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Grade II listed  
building situated  

in the heart of  
Clifton Village

Occupiers include 
Zizzi Restaurants Ltd, 

Coffee #1 Ltd and 
West End Investments 

Clifton Ltd

Upper parts comprise 
14 residential 

apartments, let  
on a single lease

Property includes  
7 secure car parking 

spaces

WAULT of 12 years,  
2 months (expiring) 

and 10 years,  
2 months (break)

Total rental income  
of £261,358 per annum

Uncapped RPI 
increase in 2025 on 
residential income

New lettings at 2-16 
Clifton Down Road 

provide strong rental 
growth story.

PROPOSAL
Offers sought in excess of £3.78m (three million,  
seven hundred and eighty thousand pounds) subject  
to contract and exclusive of VAT.

A purchase at this level represents an attractive net initial 
yield of 6.5%, a reversionary yield of 7% assuming RPI 
increases at 3% per annum and a capital value of £221 per sq ft.

Investment Summary
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BRISTOL
Bristol is the 5th largest conurbation in the UK and the capital of the South West. It 
has an estimated population of 463,400, which is expected to increase 21% by 2021.

The larger urban area is estimated to be 1.6 million and is amongst the most 
attractive, successful and culturally prestigious cities in the UK, enjoying a rising 
profile within Europe and beyond.

The city benefits from two outstanding and significant universities, with the University 
of Bristol being the second most targeted university by employers in the UK. 
Combined, the universities have a population of 52,000 students and the University 
of Bristol has significant growth projections and recently commenced development of 
their new £350m Temple Quarter Enterprise Campus in central Bristol, due to open in 
late 2023.

CLIFTON
Clifton is one of the oldest and most affluent areas of Bristol, situated to the west of 
the city centre. It has no formal boundaries but extends from Whiteladies Road (an 
important shopping district in its own right) in the East, to the Avon Gorge to the West.

Clifton is renowned for its Georgian and Victorian architecture, including the stately 
buildings fronting The Promenade on Clifton Down, Bristol Zoo Gardens and the 
beautiful Clifton College and world famous Royal York Crescent.

Other attractions include the Clifton Suspension Bridge, The Observatory, Bird Cage 
Walk, public gardens and residential squares, in addition to the 440 acres of open land 
to the north, Durdham and Clifton Downs. 
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Clifton’s upmarket shopping quarter, known as “The Village”, comprises a range of 
independent retailers, boutiques, restaurants and coffee shops, as well as a number of 
national traders including Mint Velvet, Farrow & Ball, Crew Clothing, Waterstones and 
John Lewis of Hungerford Kitchens. Both Savills and Knight Frank estate agents have 
offices in the village and restaurants include The Ivy Clifton Brasserie, Cote Brasserie, 
Giggling Squid, Bosco Pizzeria and most recently Coppa Club, who opened their first 
venue outside London and the south east.

Clifton Village contains a variety of shopping options with the main focus of activities 
along Princess Victoria Street, The Mall and Boyces Avenue, home to The Grade II 
listed ‘Arcade’.  The attraction of Clifton Village as a retail and leisure destination 
will be further enhanced by development of 2-16 Clifton Down Road, known as ‘The 
Village’. Part of the scheme has already been pre let to Marks & Spencer and a 
national coffee operator with the remaining units at first floor also attracting interest, 
and the 2nd floor will provide offices.

Clifton is also an affluent area to live, with many of the Georgian town houses 
converted into flats, in addition to a number of newer residential developments.

CLIFTON VILLAGE

50 metres
For more information on our products and services:

www.experian.co.uk/goad | goad.sales@uk.experian.com | 0845 601 6011

Bristol - Clifton

Copyright and confidentiality Experian, 2020. © Crown
copyright and database rights 2020. OS 100019885
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1. Subject property – Zizzi/Coffee #1
2. Cote Brasserie
3. Clifton Sausage
4. The Ivy Brasserie
5. New Moon Tapas
6. Nutmeg
7. Giggling Squid
8. Spicer + Cole
9. Kibou
10. Caffe Nero
11. Bosco
12. Bar 44
13. Coppa ClubClifton Arcade

1.
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The property occupies a prime location within the village, at the junction of Princess 
Victoria Street with The Mall. The property lies adjacent to Co-op with other nearby 
occupiers comprising national and independent retailers, estate agents, jewellers, 
bars and restaurants. 

SITUATION

Bar Forty Four Spicer + Cole

Coppa Club

The Clifton Avon Gorge Hotel

Co-op Princess Victoria Street

Giggling SquidThe Clifton Sausage The Bristol Fringe

The QuadrantThe Ivy Clifton Brasserie
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29-31 Princess Victoria Street is Grade II listed and was constructed in circa 1908.  
33 Princess Victoria Street is not listed and was constructed in the 1960’s.

