low risk company.   Reflecting this, we consider that the investment market perception of the covenant strengths of each tenant 

would be strong.  

Chevron North Sea Limited

Details

Wings B, E and F on ground floor of Seafield House, extending to 16,882.62 sq. ft. and the right to use 

82 car parking spaces.

The property is held by way of a leasehold interest which will convert to Heritable Ownership (Scottish 

equivalent of English freehold) as at November 2015.

Based on the information provided to us, we have valued the property on the basis that it is an 

effective Heritable Ownership (Freehold) title.

n/a

5 years

£422,064 per annum

The tenant is responsible for keeping the whole of the interior of the Premises and fittings and plant and 

equipment demised to them in good and substantial repair and condition and are responsible for the 

decoration of the interior of the Premises not less frequently than every five years. 

The windows are excluded from the repairing obligation of the tenant, despite being included in the 

definition of the Premises. 

Offices and other uses ancillary thereto in connection with the main business of the tenant, within Use 

Classes 4, 5 and 6 of the Schedule to the Town and Country (Use Classes) (Scotland) Order 1997.

The Landlord is to insure the premises and the tenant is responsible for reimbursing the premiums.

Assignation or sub letting in part is expressly prohibited. Assignation or sub letting of the whole is 

permitted with the prior written consent of the Landlord, such consent should not be unreasonably 

withheld. Sub letting must not incur a fine or premium, be at a rent no less than the open market rental 

value and on the same terms as the original lease in respect of rent reviews. No more than 3 sub leases 

at any one time is permitted. 

Structural alterations or additions are not permitted. Non structural alterations require the prior consent of 

the Landlord which is not to be unreasonably withheld. 

n/a

Given that the property is multi let, there is a service charge mechanism in place, within which there are 

some notable exclusions, namely repair and replacement of the windows. With the exception of this, the 

service charge clause appears to be drawn on commercially acceptable terms.
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OCCUPATIONAL MARKET & RENTAL ANALYSIS

INVESTMENT MARKET COMMENTARY

The momentum which we saw during 2013 carried through to the first quarter of 2014, but over the most recent three months we have 

seen this tail off as the vote on Scottish independence draws closer. Many funds are currently opting to play safe and holding back on 

investment until the outcome of the vote is clear. Total volumes transacted reached £108m across six deals so far this year. Notable deals 

include BA Pension Fund’s speculative forward funding of Titan Investor’s city centre The Silver Fin Building (not included in transaction 

volumes) and La Salle Investment Management’s purchase of the BP North Sea HQ building in Dyce for £68m.

UK institutions have been the dominant players and interested investors so far this year, with new entrants to the market including LaSalle 

Investment Management and Tesco Pension Fund. We predict that demand will continue to come from these institutions. A number of funds 

have already looked in Aberdeen this year, however due to a lack of properties coming to the market they have been unsuccessful or are 

holding back as they await the outcome of the vote in September.

We have seen increased demand for secondary assets this year, including those with value-add opportunities. However, due to the nature 

of the strong occupational market and lack of available space in Aberdeen, there is a shortage of this stock available too. In order to 

secure the few opportunities which do exist investors are having to reduce their IRR aspirations to secure deals.

Prime yields moved inwards last year by 50bps to 6.0%, where we feel they currently remain. However, a lack of prime stock sold this year 

makes it difficult to form a clear view on where yields do lie. The out-of-town market remains buoyant as this is where many oil and gas 

companies have chosen to locate HQ buildings on long leases. Nevertheless we believe there may be more pressure on yields before the 

end of the year, resulting in a further inward shift.

The yield differential seen between the Aberdeen market and London and the South East is a feature driving demand as the weight of 

money and lack of stock in those markets forces investors to seek opportunities elsewhere. However more prominent features in the 

Aberdeen market that attract investors are long term leases, good covenants and favourable rent review mechanisms.

A weak second quarter has led to below average take-up so far this year of 212,233 sq. ft., 50% below the previous six months and 25% 

below the same period last year. During the second quarter there were no deals over 10,000 sq. ft. exchanged, quite unusual for this 

market as the long term trend suggests Aberdeen sees an average of 4 deals over 10,000 sq. ft. exchange each quarter. And in the first 

quarter this year there were five deals over 10,000 sq. ft. with the largest going to Wood Group who took 58,490 sq. ft. at Nexen House in 

March. 

While underlying occupier interest remains strong, a lack of ready to occupy stock seems to be holding back the market. Nevertheless, the 

energy sector, as ever, are active although they are increasingly looking to control costs. 

The majority of requirements are still coming from the energy sector, particularly the larger requirements. Statoil are under offer at Prime 

Four for 45,000 sq. ft. (potential to expand to 60,000 sq. ft.) while Total are looking to commit to a new 200,000 sq. ft. headquarters. 

Availability is now at 425,876 sq. ft., with the majority of this being Grade B & C stock. There is just under 69,000 sq. ft. of available 

Grade A supply with the largest ready-to-occupy floorspace being just 17,925 sq. ft. at Union Plaza. 

We are finally seeing speculative building come out of the ground following tight Grade A supply for much of the last 2-3 years. Dandara’s 

The Point (80,000 sq. ft.) and Knight Property Group’s The Capitol (74,000 sq. ft.), both city centre schemes, are now on site and due to 

complete in 2015. We also expect Titan Investor’s The Silver Fin Building (132,000 sq. ft.) to 

We have finally seen some rental growth in this market, with prime rents moving from £31.50 per sq. ft. where they have been since 2011, 

to £32 per sq. ft. currently. We expect this growth to continue through the year as prime stock is increasingly squeezed, with the potential to 

hit £33 by the end of this year. 

Good secondary offices will also show some rental growth this year although poorer stock rents will remain static and the space even 

vacant. Despite strong demand, companies are looking beyond poor quality ready to occupy stock, to new speculative developments 

coming out of the ground.



Jupiter Portfolio - A15
Valuation Methodology - Market Value

Our valuation has been undertaken on a traditional investment basis, in which we have reflected the current and estimated future income 

flows from the property given the various strengths, weaknesses, opportunities and threats as set out below.

The property is multi-let as with a WAULT of 2.4 years and a current aggregate rent of £5,102,749. 

At expiry of the current leases, based on our experience of the Aberdeen market, we have allowed for a void marketing periods and rent 

free periods of 6 months and 6 months respectively on the accommodation let to Chevron UK Ltd which is better quality and 12 months 

and 6 months respectively on the accommodation let to the other office tenants.    On reletting we have also included re-letting costs based 

on 15% of our opinion of rental value. 

Our opinion of Market Rent (ERV) is £5,115,212, which reflects a headline rate of £279.86 per sq. m (£26.00 per sq. ft.) on the offices, 

with no rental value on the management suite as we expect the property to continue to be multi-let and an ERV of £15,000 on the rooftop 

aerial.

Based on the available evidence, we have adopted an equivalent yield of 6.60%, which shows a Market Value, after purchasers costs of 

5.8%, of £62,000,000. This reflects an initial yield of 7.05% and a reversionary yield of 7.07%.



Jupiter Portfolio - A15
SWOT ANALYSIS

MARKETABILITY & DISPOSAL

Suitability for Security

Any downturn in the market particularly as the lease expiry 

approaches.

A lack of refurbishment could impact on letting / sales 

prospects.

The potential for increased competition coming on-line from 

other more modern developments in Aberdeen City Centre. 

Opportunities Threats

Prime out of town office location.

Good car parking provision.

Strong tenant covenants.

Strong occupational and investor market in Aberdeen.

Having regard to the various strengths of the property and the local Aberdeen market, we consider that the property is suitable for loan security 

purposes. The principal risks are the short unexpired term and, associated with this, the potential for any downturn in the local market 

impacting on occupational demand at lease expiry, or indeed impacting on the ability to secure the existing tenants on new agreements. 

Appendix  1) Tenancy Schedule

2) Detailed Valuation printout

Strengths

Timescale for Disposal We consider that a period of 6-9 months would be suitable to secure a disposal of the property.

Secure an early regear of the leases with the current 

tenants.

Refurbishment of the accommodation, as identified in 

the budget cost schedule,  to improve ERV.

Relatively short term income in the event the tenants do not 

extend their leases. 

Dated appearance of the building and a relatively low 

specification.

Landlord's capital expenditure required to both maintain and 

improve the future letting potential of the building.

Marketability If the property was to be offered for sale in the open market, we would expect interest from a variety 

of investors.

Weaknesses



Unit Tenant Name
Tenant 

Use

Area 

(sq. ft.)
Lease Start Lease Expiry Effective Break Break Type Next Review Current Rent (pa)

Rental Value 

(ERV)
Comments

Ground Floor

(Wings)

Chevron UK Ltd Office 17,245 17/11/2008 16/11/2018 17/11/2013 £556,595 £448,400

Part Ground Floor Chevron UK Ltd Office 20,108 01/10/2012 01/07/2017 £422,065 £522,800

Unit 1 Shell UK Ltd Office 40,569 14/06/2007 01/07/2017 14/06/2017 £995,676 £1,055,000

Unit 2 Chevron UK Ltd Office 57,174 24/11/2010 07/08/2017 24/11/2015 £1,572,800 £1,487,000

3rd & 4th Floors AMEC Office 60,441 02/07/2012 01/07/2017 30/06/2015 T £1,542,274 £1,571,000

Building Management 2,135 £16,013

Roof top aerial O2 (UK) Ltd Aerial 31/12/2004 30/12/2014 £13,339 £15,000

197,672 5,102,749£      5,115,213£      

Jupiter Portfolio 
Seafield House,Aberdeen,AB15 6FZ - Tenancy Schedule



Rent Agreed £pa

(£ psf)

£650,325 6 years 6 months

£29

£620,564 3 years 10 months

£28

£218,400

£24

Exchange 1, Aberdeen Mar-13 9,100 RR Similar age and quality 

but poorer location

Transaction Type Term & Incentives How Comparable

Jupiter Portfolio
Seafield House,Aberdeen,AB15 6FZ - Occupational Comparables

CommentsAddress Date Floor Area (sq. 

ft.)

Marathon House, Aberdeen May-13 22,163 Sub-lease Situated on the same 

estate and similar quality

Royfold House, Hill of Rubislaw, 

Aberdeen

Jun-13 22,425 Lease Extension Situated on the same 

estate and similar quality



Floor Area Passing Rent

(sq. ft.) £ pa

Multi-let

AWULT 7.7 years

Multi-let

AWULT 4 years

GE Oil & Gas UK Ltd

5 years

British 

Telecommunication plc

8 years

9.25%

£54.82 million122,000Dec-13Union Plaza, Union 

Wynd

10.05%Silverburn House Oct-13 123,189 £17.56 million £1.8 million

New Telecom House Feb-13 77,650 £9.25 million £908,505

82,172 £21 million £1.64 million 7.66%

More modern 

building in the city 

centre

Poorer building 

and location

Similar building but 

significantly poorer 

location

Poorer building 

and poorer 

location but longer 

income

Jupiter Portfolio
Seafield House,Aberdeen,AB15 6FZ - Investment Comparables

CommentsAddress Date Agreed Price NIY Key Tenant & Lease 

Terms

How Comparable

6.30%£3.84 million

Exchange Oct-13



REPORT Summary Valuation CBRE Ltd

Report Date 23 September 2014
Valuation Date 31 August 2014

Property

Address Seafield House,Aberdeen,AB15 6FZ
File/Ref No A15

Gross Valuation £72,384,232
Capital Costs -£7,125,032
Net Value Before Fees £65,259,200

Less Stamp Duty @4.00% of Net Value -£2,467,267
Acquisition Agents Fee @1.00% of Net Value -£740,180
Acquisition Legal Fee @0.50% of Net Value -£370,090

Fees include non recoverable VAT @ 20.00 %
Net Valuation £61,681,664

Say £62,000,000

Equivalent Yield 6.6000% True Equivalent Yield 6.8654%
Initial Yield (Deemed) 7.0495% Initial Yield (Contracted) 7.0495%
Reversion Yield 7.0667%

Total Contracted Rent £5,102,749 Total Current Rent £5,102,749
Total Rental Value £5,115,212 No. Tenants  7
Capital value per ft² £313.65

Running Yields

Date Gross Rent Net Rent Annual Quarterly
31-Aug-2014 £5,102,749 £5,102,749 7.0495 % 7.3714 %
31-Dec-2014 £5,104,410 £5,104,410 7.0518 % 7.3739 %
31-May-2015 £5,120,422 £5,120,422 7.0739 % 7.3981 %
30-Jun-2015 £3,578,148 £3,275,943 4.5258 % 4.6567 %
30-Sep-2015 £3,578,148 £2,680,599 3.7033 % 3.7906 %
30-Dec-2015 £3,578,148 £2,982,804 4.1208 % 4.2292 %
30-Mar-2016 £3,578,148 £3,578,148 4.9433 % 5.0999 %
30-Jun-2016 £5,149,148 £5,149,148 7.1136 % 7.4415 %
14-Jun-2017 £5,208,472 £5,208,472 7.1956 % 7.5312 %
02-Jul-2017 £4,153,472 £3,950,627 5.4579 % 5.6492 %
08-Aug-2017 £2,158,607 £1,569,352 2.1681 % 2.1978 %
02-Oct-2017 £2,158,607 £1,169,747 1.6160 % 1.6325 %
08-Nov-2017 £2,158,607 £408,520 0.5644 % 0.5664 %
02-Jan-2018 £2,158,607 £611,365 0.8446 % 0.8491 %
08-Feb-2018 £2,158,607 £997,775 1.3784 % 1.3904 %
02-Apr-2018 £2,158,607 £1,397,379 1.9305 % 1.9540 %
08-May-2018 £2,158,607 £2,158,607 2.9822 % 3.0386 %
02-Jul-2018 £3,213,607 £3,213,607 4.4397 % 4.5656 %
08-Aug-2018 £5,223,407 £5,223,407 7.2162 % 7.5538 %
17-Nov-2018 £4,666,812 £4,580,587 6.3282 % 6.5866 %
17-Feb-2019 £4,666,812 £4,410,724 6.0935 % 6.3328 %
17-May-2019 £4,666,812 £4,496,949 6.2126 % 6.4615 %
17-Aug-2019 £4,666,812 £4,666,812 6.4473 % 6.7157 %
17-Nov-2019 £5,115,212 £5,115,212 7.0667 % 7.3902 %

