PRIME
LONG INCOME
LOGISTICS INVESTMENT
PROCOOK LIMITED
UNIT 2, GATEWAY 12 BUSINESS PARK
DAVY WAY, GLOUCESTER GL2 2BY
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INVESTMENT SUMMARY
––

20 year sale and leaseback investment opportunity of a modern
logistics building in a prime south west location

––

Occupiers within the location include Parcelforce, DPD,
Gloucestershire Constabulary, Amazon and Sci-MX Nutrition

––

Excellent access onto the A38 and Junction 12 of the M5 motorway

––

Site area of 1.76 acres (0.711 hectares)

––

The property comprises a modern well specified and purpose
built warehouse facility extending to circa 43,629 sq ft

––

Long Leasehold (250 years from 30th December 2015)

––

The property will be let by way of a new lease from completion to
ProCook Limited for a term of 20 years without breaks, subject
to 5 yearly upwards-only open market rent reviews

––

Total passing rent of £303,225 per annum, reflecting a rent of £6.95 per sq ft

––

ProCook Limited are a rapidly expanding internet and store based retailer with a
Dun & Bradstreet rating of 2A2 representing a lower than average risk of business failure

We are instructed to seek offers in excess of £5,350,000 (Five Million,
Three Hundred and Fifty Thousand Pounds) for our client’s interest,
subject to contract and exclusive of VAT.
A purchase at this level would reflect a net initial yield of 5.27%,
assuming purchaser’s costs of 7.60%, and a capital value
of £123 per sq ft.
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LOCATION

SITUATION

LEEDS

MANCHESTER

The historic city of Gloucester is the administrative capital
of Gloucestershire and is considered one of the principal
commercial centres of the south west of England. The city
serves a large and educated catchment of 402,000 persons
(2000 estimate) within a 20 km radius of the city centre,
which itself has an urban population of 136,000 (2011 census).

Gloucester benefits from excellent road connections with
junctions 11a and 12 off the M5 motorway running directly
to the east of the city. The M5 provides further links to the
national motorway network including the M4, M50 and M42.
Gloucester is also at the intersection of the A38 and A40, the
principal route from the Midlands to the rest of the South
West. The city is located 91 miles (147 km) west of London,
54 miles (87 km) south west of Birmingham, 32 miles (51 km)
north east of Bristol and 10 miles (16 km)
south west of Cheltenham.
Gloucester Train Station runs regular mainline services to
London Paddington with journey times of approximately 1
hour 45 minutes. Other direct services include Bristol (54
minutes), Birmingham (55 minutes) and Cardiff (1 hour).
Gloucester Airport (formerly Staverton) is located 5 miles (8
km) to the north and provides domestic flights around the
UK, whilst Bristol International Airport is located 50 miles (80
km) south and offers direct flights to over 125 destinations
throughout the UK, all of the major European economies and
also the USA.
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There is also a designated ‘Park and Ride’ scheme which
provides a regular shuttle service from the business park to
the city centre.
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The property occupies a prominent entrance position to
St Modwen’s £20 million Gateway 12 development. Gateway
12 comprises a 15 acre development site, completed in
October 2018, delivering 285,000 sq ft of prime logistics and
production space with a jobs potential of over 400 people.

The scheme has proved popular with
mid-sized warehouse and logistics firms.
This buoyed demand has underpinned
St Modwen’s continued speculative
development in the area, which is now
focussing on delivery of 178,000 sq ft of
speculative industrial space at Quedgeley
East in 2019, located to the south.

»

Its economy is well balanced and largely influenced by the
distribution, service and manufacturing sectors, with the
largest private sector employers being Downton Logistics,
Lloyds Banking group and Ecclesiastical Insurance group.
Large public sector employers include Gloucestershire Royal
NHS Trust, HM Customs & Excise and the County and
City councils.
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The property is situated approximately 3 miles (4.8 km)
south of Gloucester city centre on Gateway 12 Business Park,
an established and well connected distribution and office
location 1.5 miles (2.4 km) to the north of Junction 12 of the
M5 motorway, which is easily accessed via the A38 trunk road.
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Surrounding major occupiers include Parcelforce, DPD,
Gloucestershire Constabulary, Rochling, Amazon, Sci-MX
Nutrition and Holiday Inn.
In addition to the various commercial uses, the wider
surrounding area comprises residential use.

