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AGENDA 

 
 

  
1 Apologies for Absence and Declarations of Interest 

 
 

 To receive any apologies for absence and declarations of interest. 
 

 
 
2 Minutes of the Previous Meeting 

 
4 - 6 

 To consider the minutes of the previous meeting. 
 

 
 
3 Feedback from Member discussion on the Government 

reviews into local authority commercial investments 
 

 

 Reports available for viewing at the Investment Board agenda of 17 
July 2023. 
 

 

 
4 UDC Property Q2 Report 

 
7 - 30 

 To consider the UDC Property Q2 Report. 
 

 
 
5 CBRE Q2 Valuation Report 

 
31 - 186 

 CBRE detailed report into Q2 valuation with supporting evidence – 
for information only. 
 

 

 
 



 
 

For information about this meeting please contact Democratic Services 
Telephone: 01799 510 369/410/460/548 

Email: committee@uttlesford.gov.uk 
  

 
 

General Enquiries 
Council Offices, London Road, Saffron Walden, CB11 4ER 

Telephone: 01799 510510 
Fax: 01799 510550 

Email: uconnect@uttlesford.gov.uk 
Website: www.uttlesford.gov.uk 
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INVESTMENT BOARD held at ZOOM - HTTPS://ZOOM.US/, on MONDAY, 21 
AUGUST 2023 at 7.00 pm 
 
Present: Councillor N Hargreaves (Chair) 
 Councillors G Bagnall, J Evans, N Gregory and G Sell. 
 
Officers in 
attendance: 

 
A Webb (Strategic Director of Finance, Commercialisation and 
Corporate Services), C Gibson (Democratic Services Officer) 
and N Wittman (Director of Digital Innovation and 
Commercialisation). 

 
  

IB6    APOLOGIES FOR ABSENCE AND DECLARATIONS OF INTEREST  
 
In the absence of the Chair, Vice-Chair Councillor Hargreaves took the Chair. 
  
Apologies for absence were received from Councillors N Reeve, McBirnie, 
Criscione and Richard White (Independent Member). 
  
There were no declarations of interest. 
  
   

IB7    MINUTES OF THE PREVIOUS MEETING  
 
The minutes of the meeting held on 17 July 2023 were approved.  
   

IB8    UDC PROPERTY PORTFOLIO Q1 REPORT 2023/24  
 
The Chair introduced the item and said that there had been no dramatic changes 
since the last valuation. 
  
In response to various questions, the Strategic Director of Finance, 
Commercialisation and Corporate Services said that: 
 
        The lease with MOOG at Tewkesbury had been completed and the tenant 

had signed up. 
        It was currently not viable for the Council to consider acquiring Stane Retail 

Park Phase 2 but that the door was not yet closed. 
        The MTFS had assumed an overall annual interest rate of 4.85% and 

although current rates of trading between local authorities were between 
5.4% and 5.5%, the lower rates earlier in the year meant that overall figures 
were on target. Further possible interest rate rises of 0.5% had been 
predicted. 

       The net income to the Council prediction for 2023/24 was £4.27m, which had 
halved since the previous year. The Strategic Director said that he was 
confident about the predicted figure. 

        Around £50m of funding needed to be re-financed over the next few months 
and this would be from the Local Authority to Local Authority market. 

         In terms of risk, the Council prudently set aside £1m per year into a reserve 
for various purposes such as covering any loss of income from going out of 
business. However, the quality of all tenants should give additional re-
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assurances. The risk of the increased interest rates leading to a reduction in 
income had been recognised as being in the red with an assessment score of 
16.  

  
Views were expressed by Members that it would not be appropriate at the 
current time to be looking for longer- term interest rates.  
  
The report was noted. 
 
  

IB9    REQUEST FROM ASPIRE (CRP) LTD FOR ADDITIONAL FUNDING FOR 
FURTHER DEVELOPMENT AT CHESTERFORD RESEARCH PARK  
 
The Chair introduced the item to consider a request from Aspire (CRP) Ltd for 
additional funding for further development at Chesterford Research Park. He 
referred to the funding request of £18.82m for Building 800 and £2.24m for a 
solar farm. 
  
The Strategic Director declared that he was a Director of Aspire requesting the 
funds and that the Council would be directly represented by the Director of 
Finance, Revenues and Benefits at the Cabinet and Council meetings later in the 
week. He said that planning permission was in place for both developments. 
There was potentially scope for 10 units to initially act for start-up businesses, 
with the ability to increase space through moving walls. Calculations had been 
based on rent of £58.50/ sq ft, but potential revenue was higher; there was a 
shortfall of science space in Cambridge with rents currently around £67.50/ sq ft. 
The predicted rental income return was £3.24m per annum. No tenants had yet 
been lined up but there was great confidence that all proposed units would be 
taken up. 
  
In response to various questions, the Strategic Director said that: 
         There were sufficient funds in reserve to cover an interest-free period with 

Aspire for three years and that a drawdown schedule would be put in place. 
Reserves were currently £4m. 

         He recognised that there was a need to show what the predicted impact on 
reserves and any income gap would be and he would ask the Director of 
Finance, Revenues and Benefits to provide appropriate information. 

         The impact on Blueprint Uttlesford was likely to be positive in 2026/27.  
         The first refurbishment of other commercial assets was likely to be in 2037.  
         The records of start-ups to date at CRP had been excellent; none had failed 

and there had only been short periods of voids. 
  
Members gave broad support to the proposal; some reservations were 
expressed about waiting until 2026 for any payback and whether the timing was 
now right for the development. Members were comfortable with the vibrancy of 
the market sector and the likely take-up of the units. It was recognised that 
demand would be high and that biospace companies were likely to have much 
greater resilience in the medium term, with significant support funds available.  
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Members agreed the recommendation to support the request when it was 
submitted to Cabinet for a formal decision, subject to understanding the impact 
on the reserves fund to be detailed by Finance officers. The feedback to Cabinet 
would be given by Councillor Evans, as the Chair was the Portfolio Holder for 
that area. 
  
  
Meeting closed at 7.53 pm. 
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Glossary of Terms 
 
Acquisition Price 
 

The purchase price of the asset excluding one-off costs such 
Stamp Duty, agents and legal fees 
 

ERV Estimate Rental Value 
 

Rent Total of actual rent paid by tenants and loan repayments made by 
Aspire (CRP) Ltd 
 

Net Income to the Council (NIC) Net Income after deducting borrowing and agent costs 
 

NIC Yield 
 

Net Income after deducting borrowing and agent costs as a 
percentage of Acquisition Price 
 

Net Rent Rent less the costs of borrowing and estate management 
 

Yield 
 

Rent as a percentage of Acquisition Price 

 
Summary 
 
In February 20223 the Council adopted the Commercial Strategy and in so doing confirmed that due to 
changes in Government and CIPFA policies the portfolio was complete, although further acquisition at 
Stane Retail Park and more development at Chesterford Research Park was possible. Since that date the 
opportunity at Stane Retail Park has not materialised as the developer is retaining ownership due to the 
downturn in the market. This report has now been updated to reflect that position. 
 
To date £247,469,231 has been committed with an agreed further loan to Aspire (CRP) Ltd of £21,060,000 
giving a total allocation of £268,529,231.  
 
The yield of the committed portfolio is 5.21% and this rises to 5.39% when the additional loan is included. 
This yield reflects the risk appetite of the Council and the desire for well-known/established brands as 
tenants. 
 
