
PRIME FREEHOLD RETAIL INVESTMENT
3/4 COMMERCIAL STREET, HEREFORD HR1 2AJ



2

INVESTMENT SUMMARY

• Prime Location on north side of High Town
• Shop and vacant upper floors
• Potential for upper part residential conversion
• Let to Steamer Trading Ltd
• Lease until November 2025 with no breaks
• Current rent £100,000 per annum
• Rebased rent set in 2015
• Benefit from 2017 Rates Revaluation
• Price £1,500,000
• Net Initial yield 6.28%
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HEREFORD

The historic cathedral city of Hereford is the county town of Herefordshire and is situated in the rich agricultural area close to the Welsh border. The city is an
important administrative centre but has a local economy that embraces industry, agriculture and tourism.

The resident population is approximately 56,400 persons with around 76,500 living within 6 miles and 125,000 living within 12 miles. These numbers are considerably
increased – especially in the summer months – by visitors and holidaymakers. Herefordshire attracts about 5 million visitors annually.

The city is approximately 137 miles north-west of London and 48 miles south-west of Birmingham. Communications are good with access to the national motorway
network available from Junction 4 of the M50 fifteen miles to the south. The A49 links with Shrewsbury and the A50 to the north and Ross-on-Wye to the south. Rail
services are available to London Paddington with a fastest journey time of around 2hrs 40 minutes.
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LOCATION
The property is within the High Town pedestrianised area (despite the
Commercial Street address). It is located on the north side in the busy section
between the Maylord Shopping Centre entrance and Widemarsh Street
Junction.

It adjoins Holland & Barrett and iStore close to Carphone Warehouse, Costa
Coffee, Mountain Warehouse and Monsoon. The location is indicated on the
Goad plan extract.

SHOPPING CENTRE

Hereford has come through a period of transition following nationwide
recessionary pressures and the opening of the new Old Market Shopping
Centre and resettlement resulting from that.

The Old Market Shopping Centre at the junction of Widemarsh Street and
Newmarket Street has introduced a Debenhams department store, Waitrose,
large stores for TK Maxx, H&M, Next, The Outfit and others, together with car
parking and much needed leisure offer including restaurants and multiplex
cinema.
The department store and many of the large fashion retailers were not
previously in the city and have increased and enhanced the overall retail offer.
The effect of the new scheme is considered to be beneficial to the whole
city as it has increased footfall and appears to be drawing more shoppers into
Hereford who might otherwise have gone elsewhere.

Widemarsh Street links the new scheme with the traditional best shopping
area of High Town where the concentration of major retailers including
Primark, Marks & Spencer, Boots, New Look and WH Smith ensures
continuing prime status.

Vacant units in High Town have now been let to attractive new tenants such
as Steamer Trading, Shoon, Card Market, Coffee No1 and Costa Coffee
(branch expansion). High Town now has almost full occupancy and
seems set for growth in rents.
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DIMENSIONS

The property has the following approximate dimensions and net floor areas :-
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Gross Frontage 45’ 02” 13.77 m

Net Window Frontage 36’ 02” 11.02 m

Shop Depth 125’ 00” 38.10 m

Ground Floor Sales Area 3,374 sq.ft. 313.45 m²

ITZA 1,322 units

Basement Ancillary Area 1,302 sq.ft. 120.96 m²

First Floor Area 2,367 sq.ft. 219.90 m²

Second Floor Area 1,341 sq.ft. 124.60 m²

Third Floor Area 1,572 sq.ft. 146.00 m²

Total approx. 5,280 sq.ft. 490.50 m²

BRIEF DESCRIPTION
The accommodation is arranged over basement, ground and three upper floors
within an attractive building having brick and rendered elevations under pitched
and flat roofs. The property is not listed but is within a conservation area.

The ground floor provides an large open trading area which has been
extensively fitted in the tenant’s corporate style. A small partitioned rear
section is used for loading using the Maylord Shopping Centre service yard.
The basement is located under the rear of the building and is used for storage,
staff and ancillary purposes.

The upper floors are arranged on first, second and third floors. They are self-
contained with front and rear entrances and have potential for residential
conversion subject to obtaining the necessary consents.