Yields based on £72,384,232

Portfolio: KW - PROJECT JUPITER FOR SPIIRE  NFA
ARGUS Valuation - Capitalisation 2.50.039
Portfolio: KW - PROJECT JUPITER FOR SPIIRE  NFA
ARGUS Valuation - Capitalisation 2.50.039



REPORT Summary Valuation CBRE Ltd

Report Date 23 September 2014
Valuation Date 31 August 2014

REPORT Summary Valuation CBRE Ltd

Report Date 23 September 2014
Valuation Date 31 August 2014

Tenants

Tenant name File/Ref Next Review Earliest Term Cap.Group Method Yield 1 Yield 2 Contracted Rent Current Rent ERV Gross Value
Freehold
Vacant A15-8 31-May-2020 30-Aug-2020 Private Hardcore 6.600% £0 £0 £16,012 £231,251
Shell UK Ltd (sub let to AME A15-1 14-Jun-2017 01-Jul-2017 Private Hardcore 6.600% £995,676 £995,676 £1,055,000 £14,775,625
O2 (UK) LTD A15-5 31-Dec-2014 31-Dec-2014 Private Hardcore 6.600% £13,339 £13,339 £15,000 £226,742
Chevron UK Ltd A15 - 2 24-Nov-2015 07-Aug-2017 Private Hardcore 6.600% £1,572,800 £1,572,800 £1,487,000 £21,264,984
Chevron UK Ltd A15-4 NA 16-Nov-2018 Private Hardcore 6.600% £556,595 £556,595 £448,400 £6,767,332
Chevron North Sea Ltd A15-7 NA 07-Aug-2017 Private Hardcore 6.600% £422,065 £422,065 £522,800 £7,136,705
AMEC A15 - 6 NA 30-Jun-2015 Private Hardcore 6.600% £1,542,274 £1,542,274 £1,571,000 £21,981,593
Total £5,102,749 £5,102,749 £5,115,212 £72,384,232

Portfolio: KW - PROJECT JUPITER FOR SPIIRE  NFA
ARGUS Valuation - Capitalisation 2.50.039 Page 2



A16 Bradford, Kings Road 

10.



Key Statistics

Market Value: £5,000,000 Current Gross Rent (pa): £360,698

MV per sq. ft. £110.84 Current Net Rent (pa): £360,698

Initial yield: 6.82% Market Rent (pa): £361,598

Reversionary yield: 6.84% MR per sq. ft. £8.02

Equivalent Yield 7.18% Total Irrecoverable Costs £0

Est. Capital Expenditure £0 Void Assumption 12 months

WAULT to Break 11.32 Years Vacancy Rate (by ERV) 0.00%

Inspected by: Richard Syers MRICS Title Documentation Yes

Date of Inspection 27th August 2014 Prepared by:

Tenure Freehold Building Survey Yes

Details if leasehold: Prepared by: CBRE 06 May 2014

Environmental Report Yes

Prepared by: GroundSure 16 April 2014

Jupiter Portfolio - A16

KINGS ROAD, BRADFORD, BD2 1NR

Market Value Market Rent

General Information Provided

Herbert Smith Freehills LLP



Jupiter Portfolio - A16
PROPERTY DESCRIPTION

Sq. m

              1,179 

              2,158 

                 854 

             4,191 

                         9,191 Cars 2 Limited

Accommodation

Pendragon

Cooperative Group

Sq. ft.

                       12,687 

                       23,232 

Location & Situation Bradford is located 194 miles north of London, 5 miles west of Leeds and 39 miles north-

east of Manchester. The city benefits from good motorway access, with Junction 26 of the 

M62 motorway 5 miles to the south of the city centre, accessed via the M606 motorway. The 

A658, A650 and A617 converge on the city’s inner road.

The properties are located at the junction of King’s Road and Canal Road approximately 1 

mile north of Bradford City Centre via the A6037 (Canal Road). There is a Shell petrol 

station immediately to the south of the site, which is bounded by a steep grass bank to the 

east with residential dwellings beyond. Over King’s Road to the north, there is a 

manufacturing facility and a gas works. Over Canal Road to the west there is a builders 

merchant and three retail warehouses occupied by Tesco, Staples and PC World.

Description 

Use Type/Floor/Area

Total                       45,110 

The subject property comprises a site which provides a row of 3 detached car showrooms 

operated as Citroen, Hyundai and Land Rover car dealerships with associated workshops, 

customer parking and vehicle display spaces. We understand that the properties were 

constructed in the late 1990’s.

Despite having frontage to Canal Road, access to all three dealerships is from King’s Road 

only via a shared access road.



Jupiter Portfolio - A16
CONDITION, REPAIR & STATUTORY

Planning Considerations

Environmental Considerations

Rateable Value No 2 £170,000 as at 1 April 2010.

No 4 £71,500 as at 28 February 2011.

No 6 £99,000 as at 1 April 2010.

The current development plan for the Bradford District is the Replacement Unitary 

Development Plan which was adopted in October 2005. The property is located in an 

area that is zoned for employment uses.

Planning consent for the construction of the property was granted in 1997 under 

application 97/01198/FUL.

Gas Ambi Rad heaters are suspended from the roof in the workshops providing space 

heating. A floor standing gas fired heater located on the workshop mezzanines provides 

space heating to the parts store and office. It also provides a supply to the heat

exchange unit operating with the fresh air supply and the air handling unit to the 

showroom. Cooling is provided by external Lennox compressors to each unit.

The cooling element of the systems utilises R22 refrigerant which is one of the virgin 

HCFC gases that are subject to a three-stage ban on sale and manufacture. There is an 

option to use an alternative ‘drop in’ replacement refrigerant gas, however, we believe 

that

this approach may not be viable due to the age of this installation and also the 

alternative gases result in a significant loss in efficiency.

The Land Rover dealership is in good condition. Key issues on site relate to the shared 

meter room store which is suffering from extensive dry rot. The roofs over each premises 

are suffering from cut edge corrosion and the roof lights are at the end of their life 

expectancy. The Building Survey prepared by CBRE identifies repairs at a budget cost of 

£205,000. £70,000 of works are required in the near term (within 1 year), £95,000 in 

the medium term (2-3 years) and the balance of £40,000 in the longer term (4-5 years). 

All of the expenditure is considered to be the responsibility of the current tenant or 

recoverable via the service charge.

The site may not be suitable for the present use and environmental setting. 

Contaminants are probably or certainly present and are likely to have an unacceptable 

impact on the identified receptors. It is possible that the issue(s) could arise as a 

liability/cost for the long leasehold owner of the site. Further work is required to clarify 

the risk.

Based on the findings of this review, there is a potential for contamination to be present 

on site associated with the former chemical and dye works/landfilling that may pose a 

risk to identified receptors, including site users and nearby surface water bodies. CBRE 

concludes the overall risk to be medium. Additional information on the status of the site 

under Part 2A of the Environmental Protection 1990 has been requested from the 

Environmental Health Department and is currently awaited. Where further comfort is 

required on ground conditions it is recommended that a Phase II ground investigation is 

completed. 

The Certificate of Title refers to a GroundSure report which states there is a moderate to 

high potential for environmental risk and that the property is situated upon a flood zone.

The Borrower procured a Phase II Environmental Assessment dated September 2014 

prepared by CBRE Limited. CBRE concludes that the site is of low risk with regard to 

ground contamination issues and although some contamination has been detected on 

site it si not widespread and no risks have been identified.

Repair

Site Condition



Jupiter Portfolio - A16
TENURE & TENANCIES 3

Tenure Leasehold

Details

Principal 

Tenancy
Item

Demise

Tenant

Guarantor

Term

Rent (as varied)

Rent Review

Repairs

Permitted Use

Insurance

Alienation

Alterations

Other / Any 

Onerous 

Provisions

TENANT COVENANT

Pendragon Property Holdings Limited D&B Rating N1

The property is multi‐let to Cooperative Group Motors Limited, Cars 2 Limited and Pendragon. The Co-op 

lease was assigned in August 2013 to Albert Farnell Limited. 

We have not been provided with the letting documents, therefore have assumed the lease details provided 

in the Certificates of Title are correct. We advise the previous rent provided for Unit 5 showed £113,616 

pa. We have adopted the more recently provided rent in the Certificate of Title which indicates Unit 5 is 

leased for £130,000 pa with the service charge capped at £10,000.

FRI

Pendragon Property Holdings Limited 

Details

999 years from 20 October 2006 at a peppercorn.

N/A

30 years from 03 February 1999 expiring on 02 February 2029.

£148,698

5 yearly - £172,381 from 03/02/2019; and £199,837 from 03/02/2024.



Jupiter Portfolio - A16
OCCUPATIONAL MARKET & RENTAL ANALYSIS

INVESTMENT MARKET COMMENTARY

Valuation Methodology - Market Value

•  Very strong demand for prime new build let to manufacturers and top dealers on 20 year + leases – prime yield with RPI 

is now below 5%

• Good demand for 15-20 years to best covenants in particular with uplifts but also for market reviews with sensible 

passing rents.

• Extent of demand ebbs away as term and covenant strength decreases although we are seeing increasing demand where 

the underlying fundamentals are perceived to be strong despite shorter lease term.

In arriving at our opinion of value, we have considered the leasehold nature of the property, the weighted average 

unexpired term of the three tenancies and the covenant strength of the tenants. We have then targeted a net initial yield of 

6.82% having regard to the fixed uplift in the rent. We have assumed that the property is let as per the tenancy schedule 

where solicitors have not been able to verify uplifts in passing rent due to the lack of rent review memorandums. We 

understand that the is a service charge cap in respect of one of the tenancies although we consider a prospective purchaser 

would target a yield based on the contracted income.

There is a restrictive covenant on use within Use Classes B1, B2 or B8 or Motor Showrooms which we would not consider to 

impact on value.

• Excellent rate of recovery in the UK motor sales market with significant improvement in new regs being confirmed for last 

year.

• Occupational market is either new build at best rents, or 2nd hand at “affordable” rents dependent upon the nature of 

the franchise(s).

• Occupational market demand has increased. 

• Limited evidence of second mid-market franchise led deals due to slower rate of recovery in sales and contraction 

remaining a feature for some of the weaker marques.



Jupiter Portfolio - A16
SWOT ANALYSIS

MARKETABILITY & DISPOSAL

Suitability for Security

We consider that the property provides suitable security for loan.

Appendix 1) Tenancy Schedule

               2) Detailed Valuation printout

Strengths

Marketability Given the location, specification and investment grade of the subject property it is likely 

to be of interest to regional and institutional investors.

Weaknesses

Opportunities Threats

Timescale for Disposal Given the multi-let nature and clarification required re: environmental risk, we are of the 

opinion that a disposal period in the region of 12 months should be achievable.

• Explore option of extending leases;

• Sell with the benefit of increased rent or extended 

unexpired term.

• Demand ebbs away as term certain and covenant 

strength decreases.

• Limited short-term potential for rental growth within 

the motor trade sector, particularly for secondary units;

• Medium Risk Environmental Rating - further work 

required to clarify environmental risk.

• Established Motor Trade Location;

• Agglomeration of car dealerships in vicinity;

• Collectively passing rent is marginally below 

Market Rent.



Unit Tenant Name Tenant Use
Area 

(sq. ft.)
Lease Start Lease Expiry

Effective 

Break
Break Type Next Review

Current Rent 

(pa)

Rental Value 

(ERV)
Comments

Unit 3 Pendragon Property Holdings Limited Automotive 12,687 03/02/1999 02/02/2029 03/02/2019 148,698£    130,042£    Fixed RR

Unit 4 Cars 2 Ltd Automotive 9,191 21/12/2010 21/12/2020 21/12/2015 82,000£      68,932£      

Unit 5 Albert Farnell Limited Automotive 23232 30/07/2010 29/07/2025 30/07/2015 130,000£    162,624£    

45,110 360,698£    361,598£    

Jupiter Portfolio 
KINGS ROAD, BRADFORD, BD2 1NR - Tenancy Schedule



Rent Agreed £pa

(£ psf)

Former Honda, Silverlink Retail Park, 

Newcastle

01/03/2014 12,631 £140,000 pa

(£11.08)

None - sub tenant to pay 

£55k for fixtures and fittings

One of the few second hand 

transactions agreed in recent 

months. 

New letting Northern geography in a good 

retail location.

Transaction Type Term & Incentives How Comparable

Jupiter Portfolio
KINGS ROAD, BRADFORD, BD2 1NR - Occupational Comparables

CommentsAddress Date Floor Area (sq. ft.)



