
REVERSIONARY RETAIL INVESTMENT 
IN AFFLUENT COMMUTER TOWN

READING ■  RG1 7LA
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 ■ Reading is an affluent and growing Town and the main 
commercial centre in the county of Berkshire. 

 ■ The town has witnessed significant inward investment and 
will soon benefit from the opening of Crossrail in 2019, 
along with significant office and residential development.

 ■ The property occupies an affordable retailing location on the 
northern side of Oxford Road opposite Broad Street Mall 
and the town’s main bus stops for Reading Town Centre.

 ■ Formally a department store, the property provides 
significant flexibility for future retail requirements.

 ■ Well configured retail units.
 ■ WAULT of approximately 5 years.
 ■ Various Asset management opportunities 
 ■ Freehold.
 ■ The asset is held in a clean UK Ltd SPV which can 

be acquired.

PROPOSAL

Income:  £376,477 per annum
ERV: £443,803 per annum 
Offers in excess of: £4,750,000 (Subject to Contract)
Net Initial Yield: 7.4%
Reversionary Yield: 8.8%

INVESTMENT CONSIDERATIONS
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LOCATION & COMMUNICATION 

Reading, considered to be the capital of the Thames Valley, is a large affluent town in the 
county of Berkshire. Situated 38 miles west of Central London, 25 miles south of Oxford 
and 18 miles North of Basingstoke. Reading is the region’s main commercial centre and 
the focal point for economic growth along the M4 corridor. 

Reading is located four miles north of Junctions 10, 11 and 12 of the M4 motorway, 
providing quick access to the M25 and the wider motorway network. 

In 2014 £897 million was spent on improving rail infrastructure including enlarging 
the station, tracks and platform further cementing Reading’s position as a major 
transport hub providing trains to London Paddington approximately every 5 
minutes with the quickest journey time of 25 minutes with further rail services to 
Swindon and the west. 

Heathrow International airport is located 28 miles to the East, Luton airport 57 
miles North and London Gatwick Airport located 63 miles to the South East.

DEMOGRAPHICS

Reading benefits from an affluent catchment population of 698,000 with an estimated 
shopping population of 400,000. 

Reading has an above-average proportion of the most affluent AB social group. This affluence 
is further supported by the estimated £4bn on retail and leisure spend within a 30-minute 
drive time. 

The close proximity to Heathrow airport and the mature and established office market 
Reading has to offer are major contributing factors and why several multi-national companies 
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READING

choosing Reading as the location for their UK base. Employment is focused around IT, 
investment and insurance with occupiers including Microsoft and Verizon, making it one 
of the most dominant technology centres in the UK which results in a high daily inward 
commuter flow. Reading also has a large presence in the public sector, with employers 
such as the Borough Council and Royal Berkshire NHS Trust.

The University of Reading has a vibrant student population of approximately 
17,000. 
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RETAILING IN READING

Reading is one of the UK’s top retail destinations, boasting a 
retail floor space of 1.83 million sq ft. 

The town’s retail is focussed along Broad Street and the 
two shopping centres: The Oracle Shopping Centre and The 
Broad Street Mall on Oxford Road.

The pedestrianised Broad Street is anchored by a 300,000 
sq ft John Lewis, 85,000 sq ft Primark and 125,000 sq ft 
Marks and Spencer’s.  Other key retailers include, H&M, 
Boots, Next and WH Smith. 

The Oracle Shