
DOMINANT RETAIL & LEISURE PARK 
INVESTMENT AND ASSET MANAGEMENT OPPORTUNITY

NEWPORT, ISLE OF WIGHT PO30 2BX

_



INVESTMENT SUMMARY

_

Prominent location at the centre of the Isle of Wight.

Captive 138,000 resident population with an 
estimated 2.4 million annual tourist visitors.

Modern leisure and retail scheme with generous 
customer car parking anchored by the only 
multiplex cinema on the island. 

4.66 acres of freehold and virtual freehold 
ownership. 

The total passing rent is £970,169 pa and this 
represents an affordable current average rent on 
the built space of £13.12 per sqft.

WAULT of 11.69 years to lease expiry and WAULT  
to tenants’ breaks of 6.59 years. 

A well let scheme with 70% of the income let to 
tenants with a Very Low Risk Experian rating.

Asset management opportunities to optimise and 
improve the current lease terms and tenant line up. 

We are seeking £12,750,000 (twelve million seven 
hundred and fifty thousand pounds) for this asset 
on our client’s behalf, subject to contract and 
exclusive of VAT. A purchase at this level would 
reflect a net initial yield in January 2018 of 7.13% 
after assumed purchaser’s costs of 6.72%.



LOCATION

_

The Isle of Wight is located off the south coast of England and is connected to 
the mainland via passenger and vehicle ferry and hovercraft services from 
Portsmouth, Southampton and Lymington. 

Newport is the county town of the Isle of Wight and is located in the centre of 
the island, at the head of the River Medina which leads north to Cowes. It is well 
connected to the rest of the island by the A3020 and the A3054 trunk routes, 
which run north & south and east & west respectively from it. 

Newport is the key centre for the island for administration and business and 
is where the overriding majority of national multiple retail, leisure and food & 
beverage operators are located. 

SITUATION

_

Coppins Bridge Retail & Leisure Park lies on the eastern edge of Newport town 
centre and is extremely visible to traffic at the gyratory junction of the A3020 
St Georges Way with the A3054 Fairlee Road, so this is a fantastic position for 
access to and from all parts of the island. 

Matalan, Marks & Spencer and Morrisons occupy large units with free surface 
level customer car parking within short walking distances to the west and south 
of the property. 

The property includes 305 car parking spaces, comprising 95 spaces which 
are free for 3 hours with vehicular access from Furrlongs to the west and the 
Coppins Bridge pay and display car park which has 210 spaces. The pay & 
display car park is operated by Isle of Wight Council and is linked directly into 
the Cineworld lobby area via a pedestrian bridge over St Georges Way.
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DEMOGRAPHICS

_

The 2011 census population of the Isle of Wight is over 138,000 which is forecast 
to grow by 19% over the period to 2033 (Office for National Statistics). 70.1% of 
households on the island are owner occupied, compared to 63.5% for England & 
Wales, and 77.5% of households have access to a car compared to 74.4% nationally. 

TOURISM

_

The “Garden Isle” has been a major English tourist destination since Victorian 
times and attracts as many as 2.4 million visitors annually (Isle of Wight County 
Press, Jan ’17). Major attractions include the Cowes Week regatta, the Isle of 
Wight festival, Osborne House and the Blackgang Chine theme park. There 
are numerous beach and outward-bound destinations around the island and 
accommodation ranges from hotels and bed & breakfast venues to caravan parks 
and camp sites. On those occasions when the weather disappoints, the Cineworld 
multiplex and adjacent restaurants are extremely well placed to benefit.  
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LEISURE ON THE ISLE OF WIGHT

_

The 11 screen Cineworld unit at Coppins Bridge Retail & Leisure Park is 
the only multiplex cinema on the Isle of Wight with the only competition 
being a three screen independent cinema in the centre of Ryde. The large 
investment that would be required to introduce another multiplex to the 
island is such that this dominant position will continue for the future in our 
view. 

In addition to the KFC and Pizza Hut units at the property other food & 
beverage occupiers within Newport town centre include Prezzo, Pizza 
Express, Yates’s and JD Wetherspoon, however we consider there to be 
numerous national brands that are missing from Newport and from the 
island. We also consider there to be a number of larger floorspace users 
absent and there are no national multiple budget gyms currently present 
on the island. 

RETAIL ON THE ISLE OF WIGHT

_

Newport is the key comparison retail destination for the island, with prime pitch 
located along the High Street, which is a short walk west of the property. Key 
occupiers on the High Street include Monsoon, Mountain Warehouse, Boots, JD 
Sports, Trespass, Laura Ashley and WH Smith, with TK Maxx, Peacocks, New 
Look and H&M among others nearby. 