Portfolio Summary – Committed 
 

 
 

Asset No. Asset Acquisition Price Rent p.a. Yield

£ £ %

1 Loan to Aspire (CRP) Ltd 60,656,500 2,796,057 4.61

2 Skyway House, Takeley 20,000,000 1,128,000 5.64

3 1 Deerpark Road, Livingston 4,758,374 372,546 7.83

4 Regional Distribution Centre, Chorley 54,608,773 2,840,000 5.20

5 Stane Retail Park – Phase 1 27,004,322 1,784,024 6.61

6 Distribution Warehouse, Gloucester 42,692,000 2,293,433 5.37

7 Headquarters, Tewkesbury 37,749,262 1,667,000 4.42

Total 247,469,231 12,881,060 5.21
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Portfolio Summary – Agreed loans not yet drawn down 

 
 
Portfolio Combined – Committed and Agreed 
 

 
 
Net Income to the Council (NIC) 
 
The NIC for the 2023/24 financial year (as forecast to the 31 March 2024) is as follows. 
 

 

It should be noted that this is the commercial position. Local Authority accounting treatment, including that 
of rent free periods and Minimum Revenue Provision, along with a May 2023 rent start date for the 
headquarters building in Tewkesbury reduces the net rent sum further. 

Asset Valuation 

The valuation for the overall portfolio has increased by £6,200,000 in this quarter following a £775,000 
decrease in the previous quarter. The valuation for the whole portfolio is now £276,000,000 compared to an 
acquisition price of £247,469,231 

  

Asset No. Asset Acquisition Price Rent p.a. Yield

£ £ %

1 Future loans to Aspire (CRP) Ltd 21,060,000 1,579,500 7.50

Total 21,060,000 1,579,500 7.50

Portfolio Acquisition Price Rent p.a. Yield

£ £ %
1 Committed 247,469,231 12,881,060 5.21

2 Agreed not yet drawn down 21,060,000 1,579,500 7.50

Total 268,529,231 14,460,560 5.39

Acquisition 
Cost

Net Income to 
the Council (NIC)

NIC 
Yield

£ £  %

Rent 12,881,060

Less

Cost of borrowing -8,410,000

Managing Agent -194,282

247,469,231 4,276,778 1.73
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Portfolio Assets – Quarterly Update 
 
The main message coming from CBRE, the external valuers is that the investment market has continued to 
be relatively quiet since the start of the year and has become increasingly impacted by the rising rate of 
borrowing as the Bank of England tries to battle persistently high inflation.  
 
Interest rates, and therefore the cost of borrowing, are expected to remain at existing levels for the rest of 
2023 and in to 2024. 
 
Chesterford Research Park 
 
The Council has loaned Aspire (CRP) Ltd a total of £60,656,500 for the acquisition and further development 
of the Park. As far as the Council Portfolio is concerned the ‘asset’ is the loan which the company makes 
repayments on each year. However, in this section additional information is provided with regards to the 
value of the investment. 

At the Full Council meeting in August the Council agreed to loan Aspire (CRP) Ltd a further £21,060,000 for 
the development of Building 800 and phase 1 of the solar farm. This will be drawn down over the coming 
two years, no drawdown had been made by the end of this quarter. 

At the September Planning Committee full permission was obtained for a new building covering Plots 1100 
and 1200. Outline permission was also obtained for a further four plots. The Park will shortly go out to 
tender for the construction of Building 1100/1200 and a further loan request will be made by Aspire (CRP) 
Ltd to the Council in due course. 

Vacant units 

 
Park void rate of 0.58% 
 
Valuation 
The Nucleus negative sum is based on an assumption that the building will operate at a loss for the next eight 
years and uses the current actual position as the basis for the calculation. 

As can be seen from the valuation figures, the Park is currently valued at £209,500,000 which gives a value 
per investor of £104,750,000 a potential pre-tax profit of £44,093,500 
 
It should be noted that this valuation is based on the sale value of the whole of the Park. Should the Council 
request Aspire (CRP) Ltd to sell it’s 50% share the value would not be that shown above as any potential 
buyers would discount the value on the basis of it only being a share, not the whole, for sale. In addition, 
the value would likely be reduced further as Aspire (CRP) Ltd are not the asset managers, that is a function 
undertaken by Aviva. 
 
Without testing the market it is very difficult to estimate the value of selling only a 50% share. 
Life sciences remains a premium investment as does the Cambridge/Oxford corridor which 
means that the discount may be reduced compared to a non-life sciences park elsewhere in 
the country. 
 
Individual unit valuations are shown overleaf.  
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Top 10 Tenants by Rent 

 
 
Rent Paid 
 
100% of rent due was received on time for the September quarter date. 98% of the service charge has also 
been received on time. 
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Portfolio Valuation 
 
The Council employ CBRE to provide a quarterly valuation of the Council owned assets, their yield sheet 
report is attached at Appendix One. In summary, as at the end of quarter 2 the position is as shown below 
 

 
 
When the loan to Aspire (CRP) Ltd is included the total asset valuation is as shown below 

 
 
Financing 
 
The Portfolio is financed from three sources 
 

1. Internal borrowing – when the Council has excess funds to invest 
2. Loans from PWLB and Phoenix Life Ltd 
3. Borrowing from other local authorities 

 
The split between 1 and 3 above varies on a week-to-week basis. On the following page is a snapshot of 
the arranged external funding as at 31 October 2023 which totals £218,098,673 
 

Price paid (including future 
commitments)

Amount paid as at 30 
September 2023

SEP 2022 DEC 2022 MAR 2023 JUN 2023 SEP 2023

£ £ £ £ £ £ £

Colchester, Stane RP 27,004,322 27,004,322 29,100,000 27,250,000 28,275,000 28,200,000 27,550,000

Chorley, Waitrose RDC 54,608,773 54,608,773 61,150,000 54,400,000 54,400,000 53,600,000 52,200,000

Livingston, 1 Deer Park Road 4,758,374 4,758,374 5,000,000 4,750,000 4,750,000 4,750,000 4,750,000

Takeley, Skyway House 20,000,000 20,000,000 18,350,000 17,625,000 16,250,000 15,950,000 15,650,000

Gloucester, Amazon 42,692,000 42,278,237 43,900,000 41,000,000 41,000,000 39,500,000 38,200,000

Tewkesbury, MOOG HQ 37,749,262 37,464,079 24,000,000 23,750,000 23,900,000 23,900,000 32,900,000

186,812,731 186,113,785 181,500,000 168,775,000 168,575,000 165,900,000 171,250,000

Price paid (including future 
commitments)

Amount paid as at 30 
September 2023

SEP 2022 DEC 2022 MAR 2023 JUN 2023 SEP 2023

£ £ £ £ £ £ £

Colchester, Stane RP 27,004,322 27,004,322 29,100,000 27,250,000 28,275,000 28,200,000 27,550,000

Chorley, Waitrose RDC 54,608,773 54,608,773 61,150,000 54,400,000 54,400,000 53,600,000 52,200,000

Livingston, 1 Deer Park Road 4,758,374 4,758,374 5,000,000 4,750,000 4,750,000 4,750,000 4,750,000

Takeley, Skyway House 20,000,000 20,000,000 18,350,000 17,625,000 16,250,000 15,950,000 15,650,000

Gloucester, Amazon 42,692,000 42,278,237 43,900,000 41,000,000 41,000,000 39,500,000 38,200,000

Tewkesbury, MOOG HQ 37,749,262 37,464,079 24,000,000 23,750,000 23,900,000 23,900,000 32,900,000

