50 MONTGOMERY TERRACE ROAD, SHEFFIELD, S6 3BU

SECURE, LONG INCOME FOODSTORE INVESTMENT

INVESTMENT HIGHLIGHTS
• T
 he City of Sheffield is the principal commercial
centre in South Yorkshire and is the fifth largest city
in the UK. The city is seeing significant economic
growth and inward investment with major
regeneration projects rejuvenating the city centre.
• 
Extensive catchment with a 15 minute drive-time
population of 414,838 people with major residential
and student developments in the near vicinity.

| 50 MONTGOMERY TERRACE ROAD, SHEFFIELD, S6 3BU

2

• 
Highly accessible location on the edge of the city
centre, close to the A61, linking the property with
the arterial ring road of Sheffield. Direct access
to the super tram system providing rapid, city
wide connectivity.
• 
Purpose-built foodstore of 40,576 sq ft (3,770 sq m)
landlord GIA with a superb parking ratio of 1:119 sq ft.
• 
Freehold site of 5.88 acres with a very low site
coverage of 18%.
• 
Highly secure income to Tesco Stores Limited for an
unexpired term of over 14.5 years.
• 
Minimum contractual rent of £560,000 per annum,
reflecting a very low £13.80 per sq ft. Subject to an
outstanding rent review where an uplift is expected.
• 
Successful trading store with the tenant having
recently entered into a 15 year reversionary lease
in November 2018.

Our client is seeking base offers in excess of

£10,000,000

(Ten Million Pounds) subject to contract and exclusive of VAT. A purchase at
this level would reflect an attractive 5.25% Net Initial Yield adopting 6.70%
purchase costs. Upon settlement of the outstanding rent review, a top up
payment will be due on the increased rent, capitalised at the purchase yield.

LARGE 5.88 ACRE FREEHOLD SITE WITH ONLY
18% SITE COVER AND 1:119 SQ FT PARKING RATIO
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SHEFFIELD
The UK’s fifth largest city
The city of Sheffield is located in South Yorkshire

and is the principal commercial centre for the
area with an estimated population of 585,000
in mid-2019 (Office for National Statistics).
Northern Powerhouse
Sheffield is a key centre within the Northern
Powerhouse located 38 miles south of Leeds,
38 miles east of Manchester and is 167 miles
north of London.
£31 Billion Economy
The city boasts a wide economic base and has
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built an economy in excess of £31bn per year
(Source: Sheffield City Region). The city has
a thriving engineering and high tech industry,
which contains world leading materials and
manufacturing technologies organisations.

   





  



 

Major employers include: HSBC, Halifax,
Santander, Aviva, Wandisco, Nabarro, Boeing
and Sky. In 2018, McLaren Automotive opened
a facility next to the University of Sheffield’s
Advanced Manufacturing Research Centre
(AMRC) to construct a supercar chassis.










Two leading universities

 

 

Sheffield is home to the University of Sheffield



and Sheffield Hallam University, ranking 26th
and 65th respectively (Times University Guide,
2021). There is a high level of graduate retention
in the local economy (42% of students, sha.
ac.uk, 2018).





 



  

  


13.25 million visitors
The Peak District National Park to the west
attracts 13.25 million visitors each year (STEAM,
2018), with a third of the city’s boundary area
positioned within the park.



 

 

 







SHEFFIELD CONNECTIVITY

Sheffield Rail station provides direct rail
services to London St Pancras in 2 hours.
There are direct services to Leeds in 38 minutes
and Manchester in 50 minutes. Major investment
is proposed through the Northern Powerhouse
Rail initiative to significantly improve connection
times between cities.













 



Sheffield enjoys excellent road
communications. Junction 31-34 of the
M1 are located 4 miles to the east of the city,
providing access to Leeds to the north and
Nottingham and London to the south. The A57
connects the City with Manchester to the west,
passing through the Peak District National Park.