Around the fringes of the town centre area are large stores occupied by Marks & 
Spencer for a general merchandise store, Morrisons, J Sainsbury, Matalan and 
Lidl. 

Retail warehousing on the island is also concentrated around Newport, in order 
to capitalise on its central location, with occupiers around the subject property 
(M&S, Morrisons and Matalan), to the north of the town off Medina Way (B&Q 
Extra, J Sainsbury, Currys/PC World, Pets at Home and Dunelm) and to the west 
at Gunville (Mothercare, Argos & Carpetright). 
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DESCRIPTION

_

The property is a modern retail and leisure scheme with Cineworld as its anchor 
tenant at first floor level, which has dedicated customer access via escalators 
from the scheme car park to the west and via the pedestrian bridge from 
Coppins Bridge car park to the east. KFC occupies a separate drive thru unit on 
the southern side of the scheme car park and the Office Outlet and Maplin stores 
also have customer entrances directly from the car park. Pizza Hut is located 
immediately adjacent to the Cineworld entrance lobby and the Fever nightclub is 
accessed separately on the northern side of the scheme with particularly good 
presence to traffic using the adjacent gyratory system. 

TENURE

_

The built area and western car park is owned freehold, the extent of which  
is shown edged red on the above plan, which we estimate to comprise  
2.46 acres. The Coppins Bridge pay and display car park is owned on a long 
lease from Isle of Wight Council at a peppercorn rent with over 132 years 
unexpired. That is shown edged blue and we estimate that it extends to  
2.2 acres. The bridge over St Georges Way runs with the property. 

FIRST FLOOR



TENANCIES & ACCOMMODATION

_

The property is let on an effective full repairing and insuring basis with upward only rent reviews on the following summarised terms:

UNIT TENANT
AREA    

(SQ FT)
LEASE TO CURRENT

 ANNUAL RENT
RENT 

PER SQ FT
NEXT RENT 

REVIEW COMMENTS

Unit 1 Pizza Hut (UK), t/a Pizza Hut 3,265 23/06/2025 £76,000 £23.10 23/06/2020 Stated area in the lease of 3,290 sq ft.

Unit 2 J D Wetherspoon Plc t/a Fever 6,922 24/03/2025 £86,500 £12.50 25/03/2020 Sublet at £60,000 pa.

Unit 3 Maplin Electronic Limited t/a Maplin 5,656 15/02/2019 £82,500 £14.59 N/A

Unit 4 SUK Retail Ltd t/a Office Outlet 18,374 31/01/2022 £150,000 £8.16 N/A
The rent to reduce from £235,569 pa to £150,000 pa from 1st January 
2018 with landlord’s rolling breaks on 2 months’ notice. Contracted 
out of the security of tenure provisions of the 1954 L&T Act.

Drive-Thru Kentucky Fried Chicken                 
(Great Britain) Ltd t/a KFC 2,915 23/06/2025 £77,936 £26.74 25/06/2020

Multiplex Cinema Cine-UK Limited t/a Cineworld 36,473 27/07/2035 £493,233 £13.52 28/07/2020 Mutual option to break on 28/07/2025 with 12 months’ prior notice.

Coppins Bridge Car Park Isle of Wight Council 05/08/2150 N/A N/A Licence.

Cashpoint Note Machine UK Limited 31/07/2026 £4,000 N/A Mutual option to break on 01/08/2021 with 6 months’ prior notice.

Electricity Substation Southern Electric Power 
Distribution plc 28/09/2099 one 

peppercorn

73,605 £970,169 £13.12

The areas are from a measured survey of the property from Malcolm Hollis which is assignable to the purchaser. 

This represents a WAULT of 11.69 years to lease expiry and WAULT to tenants’ breaks of 6.59 years. 

TENANTS’ COVENANTS

_

70% of the current income is leased to tenants with a Very Low Risk rating by Experian and each tenant’s latest published accounts are summarised below. 

UNIT TENANT YEAR ENDING TURNOVER '000'S PRE-TAX PROFIT '000'S TOTAL ASSETS LESS 
CURRENT LIABILITIES '000'S EXPERIAN RISK RATING

Unit 1 Pizza Hut (UK) Limited 04/12/2016 £232,719 £5,222 £62,634 Very Low Risk

Unit 2 J D Wetherspoon Plc 30/07/2017 £1,660,750 £76,364 £1,097,765 Very Low Risk

Unit 3 Maplin Electronic Limited 19/03/2016 £234,550 -£2,068 £24,341 Below Average Risk

Unit 4 SUK Retail Ltd 30/01/2016 £198,090 -£21,713 £9,493 N/A

Drive-Thru Kentucky Fried Chicken                 
(Great Britain) Ltd t/a KFC 04/12/2016 £479,870 £58,992 £142,138 Very Low Risk

Multiplex Cinema Cine-UK Limited 31/12/2016 £239,172 £31,918 £103,167 Very Low Risk

Cashpoint Note Machine UK Limited 30/06/2016 £108,805 £14,708 £87,703 Very Low Risk



ASSET MANAGEMENT

_

The scheme occupies an extremely prominent location at the centre of the Isle 
of Wight at the edge of Newport town centre, in a very well-established retail 
and leisure location and includes the only multiplex cinema on the island. Whilst 
being a fully let scheme, there are a number of asset management opportunities 
that exist:

•    Our client’s recent renegotiation on the Office Outlet unit allows the owner 
to serve notice to break that lease from next year onwards. This could allow 
space for a D2 occupier (budget gym, kids play, indoor golf) along with a new 
restaurant unit to set a new rental tone.

•    Surrender the Maplin lease and convert to a restaurant or a coffee unit.

Indicative plans to demonstrate the way this could be achieved, subject to 
planning, are shown to the left.

•    Regear the Cineworld lease to remove the break option.

•    Regear the Pizza Hut lease following their recent refurbishment.

•    Regear KFC lease following their recent refurbishment.

•    Improve the signage for the scheme.

•    Look at adding advertising space on the building as it fronts the main trunk 
road through the Isle of Wight.
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VAT

_

The property is elected for VAT and it is anticipated that the sale would be 
treated as a transfer of a going concern.

EPC

_

EPCs are available upon request.

PROPOSAL

_

We are seeking offers of £12,750,000 (twelve million seven hundred and  
fifty thousand pounds) for our client’s freehold and long leasehold interests  
in the property. 

A purchase at this level would reflect a net initial yield in January 2018 of 7.13% 
after assumed purchaser’s costs of 6.72%.

Subject to contract and exclusive of VAT. 

CONTACTS

_

Will Andrews
T 020 7317 3741
M 07970 467 505

E wandrews@klmretail.com

Mark Smith
T 020 7317 3743
M 07966 398 373
E msmith@klmretail.com

MISREPRESENTATION ACT: KLM Retail and Lee Roy Hough Ltd, for themselves and for the vendors of this property, whose agents they are, 
give notice that (i) the particulars and any further information communicated by any means to potential purchasers of the property described 
in the particulars, or their advisers, in connection with the possible sale of the property are provided solely for the purpose of assisting 
potential purchasers in deciding whether they wish to proceed with further investigation of the property and do not constitute either the 
whole or any part of an invitation, offer or contract for sale of the property; (ii) all descriptions, dimensions, references to condition and 
necessary permissions for use and occupation and other details are given in good faith and are believed to be correct as at the date of the 
particulars (or the date of the relevant information if earlier). However, potential purchasers are not entitled to rely on them as statements 
or representations of fact but should satisfy themselves by searches, enquiries, surveys and inspections or otherwise with regard to the 
accuracy of such details. No responsibility or liability is or will be accepted by KLM Retail and Lee Roy Hough Ltd, the vendor(s) of the property 
or any of their respective subsidiaries, affiliates, directors, officers, representatives, employees, advisors, or agents for any loss or damage 
suffered by any party, resulting from reliance on the particulars or any other information communicated by any means to that party, or its 
advisers, in connection with the possible sale of the property. No person in the employment of KLM Retail, Lee Roy Hough Ltd or the vendor(s) 
has authority to make or give any representation or warranty, express or implied, in relation to the property. References to KLM Retail and 
Lee Roy Hough Ltd include any joint agents acting with KLM Retail.

November 2017

Designed & Produced by CORMACK 020 7620 1205   www.cormackadvertising.com

SERVICE CHARGE

_

The budgeted service charge rate for the 2017/18 year equates to £3.27 per 
sqft based on the measured areas. The responsibility for the maintenance of 
the footbridge over St Georges Way and the Coppins Bridge car park is covered 
under the service charge for the property however operation of the Coppins 
Bridge car park is the responsibility of the licensee, the Isle of Wight Council.

Jonathan Perkins
T 020 7317 3744
M 07884 186 881
E jperkins@klmretail.com