186,812,731 186,113,785 181,500,000 168,775,000 168,575,000 165,900,000 171,250,000

Aspire (CRP) Ltd 60,656,500 60,656,500 108,576,802 100,625,000 102,000,000 103,900,000 104,750,000

Total Portfolio 247,469,231 246,770,285 290,076,802 269,400,000 270,575,000 269,800,000 276,000,000
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Borrowing as at 31/10/23

GF/HRA Date Lender Amount (£) Maturity Rate (%)
GF 06-Dec-22 West Midlands Combined Authority 11,500,000 05-Dec-23 1.80
GF 07-Jun-23 Crawley Borough Council 5,000,000 06-Jun-24 2.25
GF 30-Nov-22 West Midlands Combined Authority 7,000,000 29-Nov-23 3.05
GF 23-May-23 South Oxfordshire District Council 3,000,000 21-May-24 4.60
GF 23-May-23 South Oxfordshire District Council 1,000,000 21-May-24 4.60
GF 23-May-23 Bridgend County Borough Council 4,000,000 21-May-24 4.60
GF 04-Aug-23 Gloucestershire County Council 5,000,000 02-Aug-24 5.30
GF 03-Jul-23 West Yorkshire Combined Authority 4,500,000 17-Jun-24 5.20
GF 29-Aug-23 Barnsley Metropolitan Borough Council 5,000,000 29-May-24 5.20
GF 19-Jul-23 North Hertfordshire District Council 2,000,000 19-Jan-24 5.20
GF 04-Aug-23 Hyndburn Borough Council 2,000,000 02-Aug-24 5.20
GF 04-Aug-23 Local Government Association 1,500,000 02-Aug-24 5.55
GF 04-Aug-23 Local Government Association 1,500,000 02-Aug-24 5.55
GF 19-Jul-23 Police & Crime Commissioner for Avon & Somerset 5,000,000 01-Jul-24 5.80
GF 12-Sep-23 North Northamptonshire Council 5,000,000 10-Sep-24 5.70
GF 12-Sep-23 South Oxfordshire District Council 7,000,000 10-Sep-24 5.70
GF 07-Sep-23 Northern Ireland Housing Executive 5,000,000 07-May-24 5.70
GF 07-Sep-23 The Vale of Glamorgan Council 3,000,000 07-May-24 5.70
GF 01-Sep-23 Royal Borough of Kingston Upon Thames 5,000,000 01-Mar-24 5.75
GF 11-Sep-23 London Borough of Sutton 5,000,000 11-Jun-24 5.76
GF 21-Sep-23 East Suffolk Council 5,000,000 15-Jul-24 5.80
GF 19-Oct-23 Middlesbrough Council 6,500,000 01-Nov-23 5.25
GF 26-Oct-23 Coventry City Council 3,000,000 02-Nov-23 5.45

GF 05-Jul-17 Pheonix Life Ltd 35,784,992 05-Jul-57 2.86

GF 22-Sep-22 Public Works Loans Board 29,813,681 22-Sep-71 4.28
GF 29-Sep-22 Public Works Loans Board 50,000,000 27-Sep-30 4.16

Total 218,098,673 4.22
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Risks 
 

Likelihood Scores                                                                                                 
 

Score Probability 

1 (Little Likelihood) Less than 10% 

2 (Some Likelihood) 10% to 50% 

3 (Significant Likelihood) 51% to 90% 

4 (Near Certainty) More than 90% 

Impact Scores 
 
 

Score Impact Level on Strategic Objectives 

1  Minor impact/delay/difficulty 

2  Small impact/delay/difficulty 

3  Considerable impact/delay/difficulty 

4  Extreme impact/delay/Difficulty 

 
 

 

 
 
 
Each risk score for likelihood and impact is plotted onto a risk matrix to produce its score. A 
green score indicates risks which the organisation is most prepared to accept and red those 
which are less likely to be accepted.  
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21-IB-01 LONG TERM BORROWING 

Owner Original 
Likelihood 

Original 
Impact 

Original 
Score Current Controls 

2 4 8 • Phoenix loan is secured  
• 2 x PWLB loans are secured 

Current 
Likelihood 

Current 
Impact 

Current 
Score Further Action 

2 4 8 • Evaluate sale of one or more assets  

Target 
Likelihood 

Target 
Impact Target Score Action owner Planned Completion date 

The council is unable to secure long term 
borrowing  AW 

1 4 4 AW ongoing 

Progress Update (September 2023) 

➢ No further long term borrowing is planned at the present time 

 
21-IB-02 INTEREST RATES 

Owner Original 
Likelihood 

Original 
Impact 

Original 
Score Current Controls 

2 4 8 • Phoenix loan and 2 x PWLB loans are secured 
Current 

Likelihood 
Current 
Impact 

Current 
Score Further Action 

3 4 12 
• Evaluate sale of one or more assets 
• Consider additional PWLB loans  

Target 
Likelihood 

Target 
Impact Target Score Action owner Planned Completion date 

Interest rates increase leading to a further 
reduction in net income  AW 

1 4 4 AW ongoing 

Progress Update (September 2023) 

➢ Base rate has stayed static for the last 2 months, as therefore has the cost of borrowing 

➢ Over the next few of years the investment net contribution will be lower than in previous years, this is reflected in the Council’s five year MTFS 
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21-IB-03 TENANT DEFAULT 

Owner Original 
Likelihood 

Original 
Impact 

Original 
Score Current Controls 

2 4 8 
• Additional financial due diligence undertaken ahead of all purchases 
• Monitoring of tenants both financial information and news channels 

Current 
Likelihood 

Current 
Impact 

Current 
Score Further Action 

1 3 3  

Target 
Likelihood 

Target 
Impact Target Score Action owner Planned Completion date 

Tenants default on rental payments 
either short term or because of business 
failure  AW 

1 4 4 AW ongoing 

Progress Update (September 2023) 

➢ Tenants passed the viability test and no adverse financial reports this quarter 

➢ Commercial asset reserve will enable short term rent losses to be covered without detriment to council services 

 

21-IB-04 BUILDING LOSS 

Owner Original 
Likelihood 

Original 
Impact 

Original 
Score Current Controls 

1 4 4 
• UDC fully insures the building and recharges the tenant 
• Copies of fire safety procedures/test etc. held by agent  

Current 
Likelihood 

Current 
Impact 

Current 
Score Further Action 

1 4 4 • Monitor procedures as part of the inspection process  

Target 
Likelihood 

Target 
Impact Target Score Action owner Planned Completion date 

Loss of building due to fire/flood leading to 
no rent being received for duration of the 
repair/reinstatement AW 

1 4 4 AW ongoing 

Progress Update (September 2023) 

➢ Discussions with all tenants on fire safety etc. Inspections check for issues and ensure maintenance repairs etc. are undertaken 

➢ Commercial asset reserve will enable short term loss in rent to be covered without detriment to council services 
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21-IB-05 REPUTATION 

Owner Original 
Likelihood 

Original 
Impact 

Original 
Score Current Controls 

1 4 4 

• Tenants checked as part of initial due diligence 
• Continuous monitoring of tenants both financial information 

and news channels 
Current 

Likelihood 
Current 
Impact 

Current 
Score Further Action 

1 3 3  

Target 
Likelihood 

Target 
Impact Target Score Action owner Planned Completion date 

Actions of tenants affect the reputation of 
the Council  AW 

1 3 3 AW ongoing 

Progress Update (September 2023) 

o No adverse or positive news stories this quarter  
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Valuation Report 
 

 

 

 

 

 

 

 

 

 

 

 

 

In respect of: 

Uttlesford District Council Property Fund 

On behalf of: 

Uttlesford District Council 

Date of valuation: 

30 September 2023  
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       WWW.CBRE.CO.UK | REGISTERED IN ENGLAND NO. 3536032, REGISTERED OFFICE: HENRIETTA HOUSE, HENRIETTA PLACE, LONDON, W1G 0NB | CBRE      

LIMITED IS REGULATED BY THE RICS  

 

Legal Notice and Disclaimer 

This valuation report (the “Report”) has been prepared by CBRE Limited (“CBRE”) exclusively for Uttlesford District 
Council (the “Client”) in accordance with the terms of engagement entered into between CBRE and the client dated 10 
November 2020 (“the Instruction”). The Report is confidential to the Client and any other Addressees named herein 
and the Client and the Addressees may not disclose the Report unless expressly permitted to do so under the 
Instruction. 