 

 

  

The proposed eastern extension of HS2
connecting the West Midlands to Leeds
via Sheffield, would cut the journey time from
Sheffield to London by 40 minutes.
Doncaster Sheffield Airport is located
approximately 24 miles to the north east
and East Midlands Airport 48 miles to the south.
Manchester Airport is also just over an hour
drive to the west.

CAR

RAIL

Leeds

38 miles

38 mins

Manchester

38 miles

50 mins

Liverpool

78 miles

1 hr 46 mins

Birmingham

90 miles

59 mins

London

167 miles

2 hrs

Edinburgh

250 miles

3 hr 26 mins

A57
SHEFFIELD RAIL STATION

WEST BAR SQUARE
DEVELOPMENT
RAIL LINE

KELHAM ISLAND

HEART OF THE CITY

INFIRMARY ROAD

WICKES
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A61
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SHALESMOOR
HOYLE STREET
260 PRS and
665 student units

THE MIRADOR
Proposed 500
PRS units

NETHERTHORPE ROAD

SHEFFIELD REGENERATION
Kelham Island

West Bar Square

Heart of the City II

Kelham Island, previously an industrial quarter, is
now one of Sheffield’s most vibrant districts and
has seen significant development and regeneration.
The process of gentrification is advancing to
nearby areas. At the nearby Shalesmoor tram stop
is a major new BTR scheme called The Mirador,
comprising 500 residential units over 24 storeys.
On Hoyle Street is a major development by Cassidy
Group for 260 PRS units and 663 student units with
a delivery date in September 2022.

In partnership with Sheffield City Council, Legal &
General are funding the first phase of this major
mixed use regeneration scheme in the heart of
the Riverside Business District. The masterplan
comprises over 800,000 sq ft of space with the
first £150 million phase contributing 200,000 sq ft
of Grade A office space, 350 Build to Rent homes
and a high quality public realm. It is expected to
accommodate 1,800 workers.

A partnership between Sheffield City Council &
Queensbury, delivering a revitalised city centre mixed
use district. The £480 million development includes
two 5 star hotels, Grade A office space, residential
developments, restaurants and cafes, associated
parking and a new public realm. HSBC has
committed to 140,000 sq ft of Grade A office space
along with CMS. John Lewis will anchor the retail and
Radisson Blu are committed.

Sheffield Midland Station and Sheaf Valley
Development Framework
In 2020, plans were announced for a £1.5 billion
development on 65 hectares around Sheffield Rail
Station to harness the benefits of HS2 and Northern
Powerhouse Rail. The development area proposes
major office development employing 3,000 people
and up to 1,000 new homes.

SITUATION
• 
The property benefits from an accessible position to

the north west of Sheffield city centre, just off the A61
ring road between Upperthorpe, Netherthorpe and
Kelham Island.
• 
The property is directly adjacent to the Infirmary

Road Supertram stop, which connects the property to
Hillsborough and Middlewood to the north, The University
of Sheffield main campus (4 minutes) and the city centre
to the south (6 minutes) and further along the line to
Sheffield Rail Station and Sheffield Hallam University.
• 
Immediately adjacent to the west is Heritage Park,
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population residing in nearby HMO accommodation
and new build PBSA schemes in close proximity to the
property. Areas of note are surrounding the Ponderosa
and PBSA units along Netherthorpe Road.
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• 
The micro location is boosted by a thriving student
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a collection of historical buildings that house an NHS
facility, whilst a number of the buildings have been
converted to residential.

A6135

ar
Cl

Sheffield
Botanical Gardens

A625





Bramall Lane



 



   

A61

A629

A6102

CATCHMENT & DEMOGRAPHICS


 

• 
Sheffield’s Primary Retail Market Area is 451,000 people, ranking it

18th of the Promis centres. The Consumer Base is 303,000 people,
ranking the city 24th on this basis. The city is projected to see
significantly above average population growth over the period
2019-2024 (PMA).
• 
Sheffield ranks 21st in terms of the volume of retail spend available.