Floor Area Passing Rent

(sq. ft.) £ pa

Smallheath, Birmingham 01/03/2014 25,780 £3,260,000 £2,550,000 

(15 year AWAULT)

7.25% Citroen 

Dealership, S&L to 

manufacturer.

Similar Mid market 

marque. Covenant and  

rent reviews in line with 

subject.

New 15 year lease with CPI based rent 

reviews subject to a 1-4% collar and cap.

Westway, Kingsway, 

Rochdale

01/11/2013 7,756 £815,000 £77,500 

(5.7 year 

AWAULT)

9.00% Nissan dealership 

let to 

manufacturer on a 

lease expiring 

Sept 2014. New 5 

year lease renewal 

agreed.

Comparable to shorter 

let assets in subject 

portfolio. Indicates 

demand for short let 

assets in rent level is 

realistic.

Purchaser not disclosed.

189 Mansfield Road, 

Nottingham

01/11/2013 32,962 £3,850,000 £285,000 

(11.25 year 

AWAULT)

7.00% VW dealership 

with manufacturer 

covenant.  13 

years unexpired 

with market rent 

reviews.

Indicative of demand 

for market rent reviews. 

Grade A manufacturer 

covenant but doubts 

over longevity of 

property in terms of 

required specification.

Purchaser not disclosed.

Hermes portfolio of nine 

car showrooms

01/09/2013 210,621 £40,000,000 £2,650,616 

(15.5 year 

AWAULT)

6.27% Portfolio made up 

of Stratstone and 

Evans Halshaw 

dealerships let to 

Pendragon 

Property Holdings 

Ltd.

Most recent major 

transaction involving the 

Pendragon covenant. 

Annual rental uplifts 

and size of transaction 

illustrate best pricing for 

covenant.

Acquired by L&G. 

2 x Land Rover 

and 1 Jaguar 

franchised 

modern 

dealerships with 

c.10 years 

unexpired and 

market rent 

reviews.

Shorter unexpired term 

and no guaranteed 

uplifts albeit more 

attractive franchises and 

properties as a result.

Jupiter Portfolio
KINGS ROAD, BRADFORD, BD2 1NR - Investment Comparables

Comments

Bury, Doncaster and 

Stourbridge

01/03/2014 50,329 £7,650,000 (10 year AWAULT) 6.83% Undisclosed purchaser thought to be a 

UK Fund.

Address Date Agreed Price NIY Key Tenant & 

Lease Terms

How Comparable



REPORT Summary Valuation CBRE Ltd

Report Date 24 September 2014
Valuation Date 31 August 2014

Property

Address Dixon,Kings Road,Bradford,BD2 1NR
File/Ref No A16

Gross Valuation £5,288,628
Capital Costs £0
Net Value Before Fees £5,288,628

Less Stamp Duty @4.00% of Net Value -£199,948
Acquisition Agents Fee @1.00% of Net Value -£59,984
Acquisition Legal Fee @0.50% of Net Value -£29,992

Fees include non recoverable VAT @ 20.00 %
Net Valuation £4,998,704

Say £5,000,000

Equivalent Yield 7.1828% True Equivalent Yield 7.5321%
Initial Yield (Deemed) 6.8203% Initial Yield (Contracted) 6.8203%
Reversion Yield 6.8373%

Total Contracted Rent £360,698 Total Current Rent £360,698
Total Rental Value £361,598 No. Tenants  3
Capital value per ft² £110.84

Running Yields

Date Gross Rent Net Rent Annual Quarterly
31-Aug-2014 £360,698 £360,698 6.8203 % 7.1212 %
30-Jul-2015 £393,322 £393,322 7.4371 % 7.7961 %
03-Feb-2019 £417,005 £417,005 7.8849 % 8.2894 %
21-Dec-2020 £335,005 £335,005 6.3344 % 6.5934 %
21-Jun-2022 £403,937 £403,937 7.6378 % 8.0168 %
03-Feb-2024 £431,393 £431,393 8.1570 % 8.5904 %
30-Jul-2025 £268,769 £268,769 5.0820 % 5.2476 %
30-Jan-2027 £431,393 £431,393 8.1570 % 8.5904 %
03-Feb-2029 £231,556 £231,556 4.3784 % 4.5009 %
03-Aug-2030 £361,598 £361,598 6.8373 % 7.1397 %
20-Oct-3005 £0 £0 0.0000 % 0.0000 %

Yields based on £5,288,628

Portfolio: KW - PROJECT JUPITER FOR SPIIRE  NFA
ARGUS Valuation - Capitalisation 2.50.039
Portfolio: KW - PROJECT JUPITER FOR SPIIRE  NFA
ARGUS Valuation - Capitalisation 2.50.039



REPORT Summary Valuation CBRE Ltd

Report Date 24 September 2014
Valuation Date 31 August 2014

REPORT Summary Valuation CBRE Ltd

Report Date 24 September 2014
Valuation Date 31 August 2014

Tenants

Tenant name File/Ref Next Review Earliest Term Cap.Group Method Yield 1 Yield 2 Contracted Rent Current Rent ERV Gross Value
Leasehold 19-Oct-3005 £0 £0 £0 £0
Pendragon A16-2 NA 02-Feb-2029 Private Hardcore 7.183% £148,698 £148,698 £130,042 £2,126,928
Cars 2 Ltd A16-1 21-Dec-2015 21-Dec-2020 Private Hardcore 7.183% £82,000 £82,000 £68,932 £990,580
Albert Farnell Limited A16-3 30-Jul-2015 29-Jul-2025 Private Hardcore 7.183% £130,000 £130,000 £162,624 £2,171,120
Total £360,698 £360,698 £361,598 £5,288,628

Portfolio: KW - PROJECT JUPITER FOR SPIIRE  NFA
ARGUS Valuation - Capitalisation 2.50.039 Page 2



A17 York, Centurion Park 

11.



Key Statistics

Market Value: £2,600,000 Current Gross Rent (pa): £190,158.00

MV per sq ft £92.08 Current Net Rent (pa): £190,158.00

Initial yield: 6.91% Market Rent (pa): £184,508.00

Reversionary yield: 6.71% MR per sq ft £6.53

Equivalent Yield 6.68% Total Irrecoverable Costs £0

Est. Capital Expenditure £0 Void Assumption 12 months

WAULT to Break 15.50 years Vacany Rate (by ERV) 0.00%

Inspected by: Richard Syers MRICS Title Documentation Yes

Date of Inspection 27th August 2014 Prepared by:

Tenure Freehold Building Survey Yes

Details if leasehold: Prepared by: CBRE 07/05/2014

Environmental Report Yes

Prepared by: Groundsure 16/04/2014

Jupiter Portfolio - A17

UNITS 5A & 6 CENTURION PARK, YORK YO30 4XG

Market Value Market Rent

General Information Provided

Herbert Smith Freehills LLP



Jupiter Portfolio - A17
PROPERTY DESCRIPTION

Sq m

 2,623 

 2,623 

Description 

Use Type/Floor/Area

Total  28,236 

The property comprises a purpose built detached car showroom of modern design dating 

from the late 1990’s/early 2000’s. It provides showroom accommodation, offices, parts 

department and workshop to the ground floor with further offices and parts department on 

the first floor. 

The building is of steel frame construction with a steel trussed feature curved roof. Elevations 

are a mixture of full height glazing, artificial stone and metal sheet cladding. Internally, the 

showroom is full height to the exposed steel trusses supporting the sheet metal lined roof. 

There are suspended pendant lights and a ducted heating system. The floor is concrete and 

covered with tiles incorporating underfloor trunking. The ground floor office areas have 

suspended ceilings with recessed lighting and carpeted floors and some air conditioning 

units. The workshop area has a tiled floor, painted block work walls and a lined ceiling 

incorporating translucent light panels.

Location & Situation The property is located in the city of York. York is situated approximately 190 miles north of 

London and 197 miles south of Edinburgh. Major transport routes include the A64 (east to 

west) and A19 (north to south) trunk roads. The A64 links the city with the A1 and northern 

end of the M1 at a combined junction approximately 15 miles to the southwest. Leeds lies 

27 miles to the west and Scarborough 35 miles to the east.

The property is located due north of the City Centre on the southside of Clifton Moor Gate at 

its junction with Tribune Way. Clifton Moor Gate connects to the ring road less than 0.5 

miles to the north. This is an established commercial area and the main location for car 

showrooms. There are a number of other car showrooms in the immediate vicinity and these 

include Mercedes‐Benz, Audi, Vauxhall, Volkswagen, Toyota, Jaguar, BMW and Mini.

Accommodation

Overall

Sq ft

 28,236 



Jupiter Portfolio - A17
CONDITION, REPAIR & STATUTORY

Planning Considerations

Environmental Considerations

Rateable Value

Repair

Site Condition

£265,000 as at 2 August 2011.

Work is currently underway on the new Local Plan for the City of York. 

Permission was granted in 2004 for the display of five non-illuminated pole mounted 

flags at the property.

The building was constructed in the late 1990's/early 2000's and it is unlikley that 

deleterious materials would have been used in the original construction. There are 

composite cladding panels incorporated in the external walls and we have 

recommended further enquiries to determine whether these are LPC approved. We are 

of the opinion this should not be an issue however further enquiries are recommended 

accordingly.

The property is in reasonable condition however the Building Survey prepared by CBRE 

identifies repairs at a budget cost of £128,000. The majority of the expenditure 

(£106,000) is considered necessary in the medium term, 2-3 years. All of the 

expenditure is considered to be the responsibility of the current tenant.

The site is considered suitable for the present use and environmental setting. It is unlikely 

that any issues will arise as a liability/cost for the freehold/long leasehold owner of the 

site and/or impact the value or future saleability of the asset. Based on the findings of 

this review, whilst there is a potential for ‘hotspots’ of contamination on site, in terms of 

the current commercial use of the site and its surrounds (predominantly hard-standing 

and the reduced ‘identifyability’) and the low to moderate (but not high) environmental 

sensitivity setting, the overall risks are considered to be low. A copy of the planning 

permission for the development of the site (Ref: 99/01757/REM) has been requested 

from the lawyers and is currently awaited. 

We have been provided with a Ground Sure Screening and Floodview report which 

concludes that the property provides an Acceptable Environmental Risk and represents 

Acceptable Banking Security from an environmental risk perspective.



Jupiter Portfolio - A17
TENURE & TENANCIES

Tenure Freehold

Details

Principal 

Tenancy
Item

Demise

Tenant

Guarantor

Term

Rent (as varied)

Rent Review

Repairs

Permitted Use

Insurance

Alienation

Alterations

Three remaining upward only reviews to open market on 27 February 2015, 27 February 

2020 and 27 February 2025. 

N/A

30 years from 28 February 2000, thus expiring on 27 February 2030.

£190,158

We have been provided with lease detials in the Certificate of Title which states a Second Deed of 

Variation retains the stepped rents provided in the Deed of Variation to 27 February 2015 and then 

reinstates the rent review provisions from the Letting Document which were deleted by the Deed of 

Variation. We have therefore reverted to the original rent reviews of upward only to open market.

Title indemnity insurance with a policy limit of £2,600,000 is in place in relation to the potential for a third 

party seeking to enforce restrictive covenants.

Chancel repair insurance with a policy limit of £1,000,000 is in place.

Pendragon Property Holdings Limited 

Details

Enitre

FRI

The sale, display, hire, servicing, repair, valeting and cleaning of motor vehicles, the sale of 

motor vehicle parts, accessories and related products and in relation to any car parking 

spaces within the Premises the parking on a temporary basis of private cars, motorcycles or 

small vans belonging to customers and visitors to the Premises.

The tenant is required to pay to the landlord as rent a sum equal to the premiums (or the 

proportion appropriate to the Premises) paid by the landlord for insuring the Property.

The tenant may not:

• Share or part with possession of the Premises or any part;

• Permit another to occupy the Premises or any part;

• Share occupation of the Premises or any part; or

• Assign underlet or charge part only of the Premises;

The tenant may assign or charge the whole of the Premises with the prior written consent of 

the landlord, such consent not to be unreasonably withheld, and any restrictions on the 

tenant dealing by way of assignment with the Premises or conditions that the landlord might 

impose are fairly summarised in the Disclosures.

The tenant is prohibited from making structural alterations or additions to, or alterations 

affecting the external appearance of, the Premises, however, may carry out non-structural 

alterations to the Premises with the prior written consent of the landlord and may errect 

dismantling or demountable partioning without consent.



Jupiter Portfolio - A17
Other / Any 

Onerous 

Provisions

TENANT COVENANT

We have been provided with Certificate of Title information by Herbert Smith Freehills LLP 

that indicates no evidence of the lease to Pendragon Property Holdings Limited being 

registered against the freehold title. A lease for such a long term should have been 

registered within 2 months of completion.  Assuming that the lease is still subsisting failure to 

register means that the lease has no effect at law but is treated as an equitable lease. We 

have assumed that this will not have a negative impact on our valuation.

Pendragon Property Holdings Limited D&B Rating N1 (100% of rent)



Jupiter Portfolio - A17
OCCUPATIONAL MARKET & RENTAL ANALYSIS

INVESTMENT MARKET COMMENTARY

Valuation Methodology - Market Value

SWOT ANALYSIS

Strengths Weaknesses

Opportunities Threats

• Explore option of extending lease with Pendragon;

• Sell with the benefit of increased rent at the next

fixed increase or extended unexpired term.

• Excellent rate of recovery in the UK motor sales market with significant improvement in new regs being confirmed for last

year.

• Occupational market is either new build at best rents, or 2nd hand at “affordable” rents dependent upon the nature of

the franchise(s).

• Occupational market demand has increased.

• Very strong demand for prime new build let to manufacturers and top dealers on 20 year + leases – prime yield with RPI

is now below 5%.

• Good demand for 15-20 years to best covenants in particular with uplifts but also for market reviews with sensible

passing rents.

• Extent of demand ebbs away as term and covenant strength decreases although we are seeing increasing demand where

the underlying fundamentals are perceived to be strong despite shorter lease term.

• Demand ebbs away as term and covenant strength

decreases.

• Property is marginally overrented;

• Limited shorter-term potential for rental growth within

the motor trade sector, particularly for secondary units.

• Established Motor Trade Location;

• Agglomeration of car dealerships in immediate

vicinity;

• Purpose built and of a size that would appeal to

most dealer groups;

• Property could allow for occupation under a single

or dual franchise.

In arriving at our opinion of value we have considered the covenant strength of the tenant and had regard to the stepped 

rental nature of the lease. We believe that an investor would target a net initial yield of better than 7% having regard to the 

underlying capital value per sq ft. We have assumed that the property is let as per the tenancy schedule.



Jupiter Portfolio - A17
MARKETABILITY & DISPOSAL

Marketability

Suitability for Security

We consider that the property provides suitable security for loan.

Appendix 1) Tenancy Schedule

2) Detailed Valuation printout

Given the location, specification and investment grade of the subject property it is likely 

to be of interest to regional and institutional investors.

Timescale for Disposal We are of the opinion that a disposal period in the region of 6 months should be 

achievable.



Unit Tenant Name Tenant Use
Area 

(sq ft)
Lease Start Lease Expiry

Effective 

Break
Break Type Next Review

Current Rent 

(pa)

Rental Value 

(ERV)
Comments

1 Pendragon Property Holdings Limited Automotive 28,236 28/02/2000 27/02/2030 28/02/2015 190,150£   184,508£   Upward only reviews to 

open market rent.

28,236 190,150£   184,508£   

Jupiter Portfolio 
UNITS 5A & 6 CENTURION PARK, YORK YO30 4XG - Tenancy Schedule



Rent Agreed £pa

(£ psf)

Transaction Type Term & Incentives How Comparable

Jupiter Portfolio
UNITS 5A & 6 CENTURION PARK, YORK YO30 4XG - Occupational Comparables

CommentsAddress Date Floor Area (sq ft)

Former Honda, Silverlink Retail 

Park, Newcastle

01/03/2014 12,631 New letting Northern geography in a 

good retail location.

£140,000 pa

(£11.08)

None - sub tenant to 

pay £55k for fixtures 

and fittings

One of the few second 

hand transactions agreed 

in recent months. 



Floor Area Passing Rent

(sq ft) £ pa

Smallheath, 

Birmingham

01/03/2014 25,780 £3,260,000 £2,550,000 

(15 year 

AWAULT)

7.25% Citroen Dealership, S&L 

to manufacturer.

Similar Mid market marque. 

Covenant and  rent revies in line 

with subject.

New 15 year lease with CPI 

based rent reviews subject to a 1-

4% collar and cap.

Westway, Kingsway, 

Rochdale

01/11/2013 7,756 £815,000 £77,500 

(5.7 year 

AWAULT)

9.00% Nissan dealershop let to 

manufacturer on a lease 

expiring Sept 2014. New 

5 year lease renewal 

agreed.

Comparable to shorter let assets 

in subject portfolio. Indicates 

demand for short let assets in rent 

level is realistic.

Purchaser not disclosed.

189 Mansfield Road, 

Nottingham

01/11/2013 32,962 £3,850,000 £285,000 

(11.25 year 

AWAULT)

7.00% VW dealership with 

manufacturer covenant.  

13 years unexpired with 

market rent reviews.

Indicative of demand for market 

rent reviews. Grade A 

manufacturer covenant but doubts 

over longevity of property in terms 

of required specification.

Purchaser not disclosed.

Hermes portfolo of 

nine car showrooms

01/09/2013 210,621 £40,000,000 £2,650,616 

(15.5 year 

AWAULT)

6.27% Portfolio made up of 

Stratstone and Evans 

Halshaw dealerships let 

to Pendragon Property 

Holdings Ltd.

Most recent major transaction 

involving the Pendragon covenant. 

Annual rental uplifts and size of 

transaction illlustrate best pricing 

for covenant.

Acauired by L&G. 

Agreed Price NIY Key Tenant & Lease 

Terms

How Comparable

2 x Land Rover and 1 

Jaguar franchsied 

modern dealerships with 

c.10 years unexpired

and market rent reviews.

Shorter unexpired term and no 

guranteed uplifts albeit more 

attractive franchises and 

properties as a result.

Jupiter Portfolio
UNITS 5A & 6 CENTURION PARK, YORK YO30 4XG - Investment Comparables

Comments

Bury, Doncaster and 

Stourbridge

01/03/2014 50,329 £7,650,000 (10 year 

AWAULT)

6.83% Undisclosed purchaser thought 

to be a UK Fund.

Address Date



REPORT Summary Valuation CBRE Ltd

Report Date 23 September 2014
Valuation Date 31 August 2014

Property

Address Dixon,Centurion Park,York,YO30 4XG
File/Ref No A17

Gross Valuation £2,750,808
Capital Costs £0
Net Value Before Fees £2,750,808

Less Stamp Duty @4.00% of Net Value -£104,000
Acquisition Agents Fee @1.00% of Net Value -£31,200
Acquisition Legal Fee @0.50% of Net Value -£15,600

Fees include non recoverable VAT @ 20.00 %
Net Valuation £2,600,008

Say £2,600,000

Equivalent Yield 6.6832% True Equivalent Yield 6.9758%
Initial Yield (Deemed) 6.9128% Initial Yield (Contracted) 6.9128%
Reversion Yield 6.7074%

Total Contracted Rent £190,158 Total Current Rent £190,158
Total Rental Value £184,508 No. Tenants  1
Capital value per ft² £92.08

Running Yields

Date Gross Rent Net Rent Annual Quarterly
31-Aug-2014 £190,158 £190,158 6.9128 % 7.2221 %
28-Feb-2030 £0 £0 0.0000 % 0.0000 %
28-Feb-2031 £184,508 £184,508 6.7074 % 6.9983 %

Yields based on £2,750,808

Portfolio: KW - PROJECT JUPITER FOR SPIIRE  NFA
ARGUS Valuation - Capitalisation 2.50.039
Portfolio: KW - PROJECT JUPITER FOR SPIIRE  NFA
ARGUS Valuation - Capitalisation 2.50.039



REPORT Summary Valuation CBRE Ltd

Report Date 23 September 2014
Valuation Date 31 August 2014

REPORT Summary Valuation CBRE Ltd

Report Date 23 September 2014
Valuation Date 31 August 2014

Tenants

Tenant name File/Ref Next Review Earliest Term Cap.Group Method Yield 1 Yield 2 Contracted Rent Current Rent ERV Gross Value
Freehold
Pendragon Property Holdings A17-2 28-Feb-2015 27-Feb-2030 Private Hardcore 6.683% £190,158 £190,158 £184,508 £2,750,808
Total £190,158 £190,158 £184,508 £2,750,808

Portfolio: KW - PROJECT JUPITER FOR SPIIRE  NFA
ARGUS Valuation - Capitalisation 2.50.039 Page 2



A18 Mansfield, Oaktree Lane 

12.



Key Statistics

Market Value: £1,350,000 Current Gross Rent (pa): £97,092.00

MV per sq. ft. £130.59 Current Net Rent (pa): £97,092.00

Initial yield: 6.72% Market Rent (pa): £82,704.00

Reversionary yield: 5.72% MR per sq. ft. £8.00

Equivalent Yield 7.42% Total Irrecoverable Costs £0

Est. Capital Expenditure £0 Void Assumption 12 months

WAULT to Break 15.56 Years Vacancy Rate (by ERV) 0.00%

Inspected by: Richard Syers MRICS Title Documentation Yes

Date of Inspection 27th August 2014 Prepared by:

Tenure Leasehold Building Survey Yes

Details if leasehold: 999 years at a peppercorn Prepared by: CBRE 08/05/2014

Environmental Report Yes

Prepared by: Groundsure 16/04/2014

Jupiter Portfolio - A18

Dixon, Oaktree Lane, Mansfield

Market Value Market Rent

General Information Provided

Herbert Smith Freehills LLP



Jupiter Portfolio - A18
PROPERTY DESCRIPTION

Sq. m

 960 

 960 

The subject property comprises a modern single storey car showroom and service bay 

situated in a prominent position fronting onto Oaktree Lane at its junction with Oakwood 

Road. The property benefits from a large car park area with space to display approximately 

100 vehicles.

The property is of steel frame construction and split into two parts. The showroom 

accommodation is finished to a high standard in accordance with Peugeot’s fit out 

comprising tiled floors, full height glazing and exposed steel beams and duct work 

underneath a profile clad roof. To the rear of the property and connected internally is the 

service bay and parts store. The unit is of steel portal frame under a profile metal clad roof. 

The service bay benefits from 4 up and over sectional loading doors on the end elevation 

and a further 2 up and over sectional loading doors on the side elevation. 

Location & Situation Mansfield is positioned in North Nottinghamshire approximately 14 miles north of 

Nottingham. It is well served by the M1 Motorway with direct access to Junctions 27 via the 

A60, Junction 28 via the A38 and Junction 29 via the A617.

The subject property is situated to the east of Mansfield town centre occupying a prominent 

position fronting onto Oaktree Lane, the A6117. Oaktree Lane links with Southwell Road 

West, the A6191, a busy dual carriageway providing links to the A617 which runs to the 

south in an east-west direction. The surrounding area is an established mixed use area which 

has proved popular with a number of car showroom dealerships such as Bristol Street motors 

(Suzuki and Renault), Evans Halshaw (Nissan and Citroen), Ron Brooks (Toyota) and GK 

Group (Ford and Mazda).

Description 

Total  10,338 

Overall

Use Type/Floor/AreaAccommodation Sq. ft.

 10,338 



Jupiter Portfolio - A18
CONDITION, REPAIR & STATUTORY

Planning Considerations

Environmental Considerations

Rateable Value

The property is in reasonable condition however the Building Survey prepared by CBRE 

identifies repairs at a budget cost of £72,000. Of this £30,000 is deemed necessary in 

the short term and £27,000 is considered necessary in the medium, term 2-3 years. All 

of the expenditure is considered to be the responsibility of the current tenant.

Repair

Site Condition

£55,500 as at 1 April 2010.

The current development plan for the area is the Mansfield District Local Plan 1998. This 

is to be replaced by a new Local Plan (2011 - 2031) over the next few years.

The details of a landscaping scheme at the property were approved in 2003 

(2000/0259/ET).

The cooling system utilises R22 refrigerant.

No asbestos containing material were found on site however we did not have sight of an 

Asbestos register to confirm.

The buildings are partly clad with composite panels which may be a non LPC approved 

panel. This can affect the ability to insure the premises or result in higher premiums 

being payable.

The site is considered suitable for the present use and environmental setting. It is unlikely 

that any issues will arise as a liability/cost for the freehold/long leasehold owner of the 

site and/or impact the value or future saleability of the asset. We have been provided 

with a Ground Sure Screening and Floodview report which concludes that the property 

provides an Acceptable Environmental Risk and represents Acceptable Banking Security 

from an environmental risk perspective.



Jupiter Portfolio - A18
TENURE & TENANCIES

Tenure Leasehold

Details

Principal 

Tenancy
Item

Demise

Tenant

Guarantor

Term

Rent (as varied)

Rent Review

Repairs

Permitted Use

Insurance

Alienation

Alterations

Other / Any 

Onerous 

Provisions

TENANT COVENANT

OCCUPATIONAL MARKET & RENTAL ANALYSIS

INVESTMENT MARKET COMMENTARY

• Excellent rate of recovery in the UK motor sales market with significant improvement in new regs being confirmed for last

year.

• Occupational market is either new build at best rents, or 2nd hand at “affordable” rents dependent upon the nature of

the franchise(s).

• Occupational market demand has increased.

• Limited evidence of second mid-market franchise led deals due to slower rate of recovery in sales and contraction

remaining a feature for some of the weaker marques.

Pendragon Property Holdings Limited 

Details

Entire

999 years from 20 October 2006 at a peppercorn.

There is a restrictive covenant not to use the property as an open market, A1 Use or to create a nuisance. 

N/A

30 years from 21 March 2000, thus expiring on 20 March 2030.

£97,092 p.a.

FRI

5 yearly - fixed uplift in March 2015 to £112,556 and £130,484 in 21/03/2020. The 

Certificate of Title provided did not review the occupational lease and we have therefore 

relied upon tenancy data provided to us.

• Very strong demand for prime new build let to manufacturers and top dealers on 20 year + leases – prime yield with RPI

is now below 5%

• Good demand for 15-20 years to best covenants in particular with uplifts but also for market reviews with sensible

passing rents.

• Extent of demand ebbs away as term and covenant strength decreases although we are seeing increasing demand where

the underlying fundamentals are perceived to be strong despite shorter lease term.

Pendragon Property Holdings Limited D&B Rating N1 (100% of rent)



Jupiter Portfolio - A18
Valuation Methodology - Market Value

SWOT ANALYSIS

MARKETABILITY & DISPOSAL

Suitability for Security

We are of the opinion that a disposal period in the region of 6 months should be 

achievable.