Where CBRE has expressly agreed (by way of a reliance letter) that persons other than the Client or the Addressees 
can rely upon the Report (a “Relying Party” or “Relying Parties”) then CBRE shall have no greater liability to any Relying 
Party than it would have if such party had been named as a joint client under the Instruction.  

CBRE’s maximum aggregate liability to the Client, Addressees and to any Relying Parties howsoever arising under, in 
connection with or pursuant to this Report and/or the Instruction together, whether in contract, tort, negligence or 
otherwise shall not exceed the lower of:  

a) 25% of the value of a single property, or, in the case of a claim relating to multiple properties 25% of the aggregated 
value of the properties to which the claim relates (such value being as at the Valuation Date and on the basis 
identified in the Instruction or, if no basis is expressed, Market Value as defined by the RICS); or 

b) £20,000,000 (Twenty Million British Pounds).  

Subject to the terms of the Instruction, CBRE shall not be liable for any indirect, special or consequential loss or damage 
howsoever caused, whether in contract, tort, negligence or otherwise, arising from or in connection with this Report. 
Nothing in this Report shall exclude liability which cannot be excluded by law. 

If you are neither the Client, an Addressee nor a Relying Party then you are viewing this Report on a non-reliance basis 
and for informational purposes only. You may not rely on the Report for any purpose whatsoever and CBRE shall not be 
liable for any loss or damage you may suffer (whether direct, indirect or consequential) as a result of unauthorised use 
of or reliance on this Report. CBRE gives no undertaking to provide any additional information or correct any 
inaccuracies in the Report. 

If another CBRE Group entity contributes to the preparation of the Report, that entity may co-sign the Report purely to 
confirm its role as contributor. The Client, Relying Party or any other Addressees named herein acknowledge that no 
duty of care, whether existing under the Instruction or under the Report, shall extend to such CBRE Group entity and 
the Client, Relying Party or any other Addressees named herein hereby waive any right or recourse against such CBRE 
Group entity whether arising in contract, tort, negligence or otherwise.  CBRE shall remain solely liable to the client in 
accordance with the terms of the Instruction 

None of the information in this Report constitutes advice as to the merits of entering into any form of transaction. 

If you do not understand this legal notice then it is recommended that you seek independent legal advice. 
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Valuation Report 
Introduction 

The Properties Properties held in Uttlesford District Council Property Fund, as set out in the Schedule of 
Values. 

Instruction To value the Properties as at the Valuation Date in accordance with Terms of Engagement 
dated 10 November 2020. 

Status of Valuer 

 

 
 

 

You have instructed us to act as an External valuer as defined in the current version of 
the RICS Valuation – Global Standards. 

Please note that the Valuation may be investigated by the RICS for the purposes of the 
administration of the Institution’s conduct and disciplinary regulations in order to ensure 
compliance with the Valuation Standards. 

Purpose and Basis of 
Valuation 

You have requested us to carry out a Valuation for Financial Reporting purposes only  

for incorporation within the Company’s accounts. 

The Valuation will be on the basis of: 

− Fair Value in accordance with IFRS 13. 

We confirm that Fair Value as defined in IFRS13 is effectively the same as Market Value. 
The definitions are set out in full in the VSTOB. 

Fair Value (IFRS 13) £171,250,000 (ONE HUNDRED AND SEVENTY-ONE MILLION TWO HUNDRED AND 
FIFTY THOUSAND POUNDS) exclusive of VAT, as shown in the Schedule of Capital 
Values set out below.  

Market Conditions We draw your attention to a combination of global inflationary pressures (leading to 
higher interest rates) and recent failures/stress in banking systems which have increased 
the potential for constrained credit markets, negative capital value movements and 
enhanced volatility in property markets over the short-to-medium term. 

Experience has shown that consumer and investor behaviour can quickly change during 
periods of such heightened volatility. Lending or investment decisions should reflect this 
heightened level of volatility and the potential for deteriorating market conditions. 

Report Date 16 October 2023   

Valuation Date 30 September 2023   

Addressee 

 
 

 

Uttlesford District Council 

London Road 

Saffron Walden 

CB11 4ER 
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It is important to note that the conclusions set out in this report are valid as at the 
valuation date only. Where appropriate, we recommend that the valuation is closely 
monitored, as we continue to track how markets respond to evolving events. 

Portfolios and 
Aggregation 

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. 

Joint Tenancies and  

Indirect Investment 
Structures 

Where a property is owned through an indirect investment structure or a joint tenancy in 
a trust for sale, our Valuation represents the relevant apportioned percentage of 
ownership of the value of the whole property, assuming full management control. Our 
Valuation therefore is unlikely to represent the value of the interests in the indirect 
investment structure through which the property is held. 

Our Valuation does not necessarily represent the ‘Fair Value’ in accordance with IFRS 13 
or FRS102 of the interests in the indirect investment structure through which the property 
is held. 

Compliance with 
Valuation Standards 

The Valuation has been prepared in accordance with the latest version of the RICS 
Valuation – Global Standards (incorporating the International Valuation Standards) and 
the UK national supplement (the “Red Book”) current as the Valuation Date.  

The Properties have been valued by a valuer who is qualified for the purpose of the 
Valuation in accordance with the Red Book. We confirm that we have sufficient local and 
national knowledge of the particular property market involved and have the skills and 
understanding to undertake the Valuation competently.  

Where the knowledge and skill requirements of the Red Book have been met in aggregate 
by more than one valuer within CBRE, 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.  

This Valuation is a professional opinion and is expressly not intended to serve as a 
warranty, assurance or guarantee of any particular value of the subject Properties.  Other 
valuers may reach different conclusions as to the value of the subject Properties. This 
Valuation is for the sole purpose of providing the intended user with the valuer’s 
independent professional opinion of the value of the subject Properties as at the Valuation 
Date. 

Sustainability 
Considerations 

Wherever appropriate, sustainability and environmental matters are an integral part of the 
valuation approach. ‘Sustainability’ is taken to mean the consideration of such matters as 
environment and climate change, health and well-being and corporate responsibility that 
can or do impact on the valuation of an asset. In a valuation context, sustainability 
encompasses a wide range of physical, social, environmental, and economic factors that 
can affect value. The range of issues includes key environmental risks, such as flooding, 
energy efficiency and climate, as well as matters of design, configuration, accessibility, 
legislation, management, and fiscal considerations – and current and historic land use.  

