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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 
 

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

Yield 
 

Rent as a percentage of Acquisition Price 

Net Rent Rent less the costs of borrowing and estate 
management 
 

Net Income to the Council (NIC) Net Rent as a percentage of Acquisition Price 
 

 
Summary 
 
In February 2022, 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 likely.  
 
To date £247,469,231 has been committed with an option for a further estimated £49,474,500 giving a total 
allocation just under the £300,000,000 target. Stane Retail Park Phase 2 is an estimate of likely cost, the 
Council can acquire all/part/none of Phase 2 as viability and funds permit. 
 
The yield of the committed portfolio is 5.21% and this rises to 5.22% when the option items are 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 – Option 
 

 
 
Portfolio Combined – Committed and Option 
 

 
 
It should be noted that the figures are above are current estimates. Actual price and rent for Tewkesbury will depend upon the final 
measured survey of the completed building. 
 
Net Income to the Council (NIC) 
 
The NIC for the 2022/23 financial year (as forecast at 31 December 2022) is as follows. 
 

 

Asset Valuation 

The valuation for the overall portfolio has reduced by a further £20,676,802 in this quarter following an 
£18,710,928 drop in the previous quarter. The valuation for the whole portfolio is now £269,400,000 
compared to an acquisition price paid to date of £237,862,889 

The advice of the market experts is the initial drop in market values for all assets and classes of assets (not 
just those owned by Uttlesford District Council) was as a direct response from the markets to the 
September 2022 mini budget. The continued decline is as the markets adjust to significantly higher interest 
rates.  

It is forecast that the markets will level off over the coming months before beginning to regain lost ground 
during the third quarter of this calendar year.  

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

£ £ %

1 Stane Retail Park - Phase 2 35,000,000 1,750,000 5.00

2 Future loans to Aspire (CRP) Ltd 14,474,500 868,470 6.00

Total 49,474,500 2,618,470 5.29

Portfolio Acquisition Price Rent p.a. Yield

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

2 Option 49,474,500 2,618,470 5.29

Total 296,943,731 15,499,530 5.22

Full Acquisition Price Net Rent p.a. NIC

£ £  %

Rent 12,881,060

Less

Cost of borrowing -4,457,303

Brokerage fees -142,737

Managing Agent -194,282

247,469,231 8,086,738 3.27
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The Valuation Process 
 
The process for establishing the value of an asset portfolio is both subjective and complex. The valuation 
for the preceding quarter starts on the first day of the new quarter and takes several weeks to finalise. An 
indicative timescale is shown below. 
 
Week One of new quarter Valuation team meet to discuss market conditions at the end of the 

preceding quarter, taking account of numerous contributing factors 
including, but not limited to 

• Sales and purchases in the quarter 
• Economic conditions 
• Interest rates 
• Potential buyers and sellers active in the market 

 
This work will be undertaken for each asset class (e.g. offices, life 
sciences, warehouses etc.) and any associated sub-asset classes (for 
warehouses, logistics, manufacturing and data centres are examples 
 

Week Two Valuation team agree core principles to apply to individual portfolios. 
Initial valuations applied. 
  

Week Three Valuer discusses with UDC Asset Team any individual circumstances 
in the quarter being valued, that affect the core values, such as 
 

• Additional payments made to developers in the quarter (Moog) 
• Stage of final lease signing (Moog) 
• Rent increases  
• Rent defaults 

 
These are then entered into the valuation model and initial values for 
the quarter established. 
 
Prior to submission to UDC Asset Team there is a process of internal 
validation checks to make sure consistency across the valuation 
spectrum 
 

Week Four Draft valuations sent to UDC Asset Team, along with supporting 
evidence for sense checking. Discussion held with valuer to confirm 
acceptance of the draft figures or to challenge assumptions 
  

Week Five 
 

Final valuations issued 

 
The above is the process for the UDC owned assets, for CRP the valuations go to the Park Board for final 
approval before they are issued. 
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Portfolio Assets – Quarterly Update 
 
The main message coming from CBRE, the external valuers is that towards the end of the December 
quarter the number of bids on assets, and therefore the number of bidders in the market was increasing, 
but pricing is still adjusting to the higher interest rates.  
 
With interest rates continuing to rise this uncertainty will continue into the summer months. 
 