We consider that the property provides suitable security for loan.

Appendix 1) Tenancy Schedule

2) Detailed Valuation printout

Strengths

Marketability Given the location, specification and investment grade of the subject property it is likely 

to be of interest to regional and institutional investors.

Weaknesses

Opportunities Threats

Timescale for Disposal

• Explore option of extending lease;

• Sell with benefit of increased rent or extended

unexpired term.

• Demand ebbs away as term and covenant

strength decreases.

• Property is marginally overrented;

• Limited shorter-term potential for rental growth within

the motor trade sector, particularly for secondary units.

• Established Motor Trade Location;

• Agglomeration of car dealerships in immediate

vicinity.

In arriving at our opinion of value we have considered the covenant strength of the tenant and had regard to the stepped 

rental nature of the lease targeting a net initial yield of better than 7%. We have had regard to the underlying capital value 

per sq. ft. within our valuation.



Unit Tenant Name Tenant Use Area 

(sq. ft.)

Lease Start Lease Expiry Effective 

Break

Break 

Type

Next Review Current Rent 

(pa)

Rental Value 

(ERV)

Comments

Entire Pendragon Property Holdings Limited Automotive 10,338 21/03/2000 20/03/2030 21/03/2015 97,092£     78,440£     Fixed uplift in March 2015 to £112,556 and £130,484 in 21/03/2020.

10,338 97,092£     82,704£     

Jupiter Portfolio 
Dixon, Oaktree Lane, Mansfield - Tenancy Schedule



Rent Agreed £pa

(£ psf)

Former Honda, Silverlink Retail 

Park, Newcastle

01/03/2014 12,631 New letting Northern geography in a 

good retail location.

£140,000 pa

(£11.08)

None - sub tenant to 

pay £55k for fixtures 

and fittings

One of the few second 

hand transactions agreed 

in recent months. 

Transaction Type Term & Incentives How Comparable

Jupiter Portfolio
Dixon, Oaktree Lane, Mansfield - Occupational Comparables

CommentsAddress Date
Floor Area (sq. 

ft.)



Floor Area Passing Rent

(sq. ft.) £ pa

Smallheath, 

Birmingham

01/03/2014 25,780 £3,260,000 £2,550,000 

(15 year 

AWAULT)

7.25% Citroen Dealership, S&L 

to manufacturer.

Similar Mid market marque. 

Covenant and  rent reviews in line 

with subject.

New 15 year lease with CPI 

based rent reviews subject to a 1-

4% collar and cap.

Westway, Kingsway, 

Rochdale

01/11/2013 7,756 £815,000 £77,500 

(5.7 year 

AWAULT)

9.00% Nissan dealership let to 

manufacturer on a lease 

expiring Sept 2014. New 

5 year lease renewal 

agreed.

Comparable to shorter let assets 

in subject portfolio. Indicates 

demand for short let assets in rent 

level is realistic.

Purchaser not disclosed.

189 Mansfield Road, 

Nottingham

01/11/2013 32,962 £3,850,000 £285,000 

(11.25 year 

AWAULT)

7.00% VW dealership with 

manufacturer covenant.  

13 years unexpired with 

market rent reviews.

Indicative of demand for market 

rent reviews. Grade A 

manufacturer covenant but doubts 

over longevity of property in terms 

of required specification.

Purchaser not disclosed.

Hermes portfolio of 

nine car showrooms

01/09/2013 210,621 £40,000,000 £2,650,616 

(15.5 year 

AWAULT)

6.27% Portfolio made up of 

Stratstone and Evans 

Halshaw dealerships let to 

Pendragon Property 

Holdings Ltd.

Most recent major transaction 

involving the Pendragon covenant. 

Annual rental uplifts and size of 

transaction illustrate best pricing 

for covenant.

Acquired by L&G. 

2 x Land Rover and 1 

Jaguar franchised 

modern dealerships with 

c.10 years unexpired and

market rent reviews.

Shorter unexpired term and no 

guaranteed uplifts albeit more 

attractive franchises and 

properties as a result.

Jupiter Portfolio
Property Address - Investment Comparables

Comments

Bury, Doncaster and 

Stourbridge

01/03/2014 50,329 £7,650,000 (10 year 

AWAULT)

6.83% Undisclosed purchaser thought 

to be a UK Fund.

Address Date Agreed Price NIY
Key Tenant & Lease 

Terms
How Comparable



REPORT Summary Valuation CBRE Ltd

Report Date 23 September 2014
Valuation Date 31 August 2014

Property

Address Dixon,Oaktree Lane,Mansfield
File/Ref No A18

Gross Valuation £1,445,265
Capital Costs £0
Net Value Before Fees £1,445,265

Less Stamp Duty @4.00% of Net Value -£54,641
Acquisition Agents Fee @1.00% of Net Value -£16,392
Acquisition Legal Fee @0.50% of Net Value -£8,196

Fees include non recoverable VAT @ 20.00 %
Net Valuation £1,366,035

Say £1,350,000

Equivalent Yield 7.4175% True Equivalent Yield 7.8264%
Initial Yield (Deemed) 6.7179% Initial Yield (Contracted) 6.7179%
Reversion Yield 5.7224%

Total Contracted Rent £97,092 Total Current Rent £97,092
Total Rental Value £82,704 No. Tenants  1
Capital value per ft² £130.59

Running Yields

Date Gross Rent Net Rent Annual Quarterly
31-Aug-2014 £97,092 £97,092 6.7179 % 7.0098 %
21-Mar-2015 £112,556 £112,556 7.7879 % 8.1823 %
21-Mar-2020 £130,484 £130,484 9.0284 % 9.5618 %
21-Mar-2030 £0 £0 0.0000 % 0.0000 %
21-Sep-2031 £82,704 £82,704 5.7224 % 5.9331 %
20-Oct-3005 £0 £0 0.0000 % 0.0000 %

Yields based on £1,445,265

Portfolio: KW - PROJECT JUPITER FOR SPIIRE  NFA
ARGUS Valuation - Capitalisation 2.50.039
Portfolio: KW - PROJECT JUPITER FOR SPIIRE  NFA
ARGUS Valuation - Capitalisation 2.50.039



REPORT Summary Valuation CBRE Ltd

Report Date 23 September 2014
Valuation Date 31 August 2014

REPORT Summary Valuation CBRE Ltd

Report Date 23 September 2014
Valuation Date 31 August 2014

Tenants

Tenant name File/Ref Next Review Earliest Term Cap.Group Method Yield 1 Yield 2 Contracted Rent Current Rent ERV Gross Value
Leasehold 20-Oct-2016 19-Oct-3005 £0 £0 £0 £0
Pendragon A18-1 21-Mar-2025 20-Mar-2030 Private Hardcore 7.418% £97,092 £97,092 £82,704 £1,445,265
Total £97,092 £97,092 £82,704 £1,445,265

Portfolio: KW - PROJECT JUPITER FOR SPIIRE  NFA
ARGUS Valuation - Capitalisation 2.50.039 Page 2



A19 Hull, Priory Park 

13.



Key Statistics

Market Value: £13,000,000 Current Gross Rent (pa): £801,890.00

MV per sq. ft. £133.61 Current Net Rent (pa): £801,890.00

Initial yield: 5.83% Market Rent (pa): £652,130

Reversionary yield: 4.74% MR per sq. ft. 6.70

Equivalent Yield 6.46% Total Irrecoverable Costs £0
Est. Capital Expenditure £0 Void Assumption 12 months
WAULT to Break 15.53 years Vacancy Rate (by ERV) 0%

Inspected by: Richard Syers MRICS Title Documentation Yes
Date of Inspection 27th August 2014 Prepared by:
Tenure Building Survey Yes

Details if leasehold: Prepared by: CBRE 06/05/2014

at a peppercorn. Environmental Report No
Prepared by:

Jupiter Portfolio - A19

Dixon, Priory Park, Hull, HU4 7DY

Market Value Market Rent

General Information Provided

Leasehold
999 years from 2006 

Herbert Smith Freehills LLP



Jupiter Portfolio - A19
PROPERTY DESCRIPTION

Sq. m

 9,039 

 9,039 

Description 

Use Type

Total  97,295 

Sq. ft.

 97,295 

Location & Situation Kingston‐upon‐Hull is strategically placed on the north bank of the Humber Estuary. York is 

38 miles to the north-west, Leeds is 60 miles to the west and Sheffield is 65 miles to the 

south-west.

Hull benefits from good transport infrastructure. The A63 trunk road links the City centre 

with the M62 which in turn provides a transpennine link to Liverpool and allows access to 

Leeds, Bradford, Huddersfield and Greater Manchester along its route. Humberside airport 

is located within 15 miles and situated to the south of the Humber Estuary and accessed by 

the A15 (Humber Bridge).

Priory Park is a large business and retail park located off the A64, close to the Humber 

Bridge approximately 4.5 miles to the west of Hull City centre. The property is situated at 

the western end of the development with access from Henry Boot Way. Notable occupiers 

within the vicinity include Mercedes, Scania, Infiniti, Towergate and Hamers, Aldi and The 

Village Hotel.

The subject property comprises a site which provides 4 detached car showrooms and an 

additional commercial vehicle repair workshop. The property extends to a total of 97,295 

sq. ft. We understand that the showrooms are trading as Ford, Vauxhall, 

Renault/Dacia/Kia, and Citroen car dealerships. The units are arranged around a large 

shared central car park, which is fully enclosed except for the access road to the 

development from Henry Boot Way.

Generally the building is of steel framed construction with a steel trussed feature curved 

roof. Elevations are a mixture of full height glazing and metal sheet cladding. Internally, 

the showrooms are full height to the exposed steel trusses supporting the sheet metal lined 

roof. There are suspended pendant lights and a ducted heating system. The floor is 

concrete and covered with tiles incorporating under floor trunking.

Accommodation



Jupiter Portfolio - A19
CONDITION, REPAIR & STATUTORY

Planning Considerations

Environmental Considerations

Rateable Value £575,000 as at 1 April 2010.

The property is in an area outside any specific Hull County Council Local Planning 

Policies.

Several planning applications have been permitted in the last two years including,  

(13/00618/FULL) creation of a 2nd Floor, (13/00572/ADV) for the display of various 

signs on the property and (12/01015/FULL) erection of an extension to provide a 

training workshop.

Given the age and type of construction, we are of the opinion that recognised 

deleterious materials such as asbestos are unlikely to have been incorporated into the 

buildings. We have not been provided with a copy of an asbestos register or asbestos 

management plan for the buildings and recommend that these are obtained for 

review.

The external fabric is in fair condition. The Ford, Renault/Kia and Citroen buildings 

have an internal valley to the roof which has been or is still subject to leaks and needs 

repair. There are exposed elements to the structural steel frames which are corroding. 

It is evident that the frame is primed and painted only. The exposed elements should 

have been galvanised given the exposure to the marine environment of the Humber 

estuary. There is various damage to cladding panels and poor quality re-coating work 

has been carried out to the Renault/Kia building. The apron flashings around the base 

of the elevations have corroded and are damaged where pavings have settled. Some 

of the powder coated curtain walling framework has been resprayed again to a 

relatively poor standard. Most significantly the external pavings have settled around the 

buildings leading to pronounced steps at door thresholds and stresses to mains 

services connections the extent of which requires further investigation.     

The structure and fabric is in fair condition for the age and use of the buildings. The 

showroom areas and areas accessible to the public are generally well kept and mainly 

in good condition whereas office areas are showing signs of general wear and tear 

and will need refurbishment in the next 5 years. The workshop areas are in fair 

condition and generally well kept but with general soiling and wear and tear evident. 

Workshop office and amenity space is generally worn, soiled and tired. The parts 

stores and plant rooms are in fair condition.

The Environmental Risk Assessment on the data room site identifies that the site lies 

within a high flood risk area and recommends that the purchaser checks the 

availability of insurance and also the history of flooding on the site. The report 

highlights the Fleet drain which runs to the north-west of the site. The report also notes 

the site represents moderate risk from compressible ground which may be the cause of 

the settlement to the pavings around the buildings. The site is considered suitable for 

the present use and environmental setting. It is unlikely that any issues will arise as a 

liability/cost for the freehold/long leasehold owner of the site and/or impact the value 

or future saleability of the asset. 

We have been provided with a Ground Sure Screening and Floodview report which 

concludes that the property provides an Acceptable Environmental Risk and represents 

Acceptable Banking Security from an environmental risk perspective.

Repair

Site Condition



Jupiter Portfolio - A19
TENURE & TENANCIES

Tenure Long Leasehold

Details

Principal 

Tenancy
Item

Demise

Tenant

Guarantor

Term

Rent (as varied)

Rent Review

Repairs

Permitted Use

Insurance

Alienation

Alterations

Other / Any 

Onerous 

Provisions

Pendragon

Details

999 years from 20 October 2006 at a peppercorn.

Standard FRI terms.

The tenant may not:

• Share or part with possession of the Premises or any part;

• Permit another to occupy the Premises or any part;

• Share occupation of the Premises or any part; or

• Assign underlet or charge part only of the Premises;

The tenant may assign or charge the whole of the Premises with the prior written consent of 

the landlord, such consent not to be unreasonably withheld, and any restrictions on the 

tenant dealing by way of assignment with the Premises or conditions that the landlord 

might impose are fairly summarised in the Disclosures.

The tenant is prohibited from making structural alterations or additions to, or alterations 

affecting the external appearance of, the Premises, however, may carry out non-structural 

alterations to the Premises with the prior written consent of the landlord and may erect 

dismantling or demountable partitioning without consent.