Sustainability has an impact on the value of an asset, even if not explicitly recognised. 
Valuers reflect markets, they do not lead them. Where we recognise the value impacts of 
sustainability, we are reflecting our understanding of how market participants include 
sustainability requirements in their bids and the impact on market valuations. 
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Climate Risk Legislation From June 2019, the Climate Change Act 2008 (2050 Target Amendment) Order 2019 
commits the UK Government to reducing greenhouse gas emissions by 100% from 1990 
levels (i.e. a Net Zero position) by 2050. In 2021 an interim target was set, to reduce 
emissions by 78% by 2035, by decarbonising electricity generation.  This means that fossil 
fuels used in building, such as natural gas for heating, are incompatible with this 
commitment. The proposal to update the Minimum Energy Efficiency Standards, to 
require all non-domestic properties to a minimum epc rating of B in 2030 has not been 
ratified and in the absence of any commentary from the current administration, we assume 
landlords will continue to work towards this target.  

We also note that the UK’s introduction of mandatory climate related disclosures 
(reporting climate risks and opportunities consistent with recommendations by the “Task 
Force for Climate Related Financial Disclosure” (TCFD)), including the assessment of so-
called physical and transition climate risks, will potentially have an impact on how the 
market views such risks and incorporates them into the sale of letting of assets. 

The European Union’s “Sustainable Finance Disclosure Regulations” (SFDR) may impact 
on UK asset values due to the requirements in reporting to European investors. 

Assumptions The Properties details on which each Valuation are 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. 

Variations and/or  

Departures from  

Standard Assumptions 

None. 

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. 

Previous Involvement 
and Conflicts of Interest 

We confirm that we have previously valued all the properties on your behalf on a quarterly 
basis. We have had no other previous material involvement with any of the properties. 

Copies of our conflict of interest checks have been retained within the working papers. 

Disclosure The principal signatory of this report has continuously been the signatory of Valuations 
for the same Addressee and Valuation purpose as this report since September 2020. 

CBRE Ltd has continuously been carrying out Valuation instructions for the Addressee of 
this report since September 2020. 

CBRE Ltd has carried out Valuation, Agency and Professional services on behalf of the 
Addressee since September 2020. 

Reliance The contents of this Report may only be relied upon by: 

i) Addressees of the Report; and 
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ii) Parties who have received prior written consent from CBRE in the form of a 
reliance letter; 

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. 

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. 

Such publication of, or reference to this report will not be permitted unless it contains a 
sufficient contemporaneous reference to any departure from the Red Book or the 
incorporation of the special assumptions referred to herein. 

 Yours faithfully 

 

Mark Dennis  

MRICS 

Director 

RICS Registered Valuer 

For and on behalf of CBRE Limited  

+44 2071822469 

Mark.Dennis@cbre.com 

Yours faithfully 

 

Oliver  Todd 

MRICS 

Director 

RICS Registered Valuer 

For and on behalf of CBRE Limited  

+44 2071822637 

Oliver.Todd@cbre.com 
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 Address Property Type Tenure Total Ownership Purpose

Skyway House, Bishop's Stortford Offices Freehold £15,650,000 Investment

Waitrose RDC, Chorley Industrial Freehold £52,200,000 Investment

Stane Retail Park, Colchester Retail Warehouse Freehold £27,550,000 Investment

Amazon, Gloucester Industrial Freehold £38,200,000 Investment

1 Deerpark Road, Livingston Offices Freehold £4,750,000 Investment

MOOG, Tewkesbury Industrial Freehold £32,900,000 Investment

Portfolio Total (GBP) £171,250,000

- Freehold - 100.00 % (GBP) £171,250,000

*  Short Leasehold: Leasehold of 50 years and under

** Long Leasehold: Leasehold over 50 years unexpired term

Schedule of Values
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Property Price paid (including 
future commitments)

Q3 2020 Q4 2020 Q1 2021 Q2 2021 Q3 2021 Q4 2021 Q1 2022 Q2 2022 Q3 2022 Q4 2022 Q1 2023 Q2 2023 Q3 2023

Colchester, Stane RP 27,004,322£                    7,500,000£               7,500,000£                 7,975,000£               9,600,000£                   11,000,000£                 30,600,000£                 30,975,000£                 30,975,000£                 29,100,000£                 27,250,000£                 28,275,000£                 28,200,000£                 27,550,000£                 

Chorley, Waitrose RDC 54,608,773£                    54,600,000£             55,000,000£              56,700,000£             58,500,000£                 60,150,000£                 65,700,000£                 67,500,000£                 67,500,000£                 61,150,000£                 54,400,000£                 54,400,000£                 53,600,000£                 52,200,000£                 

Livingston, 1 Deerpark Road 4,758,374£                      4,800,000£               4,900,000£                 4,975,000£               5,050,000£                   5,125,000£                   5,200,000£                   5,300,000£                   5,300,000£                   5,000,000£                   4,750,000£                   4,750,000£                   4,750,000£                   4,750,000£                   

Takeley, Skyway House 20,000,000£                    18,000,000£             19,500,000£              19,500,000£             19,600,000£                 19,600,000£                 19,900,000£                 19,950,000£                 19,950,000£                 18,350,000£                 17,625,000£                 16,250,000£                 15,950,000£                 15,650,000£                 

Gloucester, Amazon W/H 42,692,000£                    5,625,000£               8,050,000£                   23,600,000£                 37,650,000£                 42,100,000£                 50,750,000£                 43,900,000£                 41,000,000£                 41,000,000£                 39,500,000£                 38,200,000£                 

Tewkesbury, MOOG HQ 37,749,262£                    7,000,000£               11,000,000£                 16,950,000£                 21,050,000£                 24,650,000£                 27,150,000£                 24,000,000£                 23,750,000£                 23,900,000£                 23,900,000£                 32,900,000£                 

186,812,731£                 84,900,000£             86,900,000£              101,775,000£          111,800,000£              136,425,000£              180,100,000£              190,475,000£              201,625,000£              181,500,000£              168,775,000£              168,575,000£              165,900,000£              171,250,000£              

P
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Sources of 
Information 

We have carried out our work based upon information supplied to us by professional advisors, 
as set out within this report, which we have assumed to be correct and comprehensive. 

Inspection In accordance with your instructions, we inspect the Properties internally every three years. 
A schedule of the most recent inspection dates and the names of the inspecting valuers is 
maintained within our working papers and can be made available if required.  

Areas  We have not measured the Properties but have relied upon the floor areas provided to us by 
you or your professional advisors, which we have assumed to be correct and comprehensive, 
and which you have advised us have been calculated using the: Gross Internal Area (GIA), 
Net Internal Area (NIA) or International Property Measurement Standard (IPMS) 3 – Office, 
measurement methodology as set out in the latest edition of the RICS Property Measurement 
Standards. 

Environmental 
Considerations 

We have not been instructed to make any investigations in relation to the presence or 
potential presence of contamination in land or buildings or the potential presence of other 
environmental risk factors and to assume that if investigations were made to an appropriate 
extent then nothing would be discovered sufficient to affect value. 

We have not carried out investigation into past uses, either of the property or of any adjacent 
lands, to establish whether there is any potential for contamination from such uses or sites, 
or other environmental risk factors and have therefore assumed that none exists. 

Sustainability 
Considerations 

In carrying out this valuation, we have considered the impact of sustainability factors on the 
value of the property.  Based on our inspection and our review of the information that was 
available to us, we have not identified any risk factors which, in our opinion, would affect 
value.  However, CBRE gives no warranty as to the absence of such risk factors in relation to 
sustainability. 