 


 
 

 



• 
80% of the population in Sheffield is aged between 18-44

years old, boosted by the large student population and
post-graduate workforce.

M1

A57

 

A57

• 
Sheffield has a strong representation of the population within

professional occupations, ranking 11% above the GB average.
7

A625

• 
The subject property itself has a large catchment population with

A6135

  

drive-time populations as follows:
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Mins Drive Time

33,904

Mins Drive Time

197,771

Mins Drive Time

414,838

• 
The 15 minute drive-time population is reasonably affluent with

72.8% classified within the ABC social groups. 22% within the
immediate 5 minute catchment are within the most affluent
AB social groups.
• 
The 15 minute drive-time population surrounding the property is

forecast to experience population growth in the order of 7%
between 2021 and 2032 (3% above the GB average).

 


 







SITE


















TENURE










The property
comprises an L-shaped



site of approximately 5.88 acres with a
very low site coverage of 18%.




Freehold.
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PROPERTY DESCRIPTION
The property comprises a purpose-built foodstore
originally constructed in 1985 and extended by the
tenant in 2007.
The property has two customer access points via
Montgomery Terrace Road and Albert Terrace Road.
There is an independent access point for servicing,
positioned off Montgomery Terrace Road.
The property benefits from 340 customer car parking
spaces providing a superb car parking ratio of 1:119 sq ft
based on the landlord accommodation.
The property has a total Gross Internal Area of 45,801 sq ft
with landlord accommodation of 40,576 sq ft.
In the north east corner of the site is an unused grade II
listed lodge building.
In the south east corner of the site is an electricity
substation building.

Description

Sq M

Sq Ft

Main Store

3,769.6

40,576

46.4

499

Tenant improvement

Warehouse extension

314.3

3,383

Tenant improvement

Covered external storage

124.8

1,343

Tenant improvement

4,255.1

45,801

Entrance Lobby

Total GIA

Comments
–

TENANCY
Tenant

Tesco Stores Ltd

Landlord GIA (sq ft)

Lease Start

Lease End

Rent Review

Rent (£)

Rent (psf)

40,576

28/10/1985

27/10/2035

28/10/2020

£560,000*

£13.80

Comment
The original lease expired in Oct 2020 at a passing rent of £680,000 pa. In Nov 2018, the tenant entered into a 15 year reversionary lease.
* There is an outstanding rent review from Oct 2020 to the higher of Open Market Value or £560,000 pa. Further information on progression of the rent review is available
upon request.

COVENANT
Tesco are the largest supermarket operator in Great Britain, with a market share of
27.3% (Kantar). Tesco operate over 3,700 stores in the UK and ROI. In their most recent
trading statement, Tesco announced a market-leading Christmas performance with
UK like-for-like sales growth up 8.1% and Q3 sales growth of 6.7%. UK sales grew
across all formats, channels and categories. Online sales growth was particularly
marked at an increase of over 80%, equating to an extra £1bn of sales over the
19-week period.
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Tesco Stores Limited have a Dun & Bradstreet
rating of 5A2.

TESCO PLC IS AN INVESTMENT
GRADE COVENANT AND FTSE
100 COMPANY

(£000s)

Feb-20

Feb-19

Feb-18

Turnover

£42,951,000,000

£42,219,000,000

£41,367,000,000

Pre-tax Profit

£1,151,000,000

£737,000,000

£417,000,000

Tangible Net Worth

£4,817,000,000

£5,167,000,000

£4,071,000,000

Tesco Stores Ltd is a wholly owned subsidiary of Tesco plc, which is a FTSE 100 company and
benefits from an investment grade credit rating of BBB- from Standard & Poor and Fitch and
Baa3 from Moody’s.

 



FOODSTORE PROVISION

A61

The subject property is well positioned on the north
west edge of Sheffield city centre and is the dominant
store within the 5 minute drive-time catchment
of 33,904 people with a small Asda (12,789 sq ft) and
Aldi for competition.




