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Investment Summary
 Harrogate is an affluent and highly desirable spa town in 

North Yorkshire.

 The town provides one of the UK’s most attractive retail 
catchments, benefiting from relatively high levels of 
personal disposable income and a very limited supply of 
retail warehouse accommodation.

 Harrogate has demonstrated provable rental growth over 
recent years.

 The property provides one of only two concentrations of 
‘out of town’ retail accommodation in the town.

 The scheme is situated in a highly accessible position, 1.25 
miles north of the town centre, immediately adjacent to the 
A59 (Skipton Road) and the A61 (Ripon Road).

 The property is held freehold.

 A modern retail warehouse development providing 
56,149 sq ft occupied by Aldi, B&Q and Pets at Home – 5A1 
covenants.

 Very attractive WAULT of approximately 15.1 years (13.6 
years including Aldi’s 2031 break option).

 Low average rent of £16.34 per sq ft with provable 
reversions on the B&Q and Pets at Home units.

 Aldi benefits from 5 yearly RPI linked rent reviews between 
1% and 3% pa.

 A very rare opportunity to acquire a dominant out of town 
retail investment in a very strong town with the benefit of 
long, unexpired lease terms.

 We are instructed to seek offers in excess of £16,200,000 
(Sixteen Million, Two Hundred Thousand Pounds), 
subject to contract and exclusive of VAT.  This reflects a net 
initial yield of 5.31%, assuming purchasers costs at 6.74%.  
A purchase at this price would give the following yield 
profile:

Date Event Running Yield

Aug 2018 B&Q OMV rent review to ERV 5.85%

Jan 2019 Pets at Home OMV rent review to ERV 5.99%

Jun 2021 Aldi RPI rent review assuming 3% pa 6.24%
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Location
Harrogate is an affluent spa town located in North Yorkshire, 15.5 miles north of Leeds and 21 miles 
west of York.

The A1(M) lies 8 miles to the east of the town, connecting to the M1 to the south and Darlington, 
Durham and Newcastle upon Tyne to the north, and the A61 linking the town directly with Leeds to 
the south. Furthermore, the A59 runs through Harrogate, connecting to Skipton in the west and York 
to the east.

The distances to surrounding villages are highlighted below:

Village/Town Distance Drivetime

Knaresborough 2.0 miles 6 minutes

Killinghall 4.3 miles 12 minutes

Wetherby 7.8 miles 15 minutes

Harewood 9.7 miles 15 minutes

Boroughbridge 9.2 miles 20 minutes

Situation
The subject property is situated on the north eastern side of Harrogate, 
approximately 1.25 miles north of the town centre, immediately adjacent to the 
A59 Skipton Road, which provides the main carriageway leading out to the west of 
the town. Immediately to the east is the intersection of the A59 and the A61, the 
latter being the major carriageway leading north/south through the town.

Between the subject property and Skipton Road is a small multi-let industrial 
estate, which shares access from the main carriageway via Oak Beck Road. 
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Demographics
According to CACI, approximately 75,998 people live within a 10 minute drive-time of the 
property and this figure increases to 124,530 in the 20 minute profile.

Key indicators from the 10 minute profile show an exceptionally affluent catchment, with the 
representation of the top Acorn Group (Wealthy Achievers) almost double the UK average, and 
with 81% of the population classed within the top three Acorn Groups (Wealthy Achievers, Urban 
Prosperity and Comfortably Off), compared to a UK average of 58%.

Furthermore, car and home ownership statistics are both significantly above the national 
average.

The Harrogate catchment population is one of the most affluent of the PROMIS catchments, ranking 
22 of the PROMIS Centres on the PMA Affluence Indicator. PROMIS further comment  “Overall, 
provision per household of retail warehousing floorspace is below the PROMIS average”. Reflecting 
the spending habits of the catchment population, per capita retail spending levels are significantly 
above the PROMIS average (Source: CACI). This is perhaps not that surprising when one considers 
there is a strong local economy, but without the relatively high housing costs which one would find 
in similarly affluent catchments in the south east of England.