Services and 
Amenities 

We understand that the Properties are located in an area served by mains gas, electricity, 
water and drainage. 

None of the services have been tested by us. 

Repair and Condition We have not carried out building surveys, tested services, made independent site 
investigations, inspected woodwork, exposed parts of the structure which were covered, 
unexposed or inaccessible, nor arranged for any investigations to be carried out to determine 
whether or not any deleterious or hazardous materials or techniques have been used, or are 
present, in any part of the Properties. We are unable, therefore, to give any assurance that 
the Properties are free from defect. 

Town Planning We have not undertaken planning enquiries. 

Titles, Tenures and 
Lettings 

Details of title/tenure under which the Properties are held and of lettings to which it is subject 
are as supplied to us. 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. 

Source of Information and Scope of Works 
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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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Capital Values 
The Valuation has been prepared on the basis of “Fair Value” in accordance with International 
Financial Reporting Standard 13 (“IFRS 13”), which is defined as: 

“The price that would be received to sell an asset or paid to transfer a liability in an orderly 
transaction between market participants at the measurement date.” 

“Fair Value”, for the purpose of financial reporting under IFRS 13, is effectively the same as 
“Market Value”, which is defined in the Red Book as: 

“The estimated amount for which an asset or liability should exchange on the Valuation Date 
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 Unless stated otherwise 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 in the Red Book, which is as follows: 

"The estimated amount for which an interest in real property should be leased on the 
Valuation Date between a willing lessor and a willing lessee on appropriate lease terms in an 
arm's length transaction, after proper marketing and where the parties had each acted 
knowledgeably, prudently and without compulsion." 

Fixtures, Fittings and 
Equipment 

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 Property/Properties is/are not contaminated and is not adversely affected by any 
existing or proposed environmental law; 

b) any processes which are carried out on the Property/Properties which are regulated 
by environmental legislation are properly licensed by the appropriate authorities; 

c) in England and Wales, the Property/Properties possesses 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. Under the Energy Efficiency (Private Rented Property) (England and 
Wales) Regulations 2015 it became unlawful for landlords to rent out  business or 
residential premise from 1st April 2018 – unless the site has reached a minimum EPC 

Valuation Assumptions 
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rating of an ‘E’, or secured a relevant exemption. In Scotland, we have assumed that 
the Property/Properties possesses current EPCs as required under the Scottish 
Government’s Energy Performance of Buildings (Scotland) Regulations – and that 
they meet energy standards equivalent to those introduced by the 2002 building 
regulations. The Assessment of Energy Performance of Non-Domestic Buildings 
(Scotland) Regulations 2016 requires building owners to commission an EPC and 
Action Plan for sale or new rental of non-domestic buildings bigger than 1,000 sq m 
that do not meet 2002 building regulations energy standards. Action Plans contain 
building improvement measures that must be implemented within 3.5 years, subject 
to certain exemptions; 

d) In January 2021 the Government set out proposals in England and Wales for 
‘improving the energy performance of privately rented homes’. The key tenets of the 
proposals are to; reduce emissions; tackle fuel poverty; improve asset quality; reduce 
energy bills; enhance energy security; and support associated employment. The 
proposals were wide ranging and included new demands on residential landlords 
through Energy Performance Certificates (‘EPCs’).  

Existing PRS Regulations set a minimum standard of EPC Band E for residential units 
to be lettable. The Government proposals see this threshold being raised to EPC 
Band C for all new tenancies created from 01 April 2025 and for all existing tenancies 
by 01 April 2028.  

The principle for relevant building works is to be ‘fabric first’ meaning maximisation 
of components and materials that make up the building fabric to enhance, for 
example, insulation, ventilation and air-tightness. The proposals also cite; 
compliance measures and penalties for landlords, letting agents and local 
authorities; and affordability support for carrying out necessary works. The 
implication was (as with the existing EPC Band E requirement) that private rented 
units may effectively be rendered unlettable if they failed to meet or exceed the 
minimum EPC requirement. 

On 20 September 2023 the Prime Minister announced revisions to the PRS 
Regulations such that residential landlords will not be fined if they do not meet these 
requirements. It was not specified if this denotes a delay to the effective fates or the 
removal of the penalty. 

In addition the Prime Minister announced that Boiler Upgrade Scheme subsidies will 
be increased from £5,000 to £7,500, and the timeframe for removal of gas fired 
boilers delayed until 2035. 

The change in policy is more towards incentivising change as opposed to 
enforcement.  

The UK’s Net Zero 2050 pledge is still being upheld although future revisions are not 
out of the question, particularly in the event of a potential change in Government. It 
is likely that institutional landlords in particular will continue to target energy 
efficiency given policy change uncertainty and the ever increasing focus on ESG; we 
therefore expect EPC ratings to continue to be a focus for residential investors and 
occupiers in the UK 

e) the Properties are either not subject to flooding risk or, if it is, 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; and 

f) invasive species such as Japanese Knotweed are not present on the Properties. 

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 
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perception may, therefore, affect marketability and future value of the Properties. 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, 
including but not limited to Composite Panelling, ACM Cladding, High Alumina 
Cement (HAC), Asbestos, Reinforced Autoclaved Aerated Concrete (Raac), 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. 

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 possesses a good and marketable title free from any onerous or 
hampering restrictions or conditions; 

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

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

d) the building complies with all statutory and local authority requirements including 
building, fire and health and safety regulations, and that a fire risk assessment and 
emergency plan are in place; 

e) only minor or inconsequential costs will be incurred if any modifications or 
alterations are necessary in order for occupiers of the Properties to comply with the 
provisions of the Disability Discrimination Act 1995 (in Northern Ireland) or the 
Equality Act 2010 (in the rest of the UK); 

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 floorspace of the Properties is in residential use, the 
Landlord and Tenant Act 1987 (the “Act”) gives certain rights to defined residential 
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tenants to acquire the freehold/head leasehold interest in the Properties. 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; 

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) Land Transfer Tax (or the local equivalent) will apply at the rate currently applicable.         

In the UK, Stamp Duty Land Tax (SDLT) in England and Northern Ireland, Land and 
Buildings Transaction Tax (LABTT) in Scotland or Land Transaction Tax (LTT) in 
Wales, will apply at the rate currently applicable 
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Appendix A: Portfolio Valuation Comparison Reports 
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PORTFOLIO VALUATION COMPARISON REPORT: Uttlesford District Council

Report Date: 16/10/2023

Valuation Date: 30/09/2023

Status: Final

Total Assets: 6

Prop Ref Town Address Tenure* Green Certification Heating Fuel
Avg.
EPC

Rating**

Avg.
EPC

Band

EPC
Rating
Range

EPC
Band
Range

Area Net Rent pa ERV pa ERV IY % EY % RY % Capital Value
Capital Value
30/09/2023

Change Since
30/06/2023

%
Change

Industrial

Chorley Chorley Waitrose RDC FH 417,623 sqFt £2,840,000 £2,923,361 7.00 £/sqFt 5.09 6.00 5.24
124.99
£/sqFt

£52,200,000 -£1,400,000 -2.61

Gloucester Gloucester Amazon FH 122,669 sqFt £2,293,433 £1,427,180 11.63 £/sqFt 5.58 4.40 3.47
311.41
£/sqFt