PAGE 4 

DESCRIPTION
The property was completed in 2015 and comprises a high
specification warehouse extending to around 43,629 sq ft
(4,053.24 sq m).
The building includes the following specifications:
––

Steel portal frame construction with a mix
of brick and profile steel sheeting

––

8 metre clear internal eaves height

––

Power floated reinforced concrete floor to
warehouse with loading capacity of 37.5 kN/m2

––

Self-contained surface car parking with 86 spaces

––

LPHW gas fired radiator heating

––

LED lighting to the warehouse

––

Excellent incoming electricity power capacity of 200 Kva

––

Three electronically operated level access loading doors

––

Large concrete loading yard extending
to a maximum depth of 35 metres

––

High quality offices at ground and first floor level with
LED lighting, 2.7m floor to ceiling height, perimeter
trunking, aluminium double glazed windows, solid
concrete floors, suspended ceilings and 8 person
passenger lift.

ProCook has invested heavily in fitting out
the property, including the following:
––

High quality office fit out on ground and first floors

––

Fully fitted kitchen and subsidised staff canteen

––

Fitted gym with shower facilities

––

Prototype shop fit out and photography studio
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ACCOMMODATION
The property has been measured in accordance with the RICS Property
Code of Measuring (6th Edition) and provides the following Gross Internal
floor areas:
DEMISE

AREA (Sq Ft)

AREA (Sq M)

Warehouse

32,488

3,014.55

Gnd Floor – Offices

5,590

519.35

First Floor – Offices

5,590

519.35

Total

43,629

4,053.24

SITE AREA

FOR INDICATIVE
PURPOSES ONLY

The site totals approximately 1.76 acres (0.711 hectares).

TENURE

YARD
WAREHOUSE

PARKING

OFFICE

The property is held long leasehold for 250 years from 30th December
2015 under title number GR400674 at a peppercorn rent.
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Upon completion of the sale, the property will be let to ProCook Limited for
20 years without break on full repairing and insuring terms.
The initial rent will be £303,220 per annum, equating to £6.95 per
sq ft. The rent will be reviewed every 5 yearly on an upwards only
basis to the greater of; the passing rent or open market rent.

COVENANT

QUADRANT
PARK

ProCook Limited was established over 20 years ago and was the first
company to sell cookware sets by direct mail in the UK. It is now a multichannel specialist cookware company with 50 stores nationwide.
Sales are broadly split 60% retail; 40% e-commerce with sales to mainland
Europe amounting to c.7%. Originally, ProCook provided essential cookware
which has grown into extensive ranges of cookware, kitchen knives,
bakeware, kitchen accessories / appliances and tableware.
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The philosophy is to supply top quality cookware / kitchenware at
competitive prices. This is achieved by buying the products direct from
the manufacturers; these savings are passed directly onto the customer.
ProCook currently has some 1200 product lines, the majority of which are
sourced from the Far East.
In 2018, ProCook completed the purchase of Steamer Trading which
provided access to a number of strategic High Street locations. Unprofitable
locations were closed in the course of early 2019, with the remaining stores
re-opened under the ProCook brand selling ProCook products alongside
complimentary branded ones.
ProCook Limited (Company No: 06639057) has a Dun and Bradstreet
rating of 2A2 which represents a minimum risk of business failure.