Key Indicators Area UK Average Index

Car Ownership 77.0% 72.6% 106

Home Ownership 75.9% 68.3% 111

Acorn Group Area UK Average Index

1. Wealthy Achievers 41.7% 21.3% 196

2. Urban Prosperity 10.4% 15.9% 65

3. Comfortably Off 29.2% 20.5% 142

4. Moderate Means 8.3% 18.0% 46

5+6. Hard Pressed 10.1% 24.2% 42

Source: CACI 
Index calculated as: (Area%/UK Average) x 100
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Retail Warehouse Provision
As a result of restrictive planning policies, Harrogate has a limited supply of non-food out  
of town retail accommodation. The only other significant concentration of accommodation is on 
Hookstone Chase, situated approximately 1 mile to the east of the town centre. This comprises a 
Morrisons foodstore, adjacent to which is a development occupied by Homebase (36,140 sq ft) and 
Carpetright (12,520 sq ft), which is owned by Colliers Capital. Directly opposite this, Currys and PC 
World occupy units both extending to 12,645 sq ft, which is owned by funds managed by Knight 
Frank Investors. 

Halfords occupy a small standalone unit (8,400 sq ft) on Knaresborough Road, close to the 
town centre. 

Approximately 4 miles to the east in Knaresborough is the St James’s Retail Park, extending to 97,000 
sq ft, occupied by TK Maxx/HomeSense, M&S Foodhall, Boots, Matalan, Next, Argos and McDonald’s, 
with a standalone unit occupied by Barker & Stonehouse. This scheme is owned by Aviva Investors.

The provision of food retailing is also limited within Harrogate, with Asda, Morrisons, Sainsbury’s 
and Waitrose having large format stores. Harrogate is one of the few conurbations in the UK with 
no Tesco superstore presence. The subject property provides the only ‘discount’ food retailer in the 
town, with Lidl not being represented, whilst M&S has a store on Leeds Road to the south of the 
town centre.
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Description
The subject property comprises a modern development 
providing a small retail park destination comprising a standalone 
unit occupied by Pets at Home at the front of the site and a 
separate terrace occupied by B&Q and Aldi.

The development is accessed directly from Skipton Road via Oak 
Beck Road, which is an adopted highway. 

At the front of the site Pets at Home occupy a solus detached 
unit, which was constructed in 2009, providing a ground floor 
area of approximately 10,000 sq ft. The unit is of traditional steel 

portal frame construction, with elevations clad with masonry 
and steel panels. At the front of the unit is a customer car park 
providing approximately 33 car parking spaces, whilst to the side 
is a dedicated service yard.

To the rear of the site is a terrace of two units constructed in 
2008 of steel portal frame construction, with front elevations 
clad in steel cladding above masonry, with each unit having 
a projecting entrance feature. The B&Q store has a garden 
centre extending to approximately 8,000 sq ft to one side and a 
dedicated service yard to the rear of the garden centre. 

The unit occupied by Aldi is serviced directly from the other 
side of the terrace. To the front is a shared customer car park 
providing approximately 132 car parking spaces.

The overall development benefits from approximately  
165 car parking spaces, equating to a ratio of 1 : 340 sq ft.

The development therefore provides a highly attractive, modern 
out of town retail environment. 
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Tenure
The site, as outlined in red, is held freehold. Please note 
that this red line is provided for indicative purposes only.

Planning
The development’s original consent, granted in 2005, 
was for the erection of a new DIY retail warehouse and 
garden centre and restricted the sale of food, clothing, 
sportswear, shoes, toys, fashion accessories, handbags 
and luggage, watches, jewellery, perfume and toiletries, 
records, books, CDs, DVDs, audio and video tapes, pet 
food, pet goods, hobby and craft accessories.
 
A subsequent planning application in 2006 obtained a 
relaxation allowing a greater range of goods to be sold 
which included the sale of pet and pet food goods on 
part of the site (i.e. Unit 3 - Pets at Home).
 