Standard FRI terms.

The existing use is permitted.

The lease is subject to 5 yearly fixed rental uplifts with each tenancy as follows:

• Renault (Unit 8) - Current Annual Rent of £206,373; £239,243 from 29/09/2014;

£277,348 from 29/09/2019; and £321,522 from 29/09/2024.

• Vauxhall (Unit 9) - Current Annual Rent of £205,326; £238,029 from 25/12/2014;

£275,941 from 25/12/2019; and £319,891 from 25/12/2024.

• Citroen (Unit 10) - Current Annual Rent of £174,386; £202,161 from 25/12/2014;

£234,360 from 25/12/2019; and £271,688 from 25/12/2024.

• Nissan (Unit 11) - Current Annual Rent of £160,839; £186,456 from 25/12/2015;

£216,154 from 25/12/2020; and £250,582 from 25/12/2025.

• Wash/Valet Shop (Unit 12) - Current Annual Rent of £54,966; £63,721 from

25/12/2015; £73,870 from 25/12/2020; and £85,635 from 25/12/2025.

The property is fully let to Pendragon on five separate leases. We have been provided leases for Units 8 & 

9, however, have not been provided leases for Units 10, 11 or 12. We assume the information provided 

in the Certificate of Title regarding these leases is correct, and has therefore been adopted within our 

valuation.

None

Five individual leases with three leases on 30 year terms expiring 24/12/2029 and two 

leases on 30 year terms expiring 24/12/2030.

£801,890 p.a



Jupiter Portfolio - A19
TENANT COVENANT

OCCUPATIONAL MARKET & RENTAL ANALYSIS

INVESTMENT MARKET COMMENTARY

Valuation Methodology - Market Value

• Very strong demand for prime new build let to manufacturers and top dealers on 20 year + leases – prime yield with

RPI is now below 5%.

• Good demand for 15-20 years to best covenants in particular with uplifts but also for market reviews with sensible

passing rents.

• Extent of demand ebbs away as term and covenant strength decreases although we are seeing increasing demand

where the underlying fundamentals are perceived to be strong despite shorter lease term.

In arriving at our opinion of value we have considered the covenant strength of the tenant and stepped rental nature of 

the lease. We believe that an investor would target a net initial yield of better than 6%. We have assumed that the property 

is let as per the tenancy schedule.

We are aware that the site lies within a high flood risk area and further investigation would be needed to ascertain the 

impact this would have on the property. With respect to the ground settlement, in lieu of further information, we have 

assumed that the repairing obligation lies with the tenant.

• Excellent rate of recovery in the UK motor sales market with significant improvement in new regs being confirmed for

last year.

• Occupational market is either new build at best rents, or 2nd hand at “affordable” rents dependent upon the nature of

the franchise(s).

• Occupational market demand has increased.

• Limited evidence of second mid-market franchise led deals due to slower rate of recovery in sales and contraction

remaining a

feature for some of the weaker marques.

Pendragon PLC - D&B Rating N1



Jupiter Portfolio - A19
SWOT ANALYSIS

MARKETABILITY & DISPOSAL

Suitability for Security

Marketability Given the location, specification, lot size and investment grade of the subject property it 

is likely to be of interest to regional and institutional investors.

• Established Motor Trade Location;

• Purpose Built Car Showroom Premises;

• Asset is a good lot size.

Timescale for Disposal We are of the opinion that a disposal period in the region of 6 months should be 

achievable.

• Explore option of extending lease with Pendragon;

• Sell with the benefit of increased rent at the next

fixed increase or extended unexpired term;

• Likely to generate a good level of investment and

occupier demand if offered to market.

• Demand ebbs away as term and covenant

strength decreases.

• Property is overrented;

• Areas of the property are in need of repair and we

have assumed the repairing obligation lies with the 

tenant;

• Limited shorter-term potential for rental growth within

the motor trade sector.

Appendix 1) Tenancy Schedule

2) Detailed Valuation printout

Strengths Weaknesses

Opportunities Threats

We consider the property provides suitable security for loan purposes.



Unit Tenant Name Tenant Use
Area 

(sq. ft.)
Lease Start Lease Expiry

Effective 

Break
Break Type

Next 

Review

Current Rent 

(pa)

Rental Value 

(ERV)
Comments

8
Pendragon Property 

Holdings Limited
Automotive 25,969 25/09/1999 24/09/2029

25/09/201

9
£206,373 £169,837

29/09/2014; £277,348 from 

29/09/2019; and £321,522 from 

29/09/2024.

9
Pendragon Property 

Holdings Limited
Automotive 25,597 25/12/1999 24/12/2029

25/12/201

9
£205,326 £167,404

25/12/2014; £275,941 from 

25/12/2019; and £319,891 from 

25/12/2024.

10
Pendragon Property 

Holdings Limited
Automotive 20,768 25/12/1999 24/12/2029

25/12/201

9
£174,386 £139,976

25/12/2014; £234,360 from 

25/12/2019; and £271,688 from 

25/12/2024.

11
Pendragon Property 

Holdings Limited
Automotive 18,161 25/12/2000 24/12/2030

25/12/202

0
£160,839 £130,033

25/12/2015; £216,154 from 

25/12/2020; and £250,582 from 

25/12/2025.

12
Pendragon Property 

Holdings Limited
Automotive 6,800 25/12/2000 24/12/2030

25/12/201

5
£54,966 £44,880

Stepped rental uplifts: £63,721 from 

25/12/2015; £73,870 from 25/12/2020; 

and £85,635 from 25/12/2025.

97,295 801,890£   652,130£   

Jupiter Portfolio 
Dixon, Priory Park, Hull, HU4 7DY - Tenancy Schedule



Rent Agreed £pa

(£ psf)
Transaction Type Term & Incentives How Comparable

Jupiter Portfolio
Dixon, Priory Park, Hull, HU4 7DY - Occupational Comparables

CommentsAddress Date
Floor Area (sq. 

ft.)

Former Honda, Silverlink Retail 

Park, Newcastle
01/03/2014 12,631 New letting

Northern geography in a 

good retail location.

£140,000 pa

(£11.08)

None - sub tenant to 

pay £55k for fixtures 

and fittings

One of the few second 

hand transactions agreed 

in recent months. 



Floor Area Passing Rent

(sq. ft.) £ pa

Smallheath, 

Birmingham
01/03/2014 25,780 £3,260,000

£2,550,000 

(15 year 

AWAULT)

7.25%
Citroen Dealership, S&L to 

manufacturer.

Similar Mid market marque. 

Covenant and  rent reviews in 

line with subject.

New 15 year lease with CPI 

based rent reviews subject to a 1-

4% collar and cap.

Westway, Kingsway, 

Rochdale
01/11/2013 7,756 £815,000

£77,500 

(5.7 year 

AWAULT)

9.00%

Nissan dealership let to 

manufacturer on a lease 

expiring Sept 2014. New 5 

year lease renewal agreed.

Comparable to shorter let assets 

in subject portfolio. Indicates 

demand for short let assets in 

rent level is realistic.

Purchaser not disclosed.

189 Mansfield Road, 

Nottingham
01/11/2013 32,962 £3,850,000

£285,000 

(11.25 year 

AWAULT)

7.00%

VW dealership with 

manufacturer covenant.  13 

years unexpired with market 

rent reviews.

Indicative of demand for market 

rent reviews. Grade A 

manufacturer covenant but 

doubts over longevity of property 

in terms of required specification.

Purchaser not disclosed.

Hermes portfolio of 

nine car showrooms
01/09/2013 210,621 £40,000,000

£2,650,616 

(15.5 year 

AWAULT)

6.27%

Portfolio made up of Stratstone 

and Evans Halshaw 

dealerships let to Pendragon 

Property Holdings Ltd.

Most recent major transaction 

involving the Pendragon 

covenant. Annual rental uplifts 

and size of transaction illustrate 

best pricing for covenant.

Acquired by L&G. 

Undisclosed purchaser thought to 

be a UK Fund.

Jupiter Portfolio
Dixon, Priory Park, Hull, HU4 7DY - Investment Comparables

Comments

Bury, Doncaster and 

Stourbridge
01/03/2014 50,329 £7,650,000

(10 year 

AWAULT)

Address Date Agreed Price NIY Key Tenant & Lease Terms How Comparable

6.83%

2 x Land Rover and 1 Jaguar 

franchised modern dealerships 

with c.10 years unexpired and 

market rent reviews.

Shorter unexpired term and no 

guaranteed uplifts albeit more 

attractive franchises and 

properties as a result.



REPORT Summary Valuation CBRE Ltd

Report Date 23 September 2014
Valuation Date 31 August 2014

Property

Address Dixon,Priory Park,Hull,HU4 7DY
File/Ref No A19

Gross Valuation £13,753,966
Capital Costs £0
Net Value Before Fees £13,753,966

Less Stamp Duty @4.00% of Net Value -£519,999
Acquisition Agents Fee @1.00% of Net Value -£156,000
Acquisition Legal Fee @0.50% of Net Value -£78,000

Fees include non recoverable VAT @ 20.00 %
Net Valuation £12,999,968

Say £13,000,000

Equivalent Yield 6.4606% True Equivalent Yield 6.7762%
Initial Yield (Deemed) 5.8302% Initial Yield (Contracted) 5.8302%
Reversion Yield 4.7414%

Total Contracted Rent £801,890 Total Current Rent £801,890
Total Rental Value £652,130 No. Tenants  5
Capital value per ft² £133.61

Running Yields

Date Gross Rent Net Rent Annual Quarterly
31-Aug-2014 £801,890 £801,890 5.8302 % 6.0490 %
29-Sep-2014 £834,760 £834,760 6.0692 % 6.3066 %
25-Dec-2014 £895,238 £895,238 6.5089 % 6.7826 %
25-Dec-2015 £929,610 £929,610 6.7589 % 7.0543 %
29-Sep-2019 £967,715 £967,715 7.0359 % 7.3565 %
25-Dec-2019 £1,037,826 £1,037,826 7.5456 % 7.9154 %
25-Dec-2020 £1,077,673 £1,077,673 7.8354 % 8.2346 %
29-Sep-2024 £1,121,847 £1,121,847 8.1565 % 8.5899 %
25-Dec-2024 £1,203,125 £1,203,125 8.7475 % 9.2475 %
25-Dec-2025 £1,249,318 £1,249,318 9.0833 % 9.6234 %
29-Sep-2029 £927,796 £927,796 6.7457 % 7.0399 %
25-Dec-2029 £336,217 £336,217 2.4445 % 2.4823 %
25-Dec-2030 £130,033 £130,033 0.9454 % 0.9510 %
29-Mar-2031 £299,870 £299,870 2.1802 % 2.2103 %
25-Jun-2031 £652,130 £652,130 4.7414 % 4.8853 %
20-Oct-3005 £0 £0 0.0000 % 0.0000 %

Yields based on £13,753,966

Portfolio: KW - PROJECT JUPITER FOR SPIIRE  NFA
ARGUS Valuation - Capitalisation 2.50.039
Portfolio: KW - PROJECT JUPITER FOR SPIIRE  NFA
ARGUS Valuation - Capitalisation 2.50.039



REPORT Summary Valuation CBRE Ltd

Report Date 23 September 2014
Valuation Date 31 August 2014

REPORT Summary Valuation CBRE Ltd

Report Date 23 September 2014
Valuation Date 31 August 2014

Tenants

Tenant name File/Ref Next Review Earliest Term Cap.Group Method Yield 1 Yield 2 Contracted Rent Current Rent ERV Gross Value
Leasehold 20-Oct-2016 19-Oct-3005 £0 £0 £0 £0
Pendragon Property Holdings A19-1 NA 28-Sep-2029 Private Hardcore 6.461% £206,373 £206,373 £169,837 £3,554,136
Pendragon Property Holdings A19-2 NA 24-Dec-2029 Private Hardcore 6.461% £205,326 £205,326 £167,404 £3,522,921
Pendragon Property Holdings A19-3 NA 24-Dec-2029 Private Hardcore 6.461% £174,386 £174,386 £139,976 £2,980,168
Pendragon Property Holdings A19-4 NA 24-Dec-2030 Private Hardcore 6.461% £160,839 £160,839 £130,033 £2,754,789
Pendragon Property Holdings A19-5 NA 24-Dec-2030 Private Hardcore 6.461% £54,966 £54,966 £44,880 £941,952
Total £801,890 £801,890 £652,130 £13,753,966

Portfolio: KW - PROJECT JUPITER FOR SPIIRE  NFA
ARGUS Valuation - Capitalisation 2.50.039 Page 2



A20 Milton Keynes, Roebuck Way 

14.



Key Statistics

Market Value: £1,200,000 Current Gross Rent (pa): £176,210.00

MV per sq. ft. £73.28 Current Net Rent (pa): £176,210.00

Initial yield: 13.88% Market Rent (pa): £128,084.00

Reversionary yield: 10.09% MR per sq. ft. £7.82

Equivalent Yield 14.43% Total Irrecoverable Costs £

Est. Capital Expenditure £0 Void Assumption 24 months

WAULT to Break 14.44 Years Vacancy Rate (by ERV) 0.00%

Inspected by: Peter Stoughton-Harris MRICS Title Documentation Yes

Date of 

Inspection 20th August 2014 Prepared by:

Herbert Smith 

Freehills LLP

Undated

Tenure Leasehold Building Survey Yes

Details if leasehold: 999 years from 20/10/2006 Prepared by: CBRE 01/05/2014

at a peppercorn Environmental Report Yes 

Prepared by: Groundsure 16/04/2014

Jupiter Portfolio - A20

27 ROEBUCK WAY, MILTON KEYNES MK5 8HL

Market Value Market Rent

General Information Provided



Jupiter Portfolio - A20
PROPERTY DESCRIPTION

Sq. m

 1,521 

 1,521 

The Property comprises a two storey retail / showroom unit located on a prominent corner 

position. The Property is of steel portal frame construction with most elevations fully glazed 

under a profile metal sheet roof. The main customer entrance is located to the front of the 

unit and is covered by a metal framed canopy. The unit is surrounded by customer car 

parking with loading access to the rear.

