251 HIGH STREET, BANGOR LL57 1PB

ockleston bailey
retail leisure investment

PRIME FREEHOLD NON VATTED RETAIL INVESTMENT
LET TO GERRARDS CONFECTIONERS (NORTH WALES) LIMITED

Investment Summary
n

Prime trading location on the pedestrianised High Street

n

Well configured retail and ancillary accommodation with
the benefit of a return frontage.

n

The property is let to Gerrards Confectioners (North
Wales) Limited (Company No.01230327) by way of a
5 year full repairing and insuring reversionary lease
from 27 September 2018, subject to an upward only
rent review on 29 September 2022 at a current rental
of £24,000 p.a.x. The lease has a further 5.11 years
unexpired. The rental has been substantially rebased
from £42,000 p.a.x. to £24,000 p.a.x. representing £32.94
Zone A.

n

The property has not been registered for VAT.

n

An ideal SIPP purchase.

n

Freehold.

n

We are instructed to seek offers for our clients freehold
interest in excess of £290,000. A purchase at this level
would reflect a net initial yield of 8% after deducting
purchasers costs of 3.19%.

Location

Retailing in Bangor

Bangor is an historic University city located on the North Wales coast
near the Menai Straight and at the foot of Snowdonia National Park in
the County of Gwynedd. The city is situated approximately 9 miles
(14.5 km) northeast of Caernarfon, 60 miles (97 km) northwest of
Wrexham and 60 miles (97 km) west of Chester.

There is an estimated 525,000 sq ft of retail floor space in Bangor,
comparable with the average for this size of town (source: PROMIS).
Bangor scores 86 on the PMA Retail Provision Indictor, 48 on the PMA
Fashion Score and 8 on the PMA Anchor Stores Indicator, all of which
are significantly above average.

Bangor has excellent road communications lying just off the junction of
the A5 and A55. The A55 links with the M56 and M53 motorways at
Chester, whilst the A5 links with the M54 motorway at Telford.

Prime retailing in Bangor is predominantly focused on the pedestrianised
thoroughfare of High Street and Garth Road. There are two shopping
centres with the open air Menai Centre (140,000 sq ft) anchored by
Debenhams and the covered Deiniol Shopping Centre (50,000 sq
ft) anchored by Iceland.

The city benefits from a main line rail station which provides regular
services to most major towns and cities in the vicinity including
Holyhead to the west (approximately 35 minutes) and Chester to the
east (approximately 60 minutes). There is also a direct service from
Bangor station to London Euston with a journey time of 3 hours 15
minutes.

Catchment and Demographics
The consumer spend in the city is enhanced by the large student
population, as well as the influx of tourists who visit Bangor each year
due to its close proximity to the Snowdonia mountain area and the
numerous beaches of the Llyn Peninsular.
The city has a primary catchment population of 168,000 people with a
ranking of 2nd in the hierarchy of North Wales centres. The town has a
10,000 student population.

Since 2008, Bangor has benefited from substantial regeneration
funds from the EU Structural Fund. This has facilitated the creation
of an attractive plaza, as well as a substantial traffic calming and
environmental improvements to upgrade the pedestrian links between
the High Street and the city’s shopping centres, the Cathedral and the
University.

Situation
The property occupies a prime trading location on the pedestrianised
High Street being adjacent to Holland & Barrett. Nearby
multiple retailers include Topshop, Millets, Game, Lloyds, WH
Smith, Trespass, Pandora, Card Factory, The Works and
Clarks.

Description
The property is arranged on basement, ground, first
and second floors and is of brick construction under a
pitched, slate roof. There is a substantial single storey
outrigger at ground floor level.
The unit offers well configured ground floor sales
accommodation with ancillary storage at basement,
first and second floors. Customer w.c.’s are located
in the basement. The unit has been fitted out in the
standard Gerrards livery and is due a refit within a year.