EPC
Certificate and report are available on request.
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RATEABLE VALUE
Draft rateable value for 2017 for the shop is £105,000. This represents a
substantial reduction from the previous figure of £149,000. This will benefit the
tenant and eventually the landlord.
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COMMENT ON RENT
The rent of £100,000 per annum devalues to a zone A rate of around £72 per
sq.ft. This compares very closely to other contemporary rents in the prime
section of High Town including Holland & Barrett (£74 per sq.ft.), Costa Coffee
(£74.50 per sq .ft.), Coffee No.1 (£70 per sq ft.) and Shoon (£76.25 per sq.ft.).

Best rents in High Town exceeded £130 per sq.ft. at the height of the market
and many passing rents in the thoroughfare are still in excess of £100 per sq.ft.

The combination of recession and resettlement resulting from the new shopping
centre resulted in voids and a reduction in rents to current levels.

However, nearly all voids in the prime High Town area have been filled with
good quality retailers and little remains on the market. The Old Market scheme
has enlivened the whole city and appears to be pulling in more shoppers to the
benefit of all retailers.

There are sound reasons to expect sustained rental growth from such a
low base.

UPPER FLOORS
The upper floors are offered with vacant possession and may be suitable for a
variety of commercial uses. The first floor had been used for sales purposes in
the past.

There is potential for a residential conversion and provision has already been
made for drainage and services. An indicative sketch scheme has been
prepared for our clients and is reproduced on the next page. Many other
configurations may be possible.

Necessary consents will have to be obtained.

TENURE
The property is freehold.

The shop is let on a full repairing and insuring basis to Steamer Trading Ltd for
a term of 10 years from 27th November 2015 and expires on 26th November
2025. There is an upwards only rent review at the fifth year but no breaks.
Rent is £100,000 per annum.

TENANT COVENANT
Steamer Trading Ltd (03806750) is a specialist kitchenware retailer based in
Lewes who operate 37 branches throughout the UK as well as an online
business. They like heritage towns and attractive – often listed – buildings to
provide the right customer experience.

For the year ended 31st December 2015 the company had a turnover of £23.7
million, pre-tax profit of £1.9 million and shareholders funds of £11.1 million.

Experian rate them as ‘Low Risk’.
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MISREPRESENTATION ACT
These particulars are intended only as a guide to prospective purchasers to enable them to
decide whether to make further inquiries with a view to taking up negotiations but they are
otherwise not intended to be relied upon in any way or for any purpose whatever and
accordingly neither their accuracy nor the continued availability of the property is in any way
guaranteed and they are furnished on the express understanding that neither the agent nor
the vendor is to be, or come, under any liability or claim in respect of their contents. The
vendor does not hereby make or give nor does any Partner or employee of Smith Price LLP
have any authority to make or give any representation or warranty whatsoever as regards the
property or otherwise. Any prospective purchaser or lessee or other person in any way
interested in the property should satisfy himself by inspection or otherwise as to the
correctness of each statement contained in these particulars. In the event of the agents
supplying any further information or expressing any opinions to a prospective purchaser,
whether oral or in writing, such information or expression of opinion must be treated as given
on the same basis as these particulars. These particulars do not form part of any contract
and, except where expressly otherwise stated, offers will be considered only subject to
contract.

Smith Price LLP is a limited liability partnership registered in England and Wales.
Registered number: OC318959. Registered office: 5/7 John Princes Street, London W1G 0JN

PROPOSAL

For the freehold interest subject to the letting, we seek a price of £1,500,000 subject to contract
to show a net initial yield of 6.28% with costs at 6.1%.

This is an opportunity to purchase a large, well proportioned prime shop in an attractive
and popular cathedral city. It is let until 2025 at a rebased rent with reason to expect
good growth.

It may be possible to add significant value by converting the upper floors to residential
(subject to necessary consents).

The property is registered for VAT and it is expected the sale will be by way of a TOGC.

FURTHER INFORMATION

We can provide copy lease and floor plans. For any further information please contact:

Stephen Powell
020 7318 5751
stephenpowell@smithprice.co.uk

John Loveday
020 7409 2100
johnloveday@smithprice.co.uk

SUBJECT TO CONTRACT

Smith Price LLP | 5-7 John Princes Street | London, W1G 0JN