Internally the Property was originally designed as a showroom unit with a main ground level 

retail floor and part mezzanine areas at first floor level.

The Property is currently used as a children’s play facility and as such has been fitted out with 

climbing frames, children’s fairground rides and a large restaurant area. The ground floor is 

dominated by a double height climbing frame.

Accommodation Use Type/Floor/Area Sq. ft.

Total

Description 

Location & Situation The Property is located in Milton Keynes in the north east of the county of Buckinghamshire, 

approximately 45 miles north west of London. The town is located immediately to the west of 

the M1 Motorway with access available at Junctions 13 and 14 via the A421 and A509 trunk 

roads, respectively. Milton Keynes is situated on the London to Manchester Main Line with an 

average journey time to London Euston of approx. 35 minutes.

The asset is located on the corner of Roebuck Way and Watling Street to the south west of 

Milton Keynes town centre. Access to the Property is currently via Roebuck Way, although we 

note that there is another car park entrance to the rear which is currently unused. The 

Roebuck Way area is typified by industrial and office functions.

 16,376 

 16,376 



Jupiter Portfolio - A20
CONDITION, REPAIR & STATUTORY

Planning Considerations

Environmental Considerations

Rateable Value

The site is considered suitable for the present use and environmental setting. It is unlikely 

that any issues will arise as a liability/cost for the freehold/long leasehold owner of the 

site and/or impact the value or future saleability of the asset. 

We have been provided with a Ground Sure Screening and Floodview report which 

concludes that the property provides an Acceptable Environmental Risk and represents 

Acceptable Banking Security from an environmental risk perspective.

Repair

Site Condition

£84,000 as at 1 April 2010.

We have not been able to review any discharge of any Planning conditions, Building 

Regulations or statutory certification for the mechanical installations. We recommend 

these are made available for our review.

We have not had sight of any asbestos surveys or management plan. The building is of 

an age where such materials may have been incorporated into the construction and or 

mechanical services. Asbestos Containing Materials (ACM's) were not noted during our 

inspection and it is the tenants responsibility to provide an asbestos management plan. 

This should be forwarded for review.

The property is in reasonable condition however the Building Survey prepared by CBRE 

identifies repairs at a budget cost of £69,000. Of the budgeted expenditure £38,000 is 

considered necessary in the medium term 2-3 years and £27,000 in the longer term 4-5 

years. All of the expenditure is considered to be the responsibility of the tenant.



Jupiter Portfolio - A20
TENURE & TENANCIES

Tenure Long Leasehold

Details

Principal 

Tenancy Item

Demise

Tenant

Guarantor

Term

Rent (as varied)

Rent Review

Repairs

Permitted Use

Insurance

Alienation

Alterations

Other / Any 

Onerous 

Provisions

TENANT COVENANT

N/A

A term of 30 years from 3 February 1999 and expiring in 2 February 2029. 

£176,210 p.a.

The lease is subject to 5 yearly fixed rental uplifts of £204,275 from 03/02/2019; and 

£236,811 from 03/02/2024

Riossi Limited  D&B Rating N3 (100% of rent)

DP Leisure GB Limited Dab Rating N3 (sub tenant). We do not know the level of rent being paid by the sub tenant.

The Property was sublet to Gambado Limited for a 15 year term. This sublease was assigned 

to the current sub tenant, DP Leisure GB Limited t/a 360 Play, on 18 June 2008.

The Certificate of Title states that the tenant has been trading on an insolvent basis for a 

number of years. The tenant has proposed to the Company that it surrenders its lease such 

that the Company becomes the direct landlord of the sub-tenant

Details

999 years from 20 October 2006 at a peppercorn. 

The Property is subject to restrictive covenants imposed by the 1984 Deed however the 

detail of such covenants is not known as the 1984 Deed is not held by the Land Registry. 

Title indemnity insurance has been put in place in the sum of £1,200,000 in respect of 

this and a number of other potential defects in Title.

Riossi Limited 



Jupiter Portfolio - A20
OCCUPATIONAL MARKET & RENTAL ANALYSIS

INVESTMENT MARKET COMMENTARY

• Excellent rate of recovery in the UK motor sales market with significant improvement in new regs being confirmed for last

year.

• Occupational market is either new build at best rents, or 2nd hand at “affordable” rents dependent upon the nature of

the franchise(s).

• Limited evidence of second mid-market franchise led deals due to slower rate of recovery in sales and contraction

remaining a feature for some of the weaker marques.

• Very strong demand for prime new build let to manufacturers and top dealers on 20 year + leases – prime yield RPI is

now below 5%

• Good demand for 15-20 years to best covenants in particular with uplifts but also for market reviews with sensible

passing rents.

• Extent of demand ebbs away as term and covenant strength decreases although we are seeing increasing demand where

the underlying fundamental are perceived to be strong despite shorter lease term.



Jupiter Portfolio - A20
Valuation Methodology - Market Value

SWOT ANALYSIS

MARKETABILITY & DISPOSAL

Suitability for Security

Appendix 1) Tenancy Schedule

2) Detailed Valuation printout

Strengths Weaknesses

Opportunities Threats

We consider that the property provides reasonable security for loan security.

In arriving at our opinion of value we have targeted an initial yield of 13.50-14.00% whilst having regard to the underlying 

capital value per sq. ft. of the asset. We are aware the lease is under let to DP Leisure GB Limited. We have relied on the 

information provided in the tenancy schedule by the landlord where the solicitors have been unable to verify this. 

Timescale for Disposal 6 months

Potential to enter into a direct lease with sub - tenant.

Building may appeal to other alternative users.
Tenant business may collapse.

Sub tenant is likely to require a lower rent and more 'tenant 

friendly' lease structure.

Marketability We consider that the property would appeal to an opportunistic purchaser who would 

seek to asset manage and add value.

Medium term income stream with fixed rental uplifts. Original tenant not in occupation and 

understood to be insolvent.

Tenant is seeking surrender of their lease.

Not a core motor retail location within 

Milton Keynes.



Unit
Tenant 
Name

Tenant 
Use

Area 
(sq. ft.)

Lease 
Start

Lease 
Expiry

Effective 
Break

Break 
Type

Next 
Review

Current 
Rent (pa)

Rental Value 
(ERV)

Comments

14 Riossi Ltd 18,436 03/02/1999 02/02/2029 03/02/2019 176,210£        128,084£        The lease is subject to 5 yearly fixed rental uplifts of £204,275 from 03/02/2019; and £236,811 from 03/02/2024

The Property was sublet to Gambado Limited for a 15 year term. This sublease was assigned to the current

 sub tenant, DP Leisure GB Limited t/a 360 Play, on 18 June 2008.

16,376 176,210£        128,084£        

Jupiter Portfolio 
27 ROEBUCK WAY, MILTON KEYNES MK5 8HL - Tenancy Schedule



Rent Agreed £pa

(£ psf)

Former Honda, Silverlink Retail 

Park, Newcastle

01/03/2014 12,631 New letting Northern geography in a 

good retail location.

£140,000 pa

(£11.08)

None - sub tenant to pay 

£55k for fixtures and 

fittings

One of the few second 

hand transactions agreed 

in recent months. 

Transaction Type Term & Incentives How Comparable

Jupiter Portfolio
27 ROEBUCK WAY, MILTON KEYNES MK5 8HL - Occupational Comparables

CommentsAddress Date Floor Area (sq. 

ft.)



Floor Area Passing Rent

(sq. ft.) £ pa

Smallheath, 

Birmingham

01/03/2014 25,780 £3,260,000 £2,550,000 

(15 year 

AWAULT)

7.25% Citroen Dealership, S&L 

to manufacturer.

Similar Mid market marque. 

Covenant and  rent reviews in line 

with subject.

New 15 year lease with CPI 

based rent reviews subject to a 1-

4% collar and cap.

Westway, Kingsway, 

Rochdale

01/11/2013 7,756 £815,000 £77,500 

(5.7 year 

AWAULT)

9.00% Nissan dealership let to 

manufacturer on a lease 

expiring Sept 2014. New 

5 year lease renewal 

agreed.

Comparable to shorter let assets in 

subject portfolio. Indicates demand 

for short let assets in rent level is 

realistic.

Purchaser not disclosed.

189 Mansfield Road, 

Nottingham

01/11/2013 32,962 £3,850,000 £285,000 

(11.25 year 

AWAULT)

7.00% VW dealership with 

manufacturer covenant.  

13 years unexpired with 

market rent reviews.

Indicative of demand for market rent 

reviews. Grade A manufacturer 

covenant but doubts over longevity of 

property in terms of required 

specification.

Purchaser not disclosed.

Hermes portfolio of 

nine car showrooms

01/09/2013 210,621 £40,000,000 £2,650,616 

(15.5 year 

AWAULT)

6.27% Portfolio made up of 

Stratstone and Evans 

Halshaw dealerships let 

to Pendragon Property 

Holdings Ltd.

Most recent major transaction 

involving the Pendragon covenant. 

Annual rental uplifts and size of 

transaction illustrate best pricing for 

covenant.

Acquired by L&G. 

Key Tenant & Lease 

Terms

How Comparable

2 x Land Rover and 1 

Jaguar franchised 

modern dealerships with 

c.10 years unexpired and 

market rent reviews.

Shorter unexpired term and no 

guaranteed uplifts albeit more 

attractive franchises and properties 

as a result.

Jupiter Portfolio
27 ROEBUCK WAY, MILTON KEYNES MK5 8HL - Investment Comparables

Comments

Bury, Doncaster and 

Stourbridge

01/03/2014 50,329 £7,650,000 (10 year 

AWAULT)

6.83% Undisclosed purchaser thought 

to be a UK Fund.

Address Date Agreed Price NIY



REPORT Summary Valuation CBRE Ltd

Report Date 23 September 2014
Valuation Date 31 August 2014

Property

Address Dixon,Roebuck Way,Milton Keynes
File/Ref No A20

Gross Valuation £1,269,603
Capital Costs £0
Net Value Before Fees £1,269,603

Less Stamp Duty @4.00% of Net Value -£48,000
Acquisition Agents Fee @1.00% of Net Value -£14,400
Acquisition Legal Fee @0.50% of Net Value -£7,200

Fees include non recoverable VAT @ 20.00 %
Net Valuation £1,200,002

Say £1,200,000

Equivalent Yield 14.4305% True Equivalent Yield 15.9544%
Initial Yield (Deemed) 13.8791% Initial Yield (Contracted) 13.8791%
Reversion Yield 10.0885%

Total Contracted Rent £176,210 Total Current Rent £176,210
Total Rental Value £128,084 No. Tenants  1
Capital value per ft² £73.28

Running Yields

Date Gross Rent Net Rent Annual Quarterly
31-Aug-2014 £176,210 £176,210 13.8791 % 15.1720 %
03-Feb-2019 £204,275 £204,275 16.0897 % 17.8476 %
03-Feb-2024 £236,811 £236,811 18.6524 % 21.0475 %
03-Feb-2029 £0 £0 0.0000 % 0.0000 %
03-Feb-2032 £128,084 £128,084 10.0885 % 10.7582 %
20-Oct-3005 £0 £0 0.0000 % 0.0000 %

Yields based on £1,269,603

Portfolio: KW - PROJECT JUPITER FOR SPIIRE  NFA
ARGUS Valuation - Capitalisation 2.50.039
Portfolio: KW - PROJECT JUPITER FOR SPIIRE  NFA
ARGUS Valuation - Capitalisation 2.50.039



REPORT Summary Valuation CBRE Ltd

Report Date 23 September 2014
Valuation Date 31 August 2014

REPORT Summary Valuation CBRE Ltd

Report Date 23 September 2014
Valuation Date 31 August 2014

Tenants

Tenant name File/Ref Next Review Earliest Term Cap.Group Method Yield 1 Yield 2 Contracted Rent Current Rent ERV Gross Value
Leasehold 19-Oct-3005 £0 £0 £0 £0
Riossi Ltd A20-1 NA 02-Feb-2029 Private Hardcore 14.431 £176,210 £176,210 £128,084 £1,269,603
Total £176,210 £176,210 £128,084 £1,269,603

Portfolio: KW - PROJECT JUPITER FOR SPIIRE  NFA
ARGUS Valuation - Capitalisation 2.50.039 Page 2



A21 Stockport, Henshaw Lane 

15.



