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Location
Scarborough is a popular north eastern seaside town located in Yorkshire 
approximately 40 miles (64 km) north east of York and 42 miles (67 km) north of 
Hull.    It is the main town on the south side of the North Yorkshire Moors National 
Park and as such, benefits from a strong tourist industry, especially during the 
summer months.

The town benefits from good communication links with the A64 providing access 
to York which is 40 miles (64 km) to the south west.  The A165 provides access 
to Hull which is 42 miles (67 km) to the south, and the A171 provides access to 
Middlesbrough which is 47 miles (76 km) to the north west. 

Scarborough railway station provides direct Trans-Pennine express services 
between Scarborough, Leeds, Manchester and Liverpool.

The nearest international airport is Leeds Bradford Airport which is located 
68 miles (109 km) to the south west.  In 2014 the airport handled approximately 
3,275,000 passengers.    

Catchment and Demographics
Scarborough ranks first on PMA Competition Indicator (PROMIS) with 80% of 
expenditure retained within the town.  Scarborough’s total catchment population 
is 148,000 (PROMIS) with the town benefiting from a captive catchment and the 
closest significant competing retail centre of York and Middlesbrough being over 
one hour’s drive away. 

“Comfortable Communities” account for the highest proportion of residents (42%), 
significantly higher than the Yorkshire and Humber average.   The proportion of 
“Mature Money” is 8% above the GB Average (CICI).    Per capita retail expenditure 
in Scarborough is broadly in line with the PROMIS centre average.

The town benefits from around 7 million annual visitors and spending is 
estimated at £522.4m in 2014, with almost a quarter of this spend falling into 
the retail sector.

According to an T&S/Visit England figures released in June 2016, the Borough 
of Scarborough is one of Englands top five most visited destinations based on 
total domestic trips and the total spend over a 3 year period between 2013 and 
2015 and finished second only to London based on domestic holiday trips and 
holiday spend over the same period. The number of day visitors increased by 27% 
between 2006 and 2011.

18% of jobs in the town are linked to tourism, 29% in public administration, 
education and health sectors, 11% in manufacturing and 14% of the working 
population are self employed (PROMIS).

The NHS is the largest employer in Scarborough with 2,400 staff followed by 
Coopland & Son (bakers) and McCain Food with 1,300 and 1,000 employees 
respectively.

Investment Summary

n Prime corner trading location with the benefit of a return 
window frontage.

n Well configured ground floor retail unit which has 
recently undergone a comprehensive refit by the tenant.

n Shoe Zone Retail Limited (Company No.00148038) 
renewed their lease and have taken a new 5 year FR&I 
lease from 1 December 2018, without a rent review,  
at a commencing rental of £66,650 p.a.x.

n The previous rental prior to renewal was also £66,650 
p.a.x.  Nil incentives were given on renewal. 

n Shoe Zone have traded from this location for over 20  
years.

n The property has not been elected for VAT.

n An ideal SIPP purchase.

n The property is Grade II Listed. 

n Freehold.

n We are instructed to seek offers of £450,000 for our 
clients freehold interest.  A purchase at this level would 
reflect a net initial yield of 14.17% after deducting 
purchaser’s costs of 4.47%.



Retailing in Scarborough 
Scarborough is the leading retail destination on the North Yorkshire coast.   The town 
centre retail floor space is estimated at 1.70 million square feet (81st of the PROMIS 
centres) and both the volume and quality of retail provision is significantly above 
average relative to the size of the shopping population reflecting the importance of the 
tourist and visitor spend to the town. 

Retailing is focused around a centralised pedestrian prime retailing pitch on 
Westborough and Newborough which runs east from Scarborough Railway Station 
(situated approximately 350m to the west).

The town benefits from a number of pay & display car parks in close proximity to the 
Subject Property and in particular, Aberdeen Terrace 480 spaces, St Thomas Street 
123 spaces, Brunswick Shopping Centre 325 spaces, King Street 50 spaces.

As with the majority of towns and cities within the United Kingdom, Scarborough has 
undergone a re-basing of rents with an historic Zone A tone of £105 now at a re-based 
level of circa £65.

Situation
The property occupies a prime corner trading location at the junctions of Newborough 
and Bar Street.   Nearby multiple retailers include Tui, Marks & Spencer, Savers, 
Millets, Clarks, Card Factory, Edinburgh Woollen Mill, Bodyshop, Greggs, 
Pandora and Weird Fish.

Description
The property is arranged on basement, ground, first and second floors and is of brick 
construction under a pitched slate and flat asphalt roof.

The ground floor sales area has been fitted out in the standard Shoe Zone livery and 
format. The first and second floors are used for staff/storage facilities.  The basement 
is unused. 

The property benefits from a return window frontage and side access off Bar Street.





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

Gross frontage 32’2” 9.8m

Internal width (front) 30’0” 9.1m

Internal width (rear) 25’8” 7.8m

Shop depth 61’5” 18.7m

Return frontage 12’7” 3.8m

Ground floor sales 1,622 sq ft 150.6 sq m

Basement ancillary Not measured

First floor ancillary 835 sq ft 77.5 sq m

Second floor ancillary 659 sq ft 61.2 sq m

Ground floor ITZA 986.5 units

Adjusted ITZA (to include a 2.5% addition for 
the return frontage)

996 units 

 

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

Tenancy
Shoe Zone Retail Limited (Company No.00148038) have renewed their lease and 
taken a new 5 year full repairing and insuring lease from 1 December 2018 without a 
rent review, at the previous passing rental of £66,650 (sixty six thousand six hundred 
and fifty pounds) p.a.x.

Nil incentives were given on renewal

Rental Analysis
The passing rental of £66,650 p.a.x. reflects £62.82 Zone A, adopting £3.50 psf for 
the first floor storage and £1.75 psf at second floor level.

The unit is rack rented and in line with the open market letting to Weird Fish at  
1 Westborough with effect from June quarterday 2017 at £63.22 Zone A, the open 
market letting to Cushionflex at 122 Westborough with effect from April 2017 at 
£69.20 Zone A and the rent review of the Greggs at 6/7 Westborough with effect 
from July 2017 at £67.50 Zone A.     



Covenant Information 
The company was founded in England in 1980 when brothers Michael and Christopher 
Smith bought controlling shares in a footwear company, Bensons Shoes, which had 
been founded by their grandfather.  The company acquired Leicester based Tyler’s in 
1986 adding a further 61 branches to the business.  By 2000 the company had 184 
branches and later on that year acquired the Oliver Group Plc which added a further 
258 stores to its portfolio.  Shoe Zone trade from over 500 stores throughout the UK 
employing over 3,650 people.

We set out below the most recent financial information available for the tenant:-

YearEnd  
29/09/18  
£000’s

YearEnd 
30/09/17  
£000’s

YearEnd 
01/10/16  
£000’s

Turnover 160,615 157,777 159,834

Pre-Tax Profit 11,433 9,670 10,410

Shareholders Funds 39,128 31,696 30,145

The tenant has a Creditsafe rating of 87 out of 100 representing a very low risk.

(Source : Creditsafe)



Listing
The property is Grade II Listed.

VAT
The property has not been elected for VAT.   

Proposal
We are instructed to seek offers of £450,000 subject to contract.   
A purchase at this level would show a net initial yield of 14.17% after 
deducting purchaser’s costs of  4.47%. 

Further information 
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 particulars : May 2019. Updated 
June 2021