£38,200,000 -£1,300,000 -3.29

Tewkesbury Tewkesbury MOOG FH 208,998 sqFt £1,680,500 £1,671,242 8.00 £/sqFt 4.79 4.75 4.77
157.42
£/sqFt

£32,900,000 £9,000,000 37.66

Industrial 749,290 sqFt £6,813,933 £6,021,783 5.16 5.17 4.57 £123,300,000 £6,300,000 5.38

Offices

Livingston Livingston 1 Deerpark Road FH 30,940 sqFt £372,546 £371,000 11.99 £/sqFt 7.36 8.27 7.33
153.52
£/sqFt

£4,750,000 £0 0.00

Takeley Bishop's Stortford Skyway House FH 47,951 sqFt £1,128,000 £1,127,808 23.52 £/sqFt 6.75 8.13 6.75
326.37
£/sqFt

£15,650,000 -£300,000 -1.88

Offices 78,891 sqFt £1,500,546 £1,498,808 6.89 8.16 6.88 £20,400,000 -£300,000 -1.45

Retail Warehouse

Colchester Colchester Stane Retail Park FH 99,832 sqFt £1,702,670 £1,702,674 17.06 £/sqFt 5.80 6.12 5.80
275.96
£/sqFt

£27,550,000 -£650,000 -2.31

Retail Warehouse 99,832 sqFt £1,702,670 £1,702,674 5.80 6.12 5.80 £27,550,000 -£650,000 -2.30

Grand Total: 928,013 sqFt £10,017,149 £9,223,264 5.45 5.77 5.02 £171,250,000 £5,350,000 3.22

* for the purpose of this report Long Leasehold = more than 50 years unexpired.Leasehold = 50 years or less unexpired
**Avg. EPC is the available EPC ratings, weighted by floor area within the asset, which is then reflected in the whole building Avg. EPC Band
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PORTFOLIO VALUATION COMPARISON REPORT: Uttlesford District Council

Report Date: 16/10/2023

Valuation Date: 30/09/2023

Status: Final

Address / Tenant Ref No Unit Area SqFt Start Date Review Date Expiry Date Break Date
Passing Rent

£ pa

Passing
Rent
£ psf

Deemed Rent
£ pa

Deemed
Rent
£ psf

ERV
£ pa

ERV
£ psf

Curr
Void

C RF RV R RF
Capital Costs

£
Capital Value £

Net CV
£ psf

IY % EY % RY %

Industrial

Chorley

Waitrose RDC (100.00 %) - Chorley

Waitrose Ltd 1 417,623 30/04/2012 30/04/2027 29/04/2042 2,840,000 6.80 2,840,000 6.80 2,923,361 7.00 0 52,200,000 124.99 5.09 6.00 5.24

Gross: 0 2,840,000 6.80 2,840,000 6.80 0 0.00 0 0 0.00 0.00 0.00 0.00

Tenure: Freehold 0 0 0.00 0 0.00 0 0.00 0 0 0.00 0.00 0.00 0.00

Total: 417,623 2,840,000 6.80 2,840,000 6.80 2,923,361 7.00 0 52,200,000 124.99 5.09 6.00 5.24

Current Rent ERV Current Rent (Hist) ERV (Hist)

AWULT to Expiry 18.58 18.58 18.83 18.83

AWULT to Break 18.58 18.58 18.83 18.83

Vacant % by ERV

CIY DIY EY RY

30/09/2023 2,840,000 2,840,000 2,923,361 0 52,200,000 5.09 5.09 6.00 5.24

30/06/2023 2,840,000 2,840,000 2,923,361 0 53,600,000 4.96 4.96 5.60 5.11

Diff %: 0.00% 0.00% 0.00% 0.00% -2.61%

1/6
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PORTFOLIO VALUATION COMPARISON REPORT: Uttlesford District Council

Report Date: 16/10/2023

Valuation Date: 30/09/2023

Status: Final

Address / Tenant Ref No Unit Area SqFt Start Date Review Date Expiry Date Break Date
Passing Rent

£ pa

Passing
Rent
£ psf

Deemed Rent
£ pa

Deemed
Rent
£ psf

ERV
£ pa

ERV
£ psf

Curr
Void

C RF RV R RF
Capital Costs

£
Capital Value £

Net CV
£ psf

IY % EY % RY %

Industrial

Gloucester

Amazon (100.00 %) - Gloucester

Amazon UK Services Ltd 208 122,669 18/03/2022 18/03/2027 17/03/2037 2,293,433 18.70 2,293,433 18.70 1,427,180 11.63 0 38,200,000 311.41 5.58 4.40 3.47

Gross: 0 2,293,433 18.70 2,293,433 18.70 0 0.00 0 0 0.00 0.00 0.00 0.00

Tenure: Freehold 0 0 0.00 0 0.00 0 0.00 0 0 0.00 0.00 0.00 0.00

Total: 122,669 2,293,433 18.70 2,293,433 18.70 1,427,180 11.63 -413,763 38,200,000 311.41 5.58 4.40 3.47

Current Rent ERV Current Rent (Hist) ERV (Hist)

AWULT to Expiry 13.46 13.46 13.72 13.72

AWULT to Break 13.46 13.46 13.72 13.72

Vacant % by ERV

CIY DIY EY RY

30/09/2023 2,293,433 2,293,433 1,427,180 -413,763 38,200,000 5.58 5.58 4.40 3.47

30/06/2023 2,293,433 2,293,433 1,427,180 -413,763 39,500,000 5.40 5.40 4.24 3.36

Diff %: 0.00% 0.00% 0.00% 0.00% -3.29%

2/6
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PORTFOLIO VALUATION COMPARISON REPORT: Uttlesford District Council

Report Date: 16/10/2023

Valuation Date: 30/09/2023

Status: Final

Address / Tenant Ref No Unit Area SqFt Start Date Review Date Expiry Date Break Date
Passing Rent

£ pa

Passing
Rent
£ psf

Deemed Rent
£ pa

Deemed
Rent
£ psf

ERV
£ pa

ERV
£ psf

Curr
Void

C RF RV R RF
Capital Costs

£
Capital Value £

Net CV
£ psf

IY % EY % RY %

Industrial

Tewkesbury

MOOG (100.00 %) - Tewkesbury

Moog Controls Ltd 208 208,998 23/05/2023 23/05/2028 22/05/2058 1,680,500 8.04 1,680,500 8.04 1,671,242 8.00 0 32,900,000 157.42 4.76 4.75 4.73

Gross: 0 1,680,500 8.04 1,680,500 8.04 0 0.00 0 0 0.00 0.00 0.00 0.00

Tenure: Freehold 0 0 0.00 0 0.00 0 0.00 0 0 0.00 0.00 0.00 0.00

Total: 208,998 1,680,500 8.04 1,680,500 8.04 1,671,242 8.00 -285,183 32,900,000 157.42 4.79 4.75 4.77

Current Rent ERV Current Rent (Hist) ERV (Hist)

AWULT to Expiry 34.64 34.64

AWULT to Break 34.64 34.64

Vacant % by ERV 100.00%

CIY DIY EY RY

30/09/2023 1,680,500 1,680,500 1,671,242 -285,183 32,900,000 4.79 4.79 4.75 4.77

30/06/2023 0 0 1,671,242 -9,150,188 23,900,000 0.00 0.00 4.75 6.42

Diff %: 0.00% 0.00% 0.00% -96.88% 37.66%

Industrial: Total 749,290 30/09/2023 6,813,933 9.09 6,813,933 9.09 6,021,783 8.04 123,300,000 5.16 5.17 4.57