Key Statistics

Market Value: £1,400,000 Current Gross Rent (pa): £141,102.00

MV per sq. ft. £93.36 Current Net Rent (pa): £141,102.00

Initial yield: 9.53% Market Rent (pa): £127,458.00

Reversionary yield: 8.61% MR per sq. ft. £8.50

Equivalent Yield 9.93% Total Irrecoverable Costs £

Est. Capital Expenditure £0 Void Assumption 24 months

WAULT to Break 14.44 Years Vacancy Rate (by ERV) 0.00%

Inspected by: Nicky Dymock MRICS Title Documentation Yes

Date of Inspection: 27th August 2014 Prepared by:

Tenure: Leasehold Building Survey Yes

Details if leasehold: 999 years from 20/10/2006 Prepared by: CBRE 06/05/2014

at a peppercorn Environmental Report No

Prepared by:

Jupiter Portfolio - A21

HEMPSHAW LANE, STOCKPORT SK1 4LL

Market Value Market Rent

General Information Provided

Herbert Smith Freehills LLP



Jupiter Portfolio - A21
PROPERTY DESCRIPTION

Sq. m

 1,393 

 1,393 

Comprises a two storey former motorcycle sales unit, located on a corner position. The 

property is of steel portal frame construction with half height brick and cladding under a 

pitched profile sheet roof. The subject fronts St Mary’s Way with a full height glazed frontage. 

Access is via Hempshaw Lane, providing 62 car parking spaces.

Internally comprising a solid carpentered floor, painted plastered walls, air conditioning with 

sodium lighting. The property provides a first floor by way of galleried mezzanine. In the last 

6 months the current sub-tenant has carried out significant improvements to the property. 

The ground floor has been partitioned by way of full height stud partitioning to provide two 

separate areas. The first floor mezzanine has been extended to provide a larger floor plate 

incorporating changing facilities and WC’s.

Accommodation

Location & Situation The property is located in Stockport in the county of Greater Manchester in the North west of 

England, 6.2 miles (9.9 km) South of Manchester City Centre. The main arterial route is the 

A626 providing direct access to junction 27 of the M60 motorway. Trains leave regularly 

from Stockport Train station travelling south to London in approximately 2 hours and north 

to Newcastle in approximately 3 hours. Manchester International Airport is located 7.6 miles 

(12.1 km) south west of Stockport.

The property is located on the corner of St Mary’s Way and Hempshaw Lane adjacent to 

County rental van hire. Access to the property is via an entrance on Hempshaw Lane with car 

parking provided. Surrounding occupiers include Magnet trade counter, numerous motor 

showrooms and a residential development site.

Description 

Use Type/Floor/Area Sq. ft.

Total  14,995 

 14,995 



Jupiter Portfolio - A21
CONDITION, REPAIR & STATUTORY

Planning Considerations

Environmental Considerations

Rateable Value

The site is considered suitable for the present use and environmental setting. 

Contaminants may be present but are considered unlikely to have an unacceptable 

impact on the identified receptors. It is unlikely that the issue(s) will arise as a 

liability/cost for the

freehold/long leasehold owner of the site where it remains in the current use or 

otherwise remains undisturbed.

Based on the findings of this review, whilst there is a potential for contamination on site 

and within the surrounding area, in terms of the current commercial use of the site and 

its surrounds (predominance of hard-standing and limited ‘identifyability’) the overall 

risks are considered to be low to medium. Additional information on the status of the site 

under Part 2A of the Environmental Protection 1990 has been requested from the 

Environmental Health Department and is currently awaited.

Repair

Site Condition

The property is in reasonable condition however the Building Survey prepared by CBRE 

identifies repairs at a budget cost of £30,000. Of the budgeted expenditure £10,000 is 

considered necessary in the medium term 2-3 years and £20,000 in the longer term 4-5 

years. All of the expenditure is considered to be the responsibility of the tenant.

£143,000 as at 1 April 2010. 

The application for a change of use of the vacant motorcycle show room to form a  24 

hour gym (D2) with parking, minor alterations to existing buildings and associated works 

was permitted in 2012 (DC/049521). Signage replacements were permitted in a 

separate application (DC/050490). 

We have not been able to review the Fire Risk Assessment (FRA), but we observed 

numerous examples of poor or incomplete fire stopping between building 

compartments. 

No asbestos survey was available although given the age of the building it is unlikely 

and large quantities of Asbestos Containing Materials (ACM's) would have been used in 

the construction.

With regard to the age and construction type of the building, it is unlikely that any High 

Alumina Cement or Calcium Chloride admixtures have been used.



Jupiter Portfolio - A21
TENURE & TENANCIES

Tenure Long Leasehold

Details

Principal 

Tenancy
Item

Demise

Tenant

Guarantor

Term

Rent (as varied)

Rent Review

Repairs

Permitted Use

Insurance

Alienation

Alterations

Other / Any 

Onerous 

Provisions

TENANT COVENANT

N/A

A term of 30 years from 3 February 1999 and expiring in 2 February 2029. 

£141,102 p.a.

The property is sublet to Pure Gym Limited expiring 1 February 2029 subject to a tenant 

break at 30/11/2022. The current rent is £135,000 pa with stepped rental increases in 

February 2019 and 2024. The Company's managing agents have commented that Riossi Ltd 

(owned by Royal Bank of Scotland Group Ltd) has been trading on an insolvent basis for 

many years. Via its agent, Riossi/RBS has informed us that it wishes to surrender its leases in 

the near future, with a view to liquidating the company. Riossi has sub-tenants and its 

proposal is that it surrenders its leases and the Company becomes the landlord for those sub-

tenants. As stated above, the sub-tenant is Pure Gym Ltd, paying a rent of £135K (compared 

with the Riossi passing rent of £141K) with a lease expiring in Feb 2029 (i.e. co-almost 

terminus with the Riossi lease).

The lease is subject to 5 yearly fixed rental uplifts of £163,576 from 03/02/2019; and 

£189,630 from 03/02/2024.

Riossi Limited  D&B Rating N3 (100% of rent)

Pure Gym Limited D&B Rating 3A4 (underlease)

Indemnity insurance policy in relation to the covenants and rent charges contained in an 

1860 and 1875 Conveyance. The policy is in the sum of £1,400,000. 

Riossi Limited 

Details

991 years at a peppercorn



Jupiter Portfolio - A21
OCCUPATIONAL MARKET & RENTAL ANALYSIS

INVESTMENT MARKET COMMENTARY

Valuation Methodology - Market Value

SWOT ANALYSIS

MARKETABILITY & DISPOSAL

Suitability for Security

Appendix 1) Tenancy Schedule

2) Detailed Valuation printout

Strengths Weaknesses

Opportunities Threats

• Fully let until February 2029;

• Corner site with a good level of exposure.

• Pure Gym and Gym group merger will make largest  UK Operator with over 110 clubs and 500,000 members

• Budget Gym market very buoyant – but concern that it is overheating

• Barriers to entry are low with clubs being fit out for £500-£750k

• LA Fitness CVA will depress market sentiment

We consider that the property provides suitable security for loan.

Timescale for Disposal We are of the opinion that a disposal period in the region of 6 months should be 

achievable.

• It may be possible to enter into a direct lease with

the sub tenant.

• Rossi is understood to be insolvent and may collapse.

• Property is over rented.

• Original tenant Riossi vacated the property and have

subsequently sublet to Pure Gym Limited.

Marketability Given the location, specification and investment grade of the subject property it is likely 

to be of interest to regional and institutional investors.

• Leisure Market is trending strongly for Prime Investment Stock

• Covenant Strength and WAULT are fundamental drivers of value

In arriving at our opinion of value we have targeted an initial yield of 9.53% having regard to the covenant strength of the 

incumbent tenant who are not in occupation and the sub-letting to Pure Gym. We would consider this value to have regard 

to the underlying capital value per sq. ft.  



Unit
Tenant 

Name
Tenant Use

Area 

(sq. ft.)
Lease Start Lease Expiry

Effective 

Break

Break 

Type
Next Review

Current Rent 

(pa)

Rental Value 

(ERV)
Comments

1 Riossi LimitedAutomotive 14,995 03/02/1999 02/02/2029 03/02/2019 141,102£    127,458£    5 yearly fixed rental uplifts to £163,576 from 03/02/2019; and £189,630 from 03/02/2024.

The property is sublet to Pure Gym Limited with stepped rental increase in February 2014, 2019 and 2024.

14,995 141,102£    127,458£    

Jupiter Portfolio 
HEMPSHAW LANE, STOCKPORT SK1 4LL - Tenancy Schedule



Rent Agreed £pa

(£ psf)

Jupiter Portfolio
HEMPSHAW LANE, STOCKPORT SK1 4LL - Occupational Comparables

Address Date Floor Area (sq. ft.) Transaction Type Term & Incentives How Comparable Comments

One of the few second hand 

transactions agreed in recent 

months. 

Northern geography in a good 

retail location.

Former Honda, Silverlink Retail Park, 

Newcastle
01/03/2014 12,631 New letting

£140,000 pa

(£11.08)

None - sub tenant to pay 

£55k for fixtures and 

fittings



Floor Area Passing Rent

(sq. ft.) £ pa

Smallheath, Birmingham 01/03/2014 25,780 £3,260,000
£2,550,000 

(15 year AWAULT)
7.25%

Citroen Dealership, S&L to 

manufacturer.

Similar Mid market marque. Covenant and  rent 

reviews in line with subject.

New 15 year lease with CPI based rent 

reviews subject to a 1-4% collar and cap.

Westway, Kingsway, 

Rochdale
01/11/2013 7,756 £815,000

£77,500 

(5.7 year 

AWAULT)

9.00%

Nissan dealership let to 

manufacturer on a lease expiring 

Sept 2014. New 5 year lease 

renewal agreed.

Comparable to shorter let assets in subject 

portfolio. Indicates demand for short let assets in 

rent level is realistic.

Purchaser not disclosed.

189 Mansfield Road, 

Nottingham
01/11/2013 32,962 £3,850,000

£285,000 

(11.25 year 

AWAULT)

7.00%

VW dealership with 

manufacturer covenant.  13 

years unexpired with market rent 

reviews.

Indicative of demand for market rent reviews. 

Grade A manufacturer covenant but doubts over 

longevity of property in terms of required 

specification.

Purchaser not disclosed.

Hermes portfolio of nine car 

showrooms
01/09/2013 210,621 £40,000,000

£2,650,616 

(15.5 year 

AWAULT)

6.27%

Portfolio made up of Stratstone 

and Evans Halshaw dealerships 

let to Pendragon Property 

Holdings Ltd.

Most recent major transaction involving the 

Pendragon covenant. Annual rental uplifts and 

size of transaction illustrate best pricing for 

covenant.

Acquired by L&G. 

Jupiter Portfolio
HEMPSHAW LANE, STOCKPORT SK1 4LL - Investment Comparables

Address Date Agreed Price NIY Key Tenant & Lease Terms How Comparable Comments

2 x Land Rover and 1 Jaguar 

franchised modern dealerships 

with c.10 years unexpired and 

market rent reviews.

Shorter unexpired term and no guaranteed 

uplifts albeit more attractive franchises and 

properties as a result.

Undisclosed purchaser thought to be a UK 

Fund.

Bury, Doncaster and 

Stourbridge
01/03/2014 50,329 £7,650,000 (10 year AWAULT) 6.83%



REPORT Summary Valuation CBRE Ltd

Report Date 23 September 2014
Valuation Date 31 August 2014

Property

Address Dixon,Henshaw Lane,Stockport
File/Ref No A21

Gross Valuation £1,481,203
Capital Costs £0
Net Value Before Fees £1,481,203

Less Stamp Duty @4.00% of Net Value -£56,000
Acquisition Agents Fee @1.00% of Net Value -£16,800
Acquisition Legal Fee @0.50% of Net Value -£8,400

Fees include non recoverable VAT @ 20.00 %
Net Valuation £1,400,003

Say £1,400,000

Equivalent Yield 9.9259% True Equivalent Yield 10.6284%
Initial Yield (Deemed) 9.5262% Initial Yield (Contracted) 9.5262%
Reversion Yield 8.6050%

Total Contracted Rent £141,102 Total Current Rent £141,102
Total Rental Value £127,458 No. Tenants  1
Capital value per ft² £93.36

Running Yields

Date Gross Rent Net Rent Annual Quarterly
31-Aug-2014 £141,102 £141,102 9.5262 % 10.1215 %
03-Feb-2019 £163,576 £163,576 11.0435 % 11.8499 %
03-Feb-2024 £189,630 £189,630 12.8024 % 13.8963 %
03-Feb-2029 £0 £0 0.0000 % 0.0000 %
03-Feb-2032 £127,458 £127,458 8.6050 % 9.0885 %
20-Oct-3005 £0 £0 0.0000 % 0.0000 %

Yields based on £1,481,203

Portfolio: KW - PROJECT JUPITER FOR SPIIRE  NFA
ARGUS Valuation - Capitalisation 2.50.039
Portfolio: KW - PROJECT JUPITER FOR SPIIRE  NFA
ARGUS Valuation - Capitalisation 2.50.039



REPORT Summary Valuation CBRE Ltd

Report Date 23 September 2014
Valuation Date 31 August 2014

REPORT Summary Valuation CBRE Ltd

Report Date 23 September 2014
Valuation Date 31 August 2014

Tenants

Tenant name File/Ref Next Review Earliest Term Cap.Group Method Yield 1 Yield 2 Contracted Rent Current Rent ERV Gross Value
Leasehold 20-Oct-2016 19-Oct-3005 £0 £0 £0 £0
Riossi Ltd A21-1 NA 02-Feb-2029 Private Hardcore 9.926% £141,102 £141,102 £127,458 £1,481,203
Total £141,102 £141,102 £127,458 £1,481,203

Portfolio: KW - PROJECT JUPITER FOR SPIIRE  NFA
ARGUS Valuation - Capitalisation 2.50.039 Page 2
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