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 the value 
of the investment. 

Vacant units 

 
 
 
 
 
Park void rate of 0.52% 

 
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. 
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Due to the costs incurred at the Park there has been a complete re-work of the service 
charges. The charges for the Nucleus and the Estate (mainly undeveloped plots) have 
increased by £8,750,000, which accounts for approximately half of the quarterly drop in value. 

As can be seen from the valuation figures, the Park is currently valued at 
£201,250,000 which gives a value per investor of £100,625,000 a potential profit of 
£39,968,500 
 

Top 10 Tenants by Rent 

 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
 
Rent Paid 
 
100% of rent due was received on time for the December quarter date. 100% of the service charge has 
also been received on time. 
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Skyway House Parsonage Road Takeley 
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1 Deer Park Road Fairways Business Park Livingston 
 

 
 

 
Waitrose Distribution Centre                                                                                                                           
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Stane Retail Park  
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Amazon Distribution Centre                                                                                                                             
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Agreed Acquisitions 
 
HEADQUARTERS AND WAREHOUSE, TEWKESBURY 
 
In March 2021 the Council acquired a site in Tewkesbury, Gloucestershire for a new build head office and 
warehouse with a pre-let 35 year lease. The developer has set up a time lapse video stream so that the 
Council can see progress. A snapshot is provided below and the stream is available at 
https://barberry.reachtimelapse.co.uk/projectmeteor/ 
 

 
 
Completion is expected in March 2023. 
 
Portfolio Valuation 
 
The Council employ CBRE to provide a quarterly valuation of the Council owned assets. 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 
 

Price paid (including 
future commitments)

Amount paid as at 31 
December 2022

DEC 2021 MAR 2022 JUN 2022 SEP 2022 DEC 2022

£ £ £ £ £ £ £

Colchester, Stane RP 27,004,322 27,004,322 30,600,000 30,975,000 30,975,000 29,100,000 27,250,000

Chorley, Waitrose RDC 54,608,773 54,608,773 65,700,000 67,500,000 67,500,000 61,150,000 54,400,000

Livingston, 1 Deer Park Road 4,758,374 4,758,374 5,200,000 5,300,000 5,300,000 5,000,000 4,750,000

Takeley, Skyway House 20,000,000 20,000,000 19,900,000 19,950,000 19,950,000 18,350,000 17,625,000

Gloucester, Amazon 42,692,000 42,278,237 37,650,000 42,100,000 50,750,000 43,900,000 41,000,000

Tewkesbury, MOOG HQ 37,749,262 28,556,683 21,050,000 24,650,000 27,150,000 24,000,000 23,750,000

186,812,731 177,206,389 180,100,000 190,475,000 201,625,000 181,500,000 168,775,000

Price paid (including 
future commitments)

Amount paid as at 31 
December 2022

DEC 2021 MAR 2022 JUN 2022 SEP 2022 DEC 2022

£ £ £ £ £ £ £

Colchester, Stane RP 27,004,322 27,004,322 30,600,000 30,975,000 30,975,000 29,100,000 27,250,000

Chorley, Waitrose RDC 54,608,773 54,608,773 65,700,000 67,500,000 67,500,000 61,150,000 54,400,000

Livingston, 1 Deer Park Road 4,758,374 4,758,374 5,200,000 5,300,000 5,300,000 5,000,000 4,750,000

Takeley, Skyway House 20,000,000 20,000,000 19,900,000 19,950,000 19,950,000 18,350,000 17,625,000

Gloucester, Amazon 42,692,000 42,278,237 37,650,000 42,100,000 50,750,000 43,900,000 41,000,000

Tewkesbury, MOOG HQ 37,749,262 28,556,683 21,050,000 24,650,000 27,150,000 24,000,000 23,750,000

186,812,731 177,206,389 180,100,000 190,475,000 201,625,000 181,500,000 168,775,000

Aspire (CRP) Ltd 60,656,500 60,656,500 97,337,500 104,161,767 107,162,730 108,576,802 100,625,000

Total Portfolio 247,469,231 237,862,889 277,437,500 294,636,767 308,787,730 290,076,802 269,400,000

https://barberry.reachtimelapse.co.uk/projectmeteor/
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Future Asset Acquisitions 
 
Stane Retail Park  
Phase 2 
 
At the request of the Council the owner developer has agreed to let the whole of Phase 2 before presenting 
the option to purchase to the Council. Currently there is one unit remaining to be let but it is understood that 
discussions are on-going with potential tenants.  
 