 

5
4a 8

Sainsbury’s and Waitrose have large stores on the edge
of the 10 minute catchment to the south of the city and
there is a Tesco Extra a similar distance to the east.
There is no major representation from Asda until
beyond 10 minutes’ drive time.

A629

A6102

Beyond this, there is a Morrisons superstore 6 minutes’
drive-time to the north in Hillsborough.

10

 


3

 

It is the primary superstore for the large student
population living in the near vicinity (9,949 students
within a 20 minute walk).

THE SUBJECT PROPERTY IS THE
ONLY FOODSTORE ABOVE 20,000
SQ FT WITHIN A 25 MINUTE WALK
CATCHMENT RADIUS

M1
 

2b
1

The subject property is also the only foodstore above
20,000 sq ft within a 25 minute walk catchment radius.
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A625

A621

5 minute
drive time

10 minute
drive time

Foodstores over 20,000 sq ft + Aldi & Lidl

1

4b

Tesco Extra

Savile Street, S4 7UD
139,566 sq ft

Sainsbury’s

The Moor, S1 4PA
41,314 sq ft

2a

5

Aldi

St Mary’s Gate, S2 4QA
19,606 sq ft

Lidl

Halifax Road, S6 1LH
20,714 sq ft

2b

6

Aldi

Flora Street, S6 2BF
16,219 sq ft

Waitrose

Ecclesall Road, S11 8HY
59,139 sq ft

3

7

Morrisons

Penistone Road, S6 2GY
127,455 sq ft

M&S

Ecclesall Road, S11 8JD
21,435 sq ft

4a

8

Sainsbury’s

Clay Wheels Lane, S6 1LZ
85,883 sq ft

Jack’s

Kilner Way, S6 1NN
22,313 sq ft

FOODSTORE OCCUPATIONAL MARKET
AND RENTAL VALUE
Rental History
The rent passing prior to the 2018 regear was £680,000 pa. This had been agreed through
negotiation on the January 2011 rent review with a nil increase in 2016. In November 2018, the
parties entered into a 15 year reversionary lease. The parties agreed to an open market rent
review on day one of the reversionary lease in October 2020, subject to a collar of £560,000 pa.
The rent review is currently in negotiation.

Foodstore Occupational Market

11

The subject property is ideally sized for current foodstore requirements with a number of the
major grocers having announced new store requirements in the last 12 months. The minimum
contractual rent of £560,000 pa / £13.80 psf is very low and in our opinion is reversionary. We
would highlight the following rental comparables.
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Comparable Rental Evidence
Date

Size
(Sq Ft)

Rent
(£/Sq Ft)

Sainsbury’s,
Colton, Leeds

Jun-20

67,032 + 9,760
new build

£21.75

New build extension &
Re-gear

Morrisons,
Blaydon, Gateshead

Dec-19

71,096

£17.00

Re-gear

Sainsbury’s,
Ripley, Derbyshire

Oct-19

75,723

£19.25

Re-gear

Asda,
Hulme, Greater Manchester

Apr-19

87,549

£21.95

Re-gear

Sainsbury’s,
Kimberley, Nottinghamshire

Mar-18

56,462

£17.50
+ 10%
Fittings

Re-gear

Morrisons,
Kirkby, Merseyside

Aug-17

44,400

£14.00

Agreement for Lease

Property

Transaction

INVESTMENT MARKET
The supermarket investment market remains buoyant with the strong covenants, long income and income
reliability proving particularly attractive characteristics in the current uncertain environment. The quoting
price compares favourably to other recent open market review supermarket transactions.