In June 2014, planning permission was approved to 
allow the sale of convenience goods and associated 
comparison goods from Unit 2, now occupied by Aldi.
 
Further information can be provided upon request.
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Tenancies
The park is fully let in accordance with the tenancy schedule, as set out below.

The property benefits from a long weighted average unexpired lease term of 15.1 years (13.6 years including Aldi’s 2031 tenant break option).

Unit Tenant GIA 
(sq ft)

Lease  
Start

Term 
(years)

Expiry 
Date

Break 
Option

Next Rent 
Review

Current 
Rent (p.a.)

Current 
Rent (psf )

ERV 
(p.a.)

ERV 
(psf )

Comment

1 B&Q plc 31,216 29/08/2008 25 28/08/2033 - 28/08/2018 £468,240 £15.00 £561,888 £18.00

2 Aldi Stores Ltd 14,853 06/06/2016 20 05/06/2036 06/06/2031 06/06/2021 £272,005 £18.31 £315,328 £21.23
RR’s to RPI between 1% and 3% pa. 
ERV assumes 3% pa based on the 
OBR’s RPI forecast.

3 Pets at Home Ltd 10,080 19/01/2009 15 18/01/2024  - 19/01/2019 £177,500 £17.61 £201,600 £20.00

56,149 £917,745 £16.34 £1,078,816 £19.21
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Tenant Information
B&Q are the largest home improvement and garden centre retailer in  
the UK, currently employing over 27,000 people across their 300 strong  
UK store portfolio. The most recent accounts for B&Q plc are as follows:

Year  
Ending

Sales Turnover 
(000’s)

Pre-Tax Profits/
Loss (000’s)

Net Worth  
(000’s)

D&B  
Rating

31/01/2016 £3,704,000 -£68,900 £4,493,200
5A1

31/01/2015 £3,664,000 £5,400 £4,368,900

Pets at Home are the UK’s largest pet supplies retailer with more  
than 370 stores and 6,000 employees. The most recent accounts for 
Pets at Home Ltd are as follows:

Year  
Ending

Sales Turnover 
(000’s)

Pre-Tax Profits/
Loss (000’s)

Net Worth  
(000’s)

D&B  
Rating

31/03/2016 £739,726 £81,843 £598,310
5A1

26/03/2015 £689,697 £79,920 £517,138

Aldi is one of the two leading global ‘discount supermarkets’ with over 
10,000 stores in over 18 countries. 

They currently trade in excess of 650 stores in the UK and have plans to have 
1,000 by 2022. The most recent accounts for Aldi Stores Ltd are as follows:

Year  
Ending

Sales Turnover 
(000’s)

Pre-Tax Profits/
Loss (000’s)

Net Worth  
(000’s)

D&B  
Rating

31/12/2015 £7,705,140 £212,621 £2,073,988
5A1

31/12/2014 £6,893,574 £250,584 £1,948,004

Therefore, the property provides very long term income, being secured against three strong 
national retail brands.
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Rental Commentary
Due to its relatively affluent catchment and the 
limited supply of retail accommodation, we 
believe rental values for quality out  
of town retail accommodation in Harrogate have 
increased in recent years.  This has seen the town 
performing more in line with a number  
of similar towns situated in the south east of 
England, as opposed to more general national 
trends. We would specifically identify the 
following, which we believe suggests that the 
subject property is reversionary.

DIY Store Rents
We understand that, at Hookstone Chase, the 
landlord has agreed a lease extension with 
Homebase on their unit of 36,140 sq ft. The lease 
was due to expire in June 2018 and we believe 
a new rent from that date has been agreed at 
£19.00 per sq ft.

In addition, circa two years ago, Wickes made a 
rental offer for a potential new store of 21,500 
sq ft to be developed immediately adjacent 
to the existing Aldi at £17.50 per sq ft, subject 
to six months’ rent free. We would argue that 
this site was not as good as the B&Q, due to its 
location at the rear of the site.