Councils can continue to invest in commercial assets where it is done so as to increase the value of an 
existing asset. It is the opinion of our agent and valuers that acquiring phase 2 will significantly increase the 
value and appeal of phase 1. 
 
With the downturn in the market following the mini-budget by the Government in September 2022 it was no 
longer viable for the Council to consider acquiring phase 2 and the developer was notified of this. At the same 
time the developer decided to retain phase 2 as the likely sale price would not be viable for them. When the 
market situation resolves itself a final decision on the possible acquisition of phase 2 will be made. 
 
 

 
  



14 
 

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. Below is a snapshot of the external 
funding as at 6 February 2023 which totals £211,595,244. 
 

  

Borrowing as at 06/02/23

Date Lender Amount (£) Maturity Rate
18-Jun-20 Oxfordshire County Council 5,000,000 19-Jun-23 1.20%
24-May-22 London Borough of Newham 8,000,000 23-May-23 1.20%
06-Dec-22 West Midlands Combined Authority 11,500,000 05-Dec-23 1.80%
25-Jul-22 West Yorkshire Combined Authority 6,000,000 07-Jun-23 1.25%
30-Jun-22 Salford City Council 2,000,000 29-Jun-23 1.30%
30-Jun-22 Local Government Association 1,500,000 29-Jun-23 1.30%
30-Jun-22 Local Government Association 1,500,000 29-Jun-23 1.30%
13-Sep-22 East Sussex County Council 5,000,000 12-Sep-23 3.00%
08-Sep-22 Buckinghamshire Council 10,000,000 04-Aug-23 3.00%
08-Sep-22 Blaenau Gwent Borough Council 5,000,000 07-Sep-23 3.00%
08-Sep-22 Northern Ireland Housing Executive 10,000,000 07-Sep-23 3.00%
13-Sep-22 South Oxfordshire District Council 7,000,000 12-Sep-23 3.00%
13-Sep-22 South Lakeland District Council 3,000,000 12-Sep-23 3.00%
13-Sep-22 South Ribble Borough Council 3,000,000 07-Sep-23 3.00%
30-Nov-22 West Midlands Combined Authority 7,000,000 29-Nov-23 3.05%
01-Feb-23 Furness Building Society 5,000,000 02-May-23 3.80%
07-Jun-23 Crawley Borough Council 5,000,000 06-Jun-24 2.25%

05-Jul-17 Pheonix Life Ltd 36,095,244 05-Jul-57 2.86%

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

211,595,244
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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.  

 
 

4 4 8 12 16 

3 3 6 9 12 
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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 31.03.2023 

Progress Update (December 2022) 

➢ The current borrowing is sufficient to repay outstanding loans through to June 2023 thereby reducing exposure to short term borrowing cost fluctuations 

➢ No further long term borrowing is planned at the present time 
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21-IB-02 INTEREST RATES 

Owner Original 
Likelihood 

Original 
Impact 

Original 
Score Current Controls 

2 4 8 
• Phoenix loan is secured so part mitigation 
• 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 

Interest rates increase leading to a 
reduced net income  AW 

1 4 4 AW 31.03.2023 

Progress Update (December 2022) 

➢ The current borrowing is sufficient to repay outstanding loans through to June 2023 thereby reducing exposure to short term borrowing cost fluctuations. 

➢ Over the next few of years the investment net contribution will be lower than in 2022/23 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 

Current 
Likelihood 

Current 
Impact 

Current 
Score Further Action 

1 3 3 
• Continuous monitoring of tenants both financial information and news 

channels 
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 31.03.2023 

Progress Update (December 2022) 

➢ 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 31.03.2023 

Progress Update (December 2022) 

➢ Discussions with all tenants on fire etc. safety. 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 

 
Current 

Likelihood 
Current 
Impact 

Current 
Score Further Action 

1 3 3 
• Continuous monitoring of tenants both financial information 

and news channels 
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 31.03.2023 

Progress Update (December 2022) 

o No adverse or positive news stories this quarter  

 
 