Date

Area

Unexpired
Term

Rent
Passing
(£PSF)

Achieved Price / £PSF

NIY

Tesco, York

U/O
Mar-21

116,610

13

£25.00

c. £60,000,000 / £515

c. 4.75%

Sainsbury’s, Swindon

U/O
Mar-21

77,340

18.5

£22.70

c. £40,215,000 / £524

c. 4.75%

Sainsbury’s, Ripley

Jan-21

75,723

24

£19.25

£ 31,500,000 / £416

4.63%

Sainsbury’s, Billinghurst

Jul-20

11,017

13

£16.33

£3,200,000 / £290

5.09%

Waitrose, Stamford

Jun-20

27,761

9.5

£15.50

£7,300,000 / £263

5.50%

Tesco, Brislington

May-20

103,966

9.75

£24.25

£42,250,000 / £406

5.86%

Sainsbury’s, Kimberley,
Nottingham

Apr-20

68,350

15

£17.50

£22,500,000 / £329

5.25%

Sainsbury’s, Worcester

Dec-18

51,301

15

£17.50

£20,000,000 / £390

4.90%

Address
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THE INVESTMENT PROVIDES VERY SECURE INCOME WITH OVER 14.5 YEARS
UNEXPIRED TO TESCO, LET OFF A VERY LOW RENT OF £13.80 PSF ON A
SUCCESSFUL TRADING STORE WHERE THE TENANT RECENTLY ENTERED
INTO A 15 YEAR LEASE EXTENSION

ASSET MANAGEMENT
With a site cover of only 18% and a superb car parking
ratio of 1:119 sq ft, we consider the site provides additional
development potential, subject to planning and securing
vacant possession. We consider that in the order of 123 car
spaces could be developed to still leave an excellent car
parking ratio of 1:187 sq ft. We estimate this could equate to
a development plot of approximately 1.45 acres.
The site’s location immediately adjacent to the Infirmary
Road super tram stop provides rapid access to the city
centre and universities, which opens up a range of potential
alternative uses if a development plot could be negotiated
out of Tesco’s demise. High density residential, PRS and
student schemes in the near vicinity provide longer term
potential that would also be accretive to Tesco’s trade.
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The unused lodge building in the north east corner of the
site also provides potential asset management potential if
it could be surrendered from the Tesco demise.

EPC
The property has an EPC rating
of E-117.

WE CONSIDER THAT IN THE ORDER OF
123 CAR SPACES COULD BE DEVELOPED
TO STILL LEAVE AN EXCELLENT CAR
PARKING RATIO OF 1:187 SQ FT

VAT
The property is elected for VAT.

PROPOSAL
Our client is seeking base offers in excess of

£10,000,000

(Ten Million Pounds) subject to contract and exclusive of VAT.
A purchase at this level would reflect an attractive 5.25% Net
Initial Yield adopting 6.70% purchase costs. Upon settlement
of the outstanding rent review, a top up payment will be due on
the increased rent, capitalised at the purchase yield.

FURTHER INFORMATION
Nick Richardson
M: 07818 012 420
E: nick.richardson@montagu-evans.co.uk

Edward George
M: 07818 012 489
E: edward.george@montagu-evans.co.uk

Will Jarman
M: 07826 552 593
E: will.jarman@montagu-evans.co.uk

Misrepresentation Act 1967
Montagu Evans LLP for themselves and for the vendors or lessors of this property whose agents they are, give notice that : (i) The particulars are set out as a general guideline only for the guidance of intending purchasers or lessees and do not constitute the whole or any part of an
offer or contract. (ii) All descriptions, dimensions, references to condition and necessary permissions of the use and occupation, and other details are given in good faith without responsibility whatsoever and any intending purchasers or tenants should not rely on them as statements or
representations of fact, but must satisfy themselves by inspection or otherwise as to the correctness of each of them. (iii) Neither Montagu Evans LLP nor their employees has any authority to make or give any representation or warranties whatsoever in relation to the property. (iv) Unless
otherwise stated, all prices and rents are quoted exclusive of VAT and intending purchasers or lessees must satisfy themselves independently as to the applicable VAT position. (v) All the plans and maps provided within the particulars are for identification purposes only. March 2021.
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