For further information: www.procook.com

—
—
—
—
—
—
—
—
—

The Quadrant Centre
Samworth Brothers
Parcelforce
ProCook
Warwick Fabrics
The Book Depository
Rochling Engineering
PI Transport
Baird Road Ind. Estate

PROCOOK
LIMITED

PROVISIONAL
1 APRIL 2019

FINANCIAL YR END
1 APRIL 2018

FINANCIAL YR END
1 APRIL 2017

Net Sales

£27,825,855

£21,077,704

£17,476,269

Profit / (Loss)
Before Tax

£1,421,742

£631,888

£1,007,829

Tangible Net Worth

£4,003,821

£3,229,574

£2,857,834
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OCCUPATIONAL MARKET COMMENTARY
The South West industrial and logistics market performed strongly
throughout 2018, with total take-up for units > 50,000 sq ft around 1 million
sq ft, representing a 19% increase on 2017 levels. Total supply in the region
remains low, which supports the ongoing trend of upward pressure on rents.

Positive demand for Grade A stock has resulted in an
increase in speculative developments demonstrating
the latent demand for high-quality units, quoting rents
up to £7.75 per sq ft.
A similar trend is evident in the Gloucester market, in which take up in the
first half of 2019 continued to be driven by the single let/logistics sector
totaling 650,000 sq ft across all sizes (30% increase from 2018). Only limited
supply is serving to constrain take-up, as occupiers struggle to find space that
meets their requirements.
This supply/demand imbalance has led to strong rental growth, which
is compounded by the fact the market is dominated by a mix of
smaller production and distribution industrial units, which traditionally
command premium rental levels. Gloucester’s industrial vacancy rate
is currently around 3.4% (reflecting a near-record low rate). Rental
Growth over the last 12 months reached an average of 2.3% (CoStar).
Grade A stock remains light despite nearby St Modwen’s development
at Quedgeley East, where works have begun on delivering three
speculative units totaling 178,000 sq ft, the current supply of Grade
A stock remains tight. With occupational interest for Gloucester as
a logistics and distribution location, we expect continued upward
pressure upon rents as the existing stock continues to erode.
The headline rents for development delivered new build space
has moved on to £7.50 per sq ft. The secondary market has also
experienced rapid rental growth over the past two years with rents
increasing from £5.50 psf to approximately £6.50 psf. This has been
particularly evident in assets that have undergone refurbishment.

PROPERTY

TENANT

SIZE (Sq Ft)

RENT (£psf)

DATE

COMMENTS

Unit 4a,
Gateway 12,
Gloucester

PI Transport

34,227

£6.50

Mar 19

10 year term
5th year break
4.3 months rent
free reflected in
stepped rent

Unit 4,
Gateway 12,
Gloucester

Rochling
Engineering
Plastics UK

24,154

£6.75

May 19

10 year term
5th year break
4 month rent free

Unit 6,
Gateway 12,
Gloucester

Samworth
Brothers

Nov 18

15 year term
5th & 10th
year break
9 months rent free

Unit 5,
Gateway 12,
Gloucester

The Book
Depository
(Amazon)

38,000

£6.75

Mar 18

10 year term
5th year break
9 month rent free
CPI linked reviews

Unit 11,
Central Park,
Bristol

Pilkington
Glass

13,200

£8.94

May 19

10 year term
5th year break
7 months rent free

Unit G2,
Horizon 38,
Bristol

Apec
Braking

115,000

£7.25

Mar 19

15 year term
10 year break
9 months rent free

Unit 10,
Access 18,
Bristol

Movianto

35,402

£7.25

Mar 18

10 year term
9 months rent free

Unit G8,
Horizon 38,
Bristol

The Delivery
Group

52,500

£7.75

Jul 19

15 year term
20 months rent free
RPI linked reviews

43,614

£6.75
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INDUSTRIAL & LOGISTICS INVESTMENT MARKET
Investor sentiment around the industrial sector remains positive. Long income industrial assets remain in demand and continue to
command strong yields. The appeal of the industrial and logistics sector is wide reaching with investors striving for long income
certainty coinciding with rental growth prospects. Recent transactions include:
ADDRESS

TENANT(S)

SIZE (Sq Ft)

TERM CERTAIN

PRICE

NIY

CAPITAL VALUE (psf)