The property comprises a restaurant and coffee shop on ground floor with ancillary 
storage at basement/lower ground floor, with fourteen 1, 2, 3 & 4 bedroom apartments 
arranged over 3 upper floors. To the rear of the building is a fully enclosed car park, 
bin store and a lean to building, used as storage facilities.

Access to the residential accommodation and the car park is direct from Princess 
Victoria Street.

DESCRIPTION

Coffee #1 Zizzi Student Accommodation 29-33 Princess Victoria Street Rear Car Park
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ADDRESS TENANT RESIDENTIAL 
ACCOMMODATION

AREA GIA 
SQ FT

Mezzanine West End Investments 1 x 2 bed 
2 x 4 bed

First Floor West End Investments

1 x studio 
1 x 2 bed 
1 x 3 bed 
3 x 4 bed

Second Floor West End Investments
1 x 2 bed 
1 x 3 bed 
3 x 4 bed

TOTAL AREA GIA 10,976

ACCOMMODATION

TENURE
Freehold.

ADDRESS TENANT BASEMENT 
SQ FT

GROUND 
SQ FT

GROUND  
ITZA

29-32 PV Zizzi 998   3,150  1,278

33 PV Coffee #1 136  729 608

Rear Building West End Investments 1,088

Total 1,134 4,967 1,886

Commercial Element

Residential Element

Princess Victoria Street

Zizzi

Student Accommodation

Coffee #1Zizzi
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Tenant Use Licence 
Lease/Start

Term Lease/Licence 
Expiry/Break

Rent Review £ Rent  
Per Annum

Comments

Zizzi Restaurants Ltd Restaurant 04/06/2001 35 years  
4 months

03/06/2036 
(04/06/2031)

04/06/2026 85,000 The original lease expires June 2026. The tenant has signed a reversionary lease 
for 10 years & 4 months from expiry of original lease. Monthly rent payments.

Coffee 1# Ltd Coffee Shop 01/08/2021 5 years 31/07/2026 
(01/08/2024)

_ 24,500 Tenant has been in occupation since 2011 and signed a reversionary lease. 
Monthly rent payments.

West End Investments 
Clifton Ltd

Residential 26/05/2010 25 years 25/05/2035 26/05/2025 130,858 Rent increased on review by RPI (no cap or collar).

West End Investments 
Clifton Ltd

External  
Storage

16/12/2016 4 years  
11 months

05/12/2021 _ 4,000 Used as a general storage area. Outside security provisions of 1954 Landlord  
and Tenant Act. In negotiations for new 5 year minimum term.

The Romans Group 
UK Ltd

2 car spaces 01/01/2020 3 years 31/12/2022 _ 3,600 Licensee can terminate on one month’s written notice. *  
Car parking space 1 and 2.

Francesca Draycott 2 car spaces 01/01/2020 2 years 31/12/2021 _ 3,000 Licensee can terminate on one month’s written notice. * 
Car parking space 3 and 4. New license being agreed.

Westcom (CSW) Ltd 1 car space 01/01/2020 3 years 31/12/2022 _ 1,800 * Car parking space 5.

Nicholas Wylde 
(Goldsmith) Ltd.

2 car spaces 01/01/2020 4 years 31/12/2023 _ 3,600 Licensee can terminate upon one month’s written notice. *  
Car parking space 6 and 7. 

Chockdee Ltd Bin Store In lawyers 10 years from completion 
(2027)

5,000 Tenant is Giggling Squid, located opposite the property.

TOTAL 261,358

* Landlord can terminate upon 7 days’ notice.

TENANCY SCHEDULE
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West End Investments  
Clifton Limited 

West End Investments are a well-known Bristol based property 
investment and development company, specialising in the 
acquisition and repositioning of commercial and residential 
properties in Bristol and Bath. The company was established in 
1997 and notable developments/investments include The  
Platform student accommodation block in Montpelier, the 
redevelopment of the Vertigo office complex in Bristol’s 
Floating Harbour and the redevelopment of the Guild on Park 
Street to provide a mixed use site to include retail, student 
accommodation and office space. West End Investments Clifton 
Limited reported £11,730,904 in shareholders’ funds in 2021 
and Creditsafe provide a rating of B-54.

More information can be found on their website:   
https://westend-investments.co.uk/ 

Coffee #1 Ltd  
T/A Coffee #1

Coffee #1 is an award winning coffee shop chain operating 11 
shops within Bristol and 100 shops nationwide. The company 
was founded in Cardiff in 2001 with the current headquarters 
being situated in Bristol. Coffee #1 have been majority owned 
by the Nero Group since 2019, and reported £7,842,000 of 
shareholders’ funds, a turnover of £28,446,000, and a pre-tax 
loss of £1,089,000 in their 2020 accounts. Creditsafe provide a 
rating of D-29.