We would also highlight that B&Q took 
an assignment of the lease on the subject 
property in 2011 paying a premium of 
£741,935. One could therefore argue that this 
would ‘imply’ a true rent at the time of circa 
£17.00 per sq ft for this unit.

Smaller Unit Rents
In 2016, following Dreams going into receivership, 
the landlord took possession at the unit adjacent 
to B&Q and received a variety of rental offers, 
which we understand were up to circa £20.00 
per sq ft. Whilst they then decided to pursue the 
letting to Aldi, we believe there would be demand 
from a range of retailers for the Aldi or the Pets 
at Home store, at rents considerably in excess of 
those being paid.

As a result, we believe there is a strong case 
to argue the correct rental value for the unit 
occupied by B&Q should be at least £18.00 per sq 
ft, with the Pets at Home and Aldi units having a 
rental value in excess of £20.00 per sq ft.

Aldi
The store let to Aldi is subject to a lease with five 
yearly rent reviews equivalent to the increase in 
RPI over the relevant period of between 1% and 
3% per annum. 

The Office For Budget Responsibility forecast that 
RPI will be in excess of 3% per annum in 2017-
2021. If this proves to be correct, the 3% cap will 
be reached for the first five years of the term, the 
rent will increase to £315,328 per annum (£21.23 
per sq ft) at the June 2021 rent review.

Therefore, in our opinion, the property  
does benefit from significant potential rental 
reversion.
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EPC’s
EPC’s can be provided upon request.

VAT
The property has been elected for VAT, however, it is anticipated
that the transaction will be treated as a “Transfer of a Going
Concern” (TOGC).

Proposal
We are instructed to seek offers in excess of £16,200,000 
(Sixteen Million, Two Hundred Thousand Pounds), subject 
to contract and exclusive of VAT.  This reflects a net initial yield 
of 5.31%, assuming purchaser’s costs at 6.74%.  A purchase at 
this price would give the following yield profile:

Date Event Running Yield

Aug 2018 B&Q OMV rent review to ERV 5.85%

Jan 2019 Pets at Home OMV rent review to ERV 5.99%

Jun 2021 Aldi RPI rent review assuming 3% pa 6.24%

Further Information
Please contact:

Wilkinson Williams LLP
Heathcoat House
20 Savile Row
London W1S 3PR

Miles Marten
Tel: 020 7317 3777 
Mobile: 07770 748 290
Email: m.marten@wilkinsonwilliams.co.uk

Jack Lloyd
Tel: 020 7317 3796 
Mobile: 07747 883 231
Email: j.lloyd@wilkinsonwilliams.co.uk

www.wilkinsonwilliams.co.uk

MISREPRESENTATION NOTICE. Wilkinson Williams LLP give notice to anyone who may read these particulars as follows:
1. These particulars are prepared for the guidance only of prospective purchasers. They are intended to give a fair overall description of the property but are not intended to constitute part of an offer or contract. 2. Any information contained herein (whether in the text, plans or photographs) is 
given in good faith but should not be relied upon as being a statement of representation or fact. 3. Nothing in these particulars shall be deemed to be a statement that the property is in good condition or otherwise nor that any services or facilities are in good working order. 4. The photographs 
appearing in this brochure show only certain parts of the property at the time when the photographs were taken. Certain aspects may have changed since the photographs were taken and it should not be assumed that the property remains precisely as displayed in the photographs. Furthermore, 
no assumptions should be made in respect of parts of the property which are not shown in the photographs. 5. Any areas, measurements or distances referred to herein are approximate only. 6. Where there is reference in the particulars to the fact that alterations have been carried out or 
that a particular use is made of any part of the property, this is not intended to be a statement that any necessary planning, building regulations or other consents have been obtained and these matters must be verified by an intending purchaser. 7. Descriptions of the property are inevitably 
subjective and the descriptions contained herein are given in good faith as an opinion and not by way of statement of fact. Plans are published for convenience of identification only and although believed to be correct, their accuracy is not guaranteed and they do not form part of any contract.  
July 2017. Designed and produced by Creativeworld Tel: 01282 858200.
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