STATUS

Unit K,
Waterwells Business Park,
Gloucester

Anixter Ltd

72,635

2.50

£6,340,000

6.50%

£87

Under Offer

Units A & B, Plot 7000,
Oxford Business Park,
Oxford

Oxford BioMedica /
Royal Mail

92,618

13.55

£16,000,000

4.75%

£150

Under Offer

Kettering Business Park,
Kettering

Salvation Army

56,510

15.00

£9,570,000

4.75%

£169

Under Offer

1 Featherstone Road,
Wolverton Mill,
Milton Keynes

Funrise International
Ltd

31,568

10.00

£4,900,000

5.10%

£155

Aug-19

DPD Parcel Depot,
Vaughan Park,
Tipton

DPD Group UK Ltd
(pre-let)

71,375

25.00

£13,880,000

4.60%

£195

Jul-19

Unit 2, Juniper Way,
Southfields Business Park,
Basildon

WCM Europe

34,061

20.00

£6,380,000

4.40%

£187

Mar-10

Unit 1, School Lane,
Chandlers Ford Industrial Estate,
Eastleigh

CooperVision
Manufacturing Ltd

20,989

9.50

£3,050,000

5.33%

£146

Mar-19

97 Cray Avenue,
Orpington

Selco

24,880

15.00

£7,780,000

3.84%

£312

Dec-19
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PLANNING

FURTHER INFORMATION

The property benefits from planning consent for warehouse, general/
light industrial and offices consent (B1, B2 and B8).

For further information or to arrange an inspection please contact:

EPC
The property has an Energy Performance Certificate rating of B (43).
A copy of this certificate is available upon request.

WARRANTIES
It is envisaged warranties will be transferable to the purchaser.

DATA ROOM
Access to the data room is available upon request.

Ed Cornwell
T: +44 (0)207 152 5103
M: +44 (0)7801 259 470
E: edward.cornwell@cushwake.com

Nick Allan
T: +44 (0)117 910 5282
M: +44 (0)780 389 1705
E: nick.allan@cushwake.com

Brett Huxley
T: +44 (0)207 152 5123
M: +44 (0)7747 770 100
E: brett.huxley@cushwake.com

Freddie Unwin
T: +44 (0)117 910 5273
M: +44 (0)7540 157 997
E: freddie.unwin@cushwake.com

DISCLAIMER
Important Notice

VAT
The property is elected for VAT, however the transaction cannot be treated as TOGC for
VAT purposes and therefore purchaser’s costs are estimated to be around 7.60%.

PROPOSAL
We are instructed to seek offers in excess of £5,350,000 (Five Million,
Three Hundred and Fifty Thousand Pounds) for our client’s interest,
subject to contract and exclusive of VAT.
A purchase at this level would reflect a net initial yield of 5.27%,
assuming purchaser’s costs of 7.60%, and a capital value
of £123 per sq ft.

Cushman & Wakefield gives notice to anyone who may read these particulars as follows:
1.

These particulars are prepared for the guidance only of prospective purchasers. They are intended to give
a fair overall description of the property but are not intended to constitute part of an offer or contract.

2.

Any information contained herein (whether in the text, plans or photographs) is given in good
faith but should not be relied upon as being a statement or representation of fact.

3.

Nothing in these particulars shall be deemed to be a statement that the property is in good
condition or otherwise nor that any services or facilities are in good working order.

4.

The photographs appearing in this brochure show only certain parts and aspects of the property at the time
when the photographs were taken. Certain aspects may have changed since the photographs were taken and
it should not be assumed that the property remains precisely as displayed in the photographs. Furthermore no
assumptions should be made in respect of parts of the property which are not shown in the photographs.

5.

Any areas, measurements or distances referred to herein are approximate only.

6.

Where there is reference in these particulars to the fact that alterations have been carried out or that a particular
use is made of any part of the property this is not intended to be a statement that any necessary planning, building
regulations or other consents have been obtained and these matters must be verified by any intending purchaser.

7.

Descriptions of a property are inevitably subjective and the descriptions contained herein
are used in good faith as an opinion and not by way of statement of fact.

September 2019