More information can be found on their website:  
https://www.coffee1.co.uk/ 

Zizzi Restaurants Limited  
T/A Zizzi’s

Previously operating as ASK Italian, the company has been in 
occupation of Princess Victoria Street since 2001. The popular 
Italian restaurant is owned by the Azzurri Group, who also 
operate ASK and Coco Di Mama and have approximately 225 
restaurants in the UK. The Azzuri Group were placed into 
administration in July 2020 as a result of trading difficulties 
relating to the Covid-19 Pandemic and have since been 
purchased TowerBrook Capital Partners, who have invested 
over £70 million to restructure the company and provide 
capacity for future growth. Zizzi Restaurants Limited did not 
report financial figures in 2021 but Creditsafe provide a rating 
of 58-B.

More information can be found on their website:  
https://www.zizzi.co.uk/

Tenant profile

Indicative Image Indicative Image
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Retail
The £85,000 per annum rent agreed with Zizzi was the same as the previous rent 
passing. There was strong interest for the unit when Zizzi’s continuing occupation was 
under threat with other offers from national A3 operators and a convenience store 
operator but Zizzi were keen to remain in occupation of this unit. 

Coppa Club recently took a 15 year lease at 2-10 Regent Street, paying £82,000 per 
annum on a 3940 sq ft unit.

Cote Restaurants are now paying £100,000 per annum on their 4125 sq ft unit in The 
Mall. This rent increased from £83,850 per annum.

In addition, at The Village, 2-16 Clifton Down Road, Marks and Spencer Simply Food 
has taken a pre let at £250,000 per annum, and a corner unit extending to 1500 sq ft is 
under offer to a national coffee operator at £60,000 per annum, reflecting £40 per sq ft.

Residential
We understand the residential units sub-let at rents ranging from £700 p.c.m. (for the 
studio), to £1,936 p.c.m. (4 bedroom apartments). We estimate total potential ERV 
of the residential element is in excess of £262,000 per annum. Residential values in 
Clifton Village are in the order of £450-£600 psf.

MARKET COMMENTARY

Zizzi

Coppa Club Côte Brasserie

Coffee #1

Boyce’s Avenue - Clifton Village

Digs - Student Accommodation



Ian Lambert 
T: 0117 946 4525 
M: 07774 468265 
E: Ian.lambert@htc.uk.com   
James Frost 
T: 0117 946 4563 
M: 07741 664631 
E: James.frost@htc.uk.com
Richard Saunders 
T: 0117 946 4521 
M: 07825 382835 
E: Richard.saunders@htc.uk.com

Hartnell Taylor Cook LLP for themselves and for the vendor or lessor of this property, whose agent they are, give notice that: These particulars are set out as a general outline 
only for the guidance of intending purchasers or lessees and do not constitute part or whole of an offer or contract; All descriptions, dimensions, photographs, references 
to condition and necessary permissions for use and occupation and other details are given in good faith and are believed to be correct, but intending purchasers or lessees 
should not rely on them as statements or representations of fact and must satisfy themselves as to their correctness; No person in the employment of Hartnell Taylor Cook 
LLP has any authority to make or give any representation or warranty whatsoever in relation to this property or these particulars nor enter into any contract on behalf of 
the vendor or lessor; Unless otherwise stated, all prices, rents and other charges are quoted exclusive of VAT. Any intending purchasers or lessees must satisfy themselves 
independently as to the incidence of VAT in respect of any transaction; All plant, machinery, equipment, services and fixtures and fittings referred to in these particulars were 
present at the date of publication. They have not been tested and we give no warranty as to their condition or operation; No responsibility can be accepted for any expenses 
incurred by intending purchasers or lessees in inspecting properties that have been sold or withdrawn. March 2022
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PROPOSAL
We are instructed to seek offers in excess of £3.78m (three million, seven hundred  
and eighty thousand pounds) subject to contract and exclusive of VAT for our client’s 
freehold interest. 

A purchase at this level reflects a net initial yield of 6.5%, a reversionary yield of 7% 
assuming RPI increases at 3% per annum and a capital value of £221 per sq ft.

SERVICE CHARGE
There is a service charge regime in place across the 
entire property. For the year ending 31/12/2021, the 
service charge budget was £15,603, the service charge 
is apportioned on a square feet basis, split across the 
restaurant/coffee shop and residential.

VAT
The property is elected for VAT and it is proposed that the 
sale is treated as a Transfer of a going concern.

FURTHER INFORMATION
for further information,  
please contact the sole  
agents:


