
1 
 

 

 
 
 

Uttlesford Property Portfolio 
Q3 Report 

1 October 2023 – 31 December 2023 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
Prepared by: The Asset Management Team – February 2024  



2 
 

Contents 
 
 
 
 
 

 Page 
 

Glossary of Terms 
 

3 

Summary 
 

3 

Portfolio Assets – Quarterly Update 
 

5 

Portfolio Valuation 
 

19 

Financing 
 

19 

Risks 
 

21 

 
  



3 
 

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 2023 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.  
 
To date £250,709,231 has been committed with an agreed further loan to Aspire (CRP) Ltd of £17,760,000 
giving a total allocation of £268,469,231.  
 
The yield of the committed portfolio is 5.12% and this rises to 5.37% 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 
 

 
 

• Loan payments on the £21,060,000 loan to Aspire (CRP) Ltd do not start until 1/4/2025 
 

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

£ £ %

1 Loan to Aspire (CRP) Ltd 63,896,500 2,814,950 4.41

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 1,702,670 6.31

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

7 Headquarters, Tewkesbury 37,749,262 1,680,500 4.45

Total 250,709,231 12,832,099 5.12
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Portfolio Summary – Agreed loans not yet drawn down or interest payments not yet started 

 
 
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. 
 

 

• Loan payments on the £21,060,000 loan to Aspire (CRP) Ltd do not start until 1/4/2025 
• 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 decreased by £6,900,000 in this quarter following a £6,200,000 
increase in the previous quarter. The valuation for the whole portfolio is now £269,100,000 compared to an 
acquisition price of £250,709,231 

  

Asset No. Asset Acquisition Price Rent p.a.

£ £

1 Agreed loans to Aspire (CRP) Ltd 17,760,000 1,332,000

1 Loan to Aspire (CRP) Ltd 6/12/2023 3,300,000 247,500

Total 21,060,000 1,579,500

Portfolio Acquisition Price Rent p.a. Yield

£ £ %
1 Committed 250,709,231 13,079,599 5.12

2 Agreed not yet drawn down 17,760,000 1,332,000 7.50

Total 268,469,231 14,411,599 5.37

Acquisition 
Cost

Net Income to the 
Council (NIC) NIC Yield

£ £  %
Rent 12,832,099

Less
Cost of borrowing -8,410,000

Managing Agent -194,282
250,709,231 4,227,817 1.69



5 
 

Portfolio Assets – Quarterly Update 
 
The main message coming from the external advisers is that the investment market has continued to be 
relatively quiet over the last quarter with transactions still being impacted by the rate of borrowing as the 
Bank of England tries to battle inflation.  
 
Interest rates, and therefore the cost of borrowing, are expected to remain at or about existing levels for a 
large part of 2024. 
 
Chesterford Research Park 
 
Funding 
The Council has loaned Aspire (CRP) Ltd a total of £63,896,500 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. Loans given to date are; 

 

 

 

 

 

 

 

 

 

 

 

• The Council has the ability to request the repayment of any or all loans at any point in time 
 

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 with repayments commencing on 1 April 2025. The first drawdown of £3,300,000 was made in 
December 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 

At the time of reporting this information was not available. 
 
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. 
Individual unit valuations are shown on the next page.  

 
 

Drawdown Date Amount Loan Term Rate % Repayment Basis Loan Interest 
Receivable 2023/24

£ £

03/05/2017 47,250,000 50 years 4.0 Interest Only 1,890,000
26/03/2018 223,000 49 years 1 month 4.0 Interest Only 8,920
02/01/2019 2,518,000 48 years 4 months 4.0 Interest Only 100,720
20/08/2019 3,000,000 20 years 4.5 Principal & Interest 230,628
09/06/2020 1,250,000 20 years 4.5 Principal & Interest 96,095
01/07/2020 2,600,000 20 years 4.5 Principal & Interest 199,878
15/03/2021 2,975,500 20 years 4.5 Principal & Interest 228,745
26/08/2021 780,000 20 years 4.5 Principal & Interest 59,963
06/12/2023 3,300,000 50 years 7.5 Interest Only commencing 1/4/2025 0

Total of Loans 63,896,500 Annual payment from Aspire (CRP) Ltd 2,814,950
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As can be seen from the valuation figures, the Park is currently valued at £203,550,000 which gives a value 
per investor of £101,775,000 a potential pre-tax profit of £37,878,500 
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. 
As the asset is owned by Aspire (CRP) Limited any sale would be liable to tax. Below are estimates of 
returns to the Council, for a number of sale price options, to demonstrate the impact of tax, and potential 
discounting as set out above. 

 
 
Top 10 Tenants by Rent 
At the time of reporting this information was not available. 
 
Rent Paid 
 
At the time of reporting this information was not available. 
 

Approximate sale receipt
Sale price (£) 101,775,000 95,000,000 90,000,000 85,000,000
Less
land agents -1,221,300 -1,140,000 -1,080,000 -1,020,000
solicitors -508,875 -475,000 -450,000 -425,000
Subject to Tax 100,044,825 93,385,000 88,470,000 83,555,000
Tax -9,037,081 -7,372,125 -6,143,375 -4,914,625
Balance to the Council 91,007,744 86,012,875 82,326,625 78,640,375

Building March 2022 June 2022 September 2022 December 2022 March 2023 June 2023 September 2023 December 2023

Mansion House 4,220,000 2,890,000 4,150,000 2,310,000 2,460,000 2,840,000 2,910,000 3,420,000

Science Village 25,300,000 27,100,000 27,100,000 27,250,000 28,200,000 28,250,000 29,400,000 28,250,000

Nucleus -3,384,502 -5,427,101 -5,335,543 -8,406,769 -8,377,472 -8,366,665 -8,353,586 -8,874,194

Garden Cottage 150,500 150,400 -47,345 -119,241 -126,649 -117,609 -115,623 -255,499

Older perm buildings 3,050,000 3,950,000 4,430,000 3,900,000 4,450,000 4,400,000 4,480,000 4,470,000

Older temp buildings 2,430 895,200 892,900 822,300 820,000 817,400 814,600 813,000

Building 60 34,800,000 36,100,000 36,150,000 37,450,000 39,700,000 41,150,000 41,250,000 39,100,000

Building 200 23,300,000 26,100,000 26,200,000 23,350,000 23,450,000 23,450,000 23,550,000 22,350,000

Building 300 35,450,000 36,550,000 36,550,000 37,450,000 39,350,000 40,650,000 40,850,000 38,700,000

Building 400 6,640,000 7,760,000 7,760,000 7,180,000 7,190,000 7,180,000 7,190,000 7,200,000

Building 600/700 50,150,000 53,300,000 53,400,000 47,700,000 45,300,000 45,450,000 45,550,000 45,650,000

Building 900 13,950,000 13,300,000 13,300,000 12,700,000 12,700,000 12,650,000 12,650,000 12,650,000

Building 50 8,980,000 9,690,000 9,660,000 8,920,000 8,890,000 8,860,000 8,840,000 8,820,000

Miscellaneous 1,640,000 1,640,000 1,630,000 1,650,000 1,650,000 1,640,000 1,640,000 1,630,000

Estate s/c shortfall -3,674,823 -6,162,761 -6,068,248 -11,743,206 -11,761,056 -11,802,458 -11,835,291 -14,407,239

Development Land 13,150,000 13,150,000 13,500,000 16,400,000 16,200,000 16,750,000 16,750,000 17,800,000

Estate Capex -5,400,071 -6,660,278 -6,118,161 -6,088,161 -6,088,161 -6,088,161 -6,088,161 -5,675,906

Value £208,300,000 £214,500,000 £217,250,000 £201,250,000 £204,000,000 £207,800,000 £209,500,000 £203,550,000
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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 3 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 16 January 2024 which totals £209,098,673 
 

Price paid (including future 
commitments)

Amount paid as at 
31 December 2023

DEC 2022 MAR 2023 JUN 2023 SEP 2023
Valuation as at 31 
December 2023

£ £ £ £ £ £ £

Colchester, Stane RP 27,004,322 26,504,322 27,250,000 28,275,000 28,200,000 27,550,000 27,125,000

Chorley, Waitrose RDC 54,608,773 54,608,773 54,400,000 54,400,000 53,600,000 52,200,000 50,900,000

Livingston, 1 Deer Park Road 4,758,374 4,758,374 4,750,000 4,750,000 4,750,000 4,750,000 4,675,000

Takeley, Skyway House 20,000,000 20,000,000 17,625,000 16,250,000 15,950,000 15,650,000 15,425,000

Gloucester, Amazon 42,692,000 42,278,237 41,000,000 41,000,000 39,500,000 38,200,000 36,300,000

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

186,812,731 185,613,785 168,775,000 168,575,000 165,900,000 171,250,000 167,325,000

Price paid (including future 
commitments)

Amount paid as at 
31 December 2023

DEC 2022 MAR 2023 JUN 2023 SEP 2023
Valuation as at 31 
December 2023

£ £ £ £ £ £ £

Colchester, Stane RP 27,004,322 26,504,322 27,250,000 28,275,000 28,200,000 27,550,000 27,125,000

Chorley, Waitrose RDC 54,608,773 54,608,773 54,400,000 54,400,000 53,600,000 52,200,000 50,900,000

Livingston, 1 Deer Park Road 4,758,374 4,758,374 4,750,000 4,750,000 4,750,000 4,750,000 4,675,000

Takeley, Skyway House 20,000,000 20,000,000 17,625,000 16,250,000 15,950,000 15,650,000 15,425,000

Gloucester, Amazon 42,692,000 42,278,237 41,000,000 41,000,000 39,500,000 38,200,000 36,300,000

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

186,812,731 185,613,785 168,775,000 168,575,000 165,900,000 171,250,000 167,325,000

Aspire (CRP) Ltd 63,896,500 63,896,500 100,625,000 102,000,000 103,900,000 104,750,000 101,775,000

Total Portfolio 250,709,231 249,510,285 269,400,000 270,575,000 269,800,000 276,000,000 269,100,000



20 
 

  

Borrowing as at 16/01/24

GF/HRA Date Lender Amount (£) Maturity Rate (%)
GF 07-Jun-22 Crawley Borough Council 5,000,000 06-Jun-24 2.25
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 13-Nov-23 East Suffolk Council 4,000,000 15-Jul-24 5.60
GF 05-Dec-23 Cornwall Council 15,000,000 05-Aug-24 5.75

GF 05-Jul-17 Phoenix 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 209,098,673
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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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23-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 (December 2023) 

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

 
23-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 (December 2023) 

➢ Base rate has stayed static for the last 3 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, recovering towards the end of the five year period as reflected in the Council’s MTFS 
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23-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 (December 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 

 

23-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 (December 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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23-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 (December 2023) 

o No adverse or positive news stories this quarter  

 
 