Accommodation
The accommodation is arranged on basement, ground,
first and second floors with the following approximate
areas and dimensions:Description

ft/sq ft

m/sq m

Window frontage

15’2”

4.6 m

Return window frontage

1’8”

0.5 m

Internal width (average)

17’2”

5.3 m

Shop depth

86’3”

26.3 m

Ground floor sales

1,252 sq ft

116.3 sq m

First floor storage

296 sq ft

27.5 sq m

Second floor storage

304 sq ft

28.2 sq m

Basement storage

1,000 sq ft

93 sq m

ITZA

592 units

Covenant Information
Gerrards have been family bakers since 1838 trading from 18 branches
throughout Cheshire, The Wirral and North Wales.
We set out below the most recent financial information available for the
tenant:-

Tenure
The property is held freehold, subject to the tenancy listed below.

Tenancy
The property is let to Gerrards Confectioners (North Wales) Limited
(Company No.01230327) by way of a 5 year full repairing and insuring
reversionary lease from 27 September 2018, subject to an upward only
rent review on 29 September 2022, at a current rental of £24,000 p.a.x.
The tenant occupies the premises by way of the current 10 year full
repairing and insuring lease from 29 September 2008, at a current rental
of £42,000 p.a.x. which was reduced to £24,000 p.a.x. with effect from
June quarterday 2017.

Rental Analysis
Prior to the reversionary lease, the tenant was paying a rental of £42,000
p.a.x The rent has been substantially re-based to £24,000 p.a.x. which
reflects £32.94 Zone A after allowing £3.00 psf at both basement and first
floor levels and £2.00 psf at second floor level.
This is in line with the lease renewal at 284 High Street (Costa) in April
2017 at £29.00 Zone A and the open market letting to Polka Dot Travel at
228 High Street at £31.70 with effect from September 2017.

31/10/16
£’s

31/10/15
£’s

31/10/14
£’s

Total Assets

1,335,699

1,276,907

1,221,039

Total Current
Liabilities

346,088

304,283

300,843

Tangible Net
912,536
879,448
Worth
Source:- N2Check (part of Dun & Bradstreet)

838,477

The tenant has a rating of 60 out of 100 representing an average risk as
defined by N2Check (part of Dun & Bradstreet).

Shop Refurbishment
As part of the reversionary lease negotiations, the tenant agreed that if a
refurbishment of the sales area were undertaken by 29 September 2018,
then the landlord would give a 3 month rent free period. Further details are
available upon request.

EPC
The property has a rating of D77. A Certificate and Recommendations are
available upon request.

VAT
The property has not been registered for VAT.

Proposal
We are instructed to seek offers in excess of £290,000 subject to contact
and exclusive of VAT. A purchase at this level would show a net initial yield
of 8% after deducting purchasers costs of 3.19%.

For further information, or to arrange an inspection of the property,
please contact Hugh Ockleston, Ockleston Bailey Tel. 01244 403445
Email: hugh@ocklestonbailey.co.uk
SUBJECT TO CONTRACT

Misrepresentation Act 1967 Ockleston Bailey Ltd (and their joint agents where applicable) for themselves and for the vendors or lessors of this property for whom they act,
give notice that : (i) these particulars are a general outline only, for the guidance of prospective purchasers or tenants, and do not constitute the whole or any part of an offer or
contract; (ii) Ockleston Bailey Ltd cannot guarantee the accuracy of any description, dimension, references to condition, necessary permissions for use and occupation and other
details contained herein and prospective purchasers or tenants must not rely on them as statements of fact or representations and must satisfy themselves as to their accuracy;
(iii) no employee of Ockleston Bailey Ltd (and their joint agents where applicable) has any authority to make any representations or warranty or enter into contract whatever in
relation to the property; (iv) prices/rents quoted in these particulars may be subject to VAT in addition, (v) Ockleston Bailey Ltd will not be liable, in negligence or otherwise, for
any loss arising from the use of these particulars. Date of publication: October 2017
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