30/06/2023 5,133,433 6.85 5,133,433 6.85 6,021,783 8.04 117,000,000 3.80 4.95 4.90

Movement 32.74% 32.74% 0.00% 5.38%

3/6
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PORTFOLIO VALUATION COMPARISON REPORT: Uttlesford District Council

Report Date: 16/10/2023

Valuation Date: 30/09/2023

Status: Final

Address / Tenant Ref No Unit Area SqFt Start Date Review Date Expiry Date Break Date
Passing Rent

£ pa

Passing
Rent
£ psf

Deemed Rent
£ pa

Deemed
Rent
£ psf

ERV
£ pa

ERV
£ psf

Curr
Void

C RF RV R RF
Capital Costs

£
Capital Value £

Net CV
£ psf

IY % EY % RY %

Offices

Livingston

1 Deerpark Road (100.00 %) - Livingston

Vetinary Specialists (Scotland) Limited 51 Whole Building 30,940 10/09/2019 09/09/2039 372,546 12.04 372,546 12.04 371,000 11.99 0 4,750,000 153.52 7.35 8.25 7.32

Gross: 0 372,546 12.04 372,546 12.04 0 0.00 0 0 0.00 0.00 0.00 0.00

Tenure: Freehold 0 0 0.00 0 0.00 0 0.00 0 0 0.00 0.00 0.00 0.00

Total: 30,940 372,546 12.04 372,546 12.04 371,000 11.99 0 4,750,000 153.52 7.36 8.27 7.33

Current Rent ERV Current Rent (Hist) ERV (Hist)

AWULT to Expiry 15.95 15.95 16.20

AWULT to Break 15.95 15.95 16.20

Vacant % by ERV

CIY DIY EY RY

30/09/2023 372,546 372,546 371,000 0 4,750,000 7.36 7.36 8.27 7.33

30/06/2023 0 0 372,546 0 4,750,000 0.00 0.00 8.14 7.36

Diff %: 0.00% 0.00% -0.42% 0.00% 0.00%

4/6
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PORTFOLIO VALUATION COMPARISON REPORT: Uttlesford District Council

Report Date: 16/10/2023

Valuation Date: 30/09/2023

Status: Final

Address / Tenant Ref No Unit Area SqFt Start Date Review Date Expiry Date Break Date
Passing Rent

£ pa

Passing
Rent
£ psf

Deemed Rent
£ pa

Deemed
Rent
£ psf

ERV
£ pa

ERV
£ psf

Curr
Void

C RF RV R RF
Capital Costs

£
Capital Value £

Net CV
£ psf

IY % EY % RY %

Offices

Bishop's Stortford

Skyway House (100.00 %) - Takeley

Weston Homes 79 47,951 30/06/2020 30/06/2025 29/06/2045 1,128,000 23.52 1,128,000 23.52 1,127,808 23.52 0 15,650,000 326.37 6.75 8.13 6.75

Gross: 0 1,128,000 23.52 1,128,000 23.52 0 0.00 0 0 0.00 0.00 0.00 0.00

Tenure: Freehold 0 0 0.00 0 0.00 0 0.00 0 0 0.00 0.00 0.00 0.00

Total: 47,951 1,128,000 23.52 1,128,000 23.52 1,127,808 23.52 0 15,650,000 326.37 6.75 8.13 6.75

Current Rent ERV Current Rent (Hist) ERV (Hist)

AWULT to Expiry 21.75 21.75 22.00 22.00

AWULT to Break 21.75 21.75 22.00 22.00

Vacant % by ERV

CIY DIY EY RY

30/09/2023 1,128,000 1,128,000 1,127,808 0 15,650,000 6.75 6.75 8.13 6.75

30/06/2023 1,128,000 1,128,000 1,127,808 0 15,950,000 6.63 6.63 7.96 6.63

Diff %: 0.00% 0.00% 0.00% 0.00% -1.88%

Offices: Total 78,891 30/09/2023 1,500,546 19.02 1,500,546 19.02 1,498,808 19.00 20,400,000 6.89 8.16 6.88

30/06/2023 1,128,000 14.30 1,128,000 14.30 1,500,354 19.02 20,700,000 5.11 8.00 6.80

Movement 33.03% 33.03% -0.10% -1.45%

5/6
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PORTFOLIO VALUATION COMPARISON REPORT: Uttlesford District Council

Report Date: 16/10/2023

Valuation Date: 30/09/2023

Status: Final

Address / Tenant Ref No Unit Area SqFt Start Date Review Date Expiry Date Break Date
Passing Rent

£ pa

Passing
Rent
£ psf

Deemed Rent
£ pa

Deemed
Rent
£ psf

ERV
£ pa

ERV
£ psf

Curr
Void

C RF RV R RF
Capital Costs

£
Capital Value £

Net CV
£ psf

IY % EY % RY %

Retail Warehouse

Colchester

Stane Retail Park (100.00 %) - Colchester

B&Q 208 81,350 30/11/2021 29/11/2036 1,342,275 16.50 1,342,275 16.50 1,342,275 16.50 0 21,219,363 260.84 5.83 6.15 5.83

Aldi 221 18,482 08/12/2021 07/12/2046
08/12/2041

*
360,395 19.50 360,395 19.50 360,399 19.50 0 6,330,637 342.53 5.25 6.01 5.25

Gross: 0 1,702,670 17.06 1,702,670 17.06 0 0.00 0 0 0.00 0.00 0.00 0.00

Tenure: Freehold 0 0 0.00 0 0.00 0 0.00 0 0 0.00 0.00 0.00 0.00

Total: 99,832 1,702,670 17.06 1,702,670 17.06 1,702,674 17.06 -500,000 27,550,000 275.96 5.80 6.12 5.80

Current Rent ERV Current Rent (Hist) ERV (Hist)

AWULT to Expiry 15.29 15.29 15.54 15.54

AWULT to Break 14.23 14.23 14.48 14.48

Vacant % by ERV

CIY DIY EY RY

30/09/2023 1,702,670 1,702,670 1,702,674 -500,000 27,550,000 5.80 5.80 6.12 5.80

30/06/2023 1,702,670 1,702,670 1,702,674 -500,000 28,200,000 5.67 5.67 5.97 5.67

Diff %: 0.00% 0.00% 0.00% 0.00% -2.31%

Retail Warehouse: Total 99,832 30/09/2023 1,702,670 17.06 1,702,670 17.06 1,702,674 17.06 27,550,000 5.80 6.12 5.80

30/06/2023 1,702,670 17.06 1,702,670 17.06 1,702,674 17.06 28,200,000 5.67 5.97 5.67

Movement 0.00% 0.00% 0.00% -2.30%

Portfolio Total: 928,013 30/09/2023 10,017,149 10.79 10,017,149 10.79 9,223,264 9.94 171,250,000 5.45 5.77 5.02

30/06/2023 7,964,103 8.58 7,964,103 8.58 9,224,810 9.94 165,900,000 4.25 5.67 4.92

Movement 25.78% 25.78% -0.02% 3.22%

6/6
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Appendix B: UK Long Income Market Update 
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Inflation still has public
markets in a spin, but it
appears the BoE interest
rate movements are still set
to peak by year end/Q1 24.

Prime operational
markets that had
only witnessed a c75
bps movement to
yield since June 22
are now under
pressure.

Income strip and ground
activity has picked up
with September
earmarked as a month
for deal closure on a
number of opportunities
that have been worked
on since the turn of the
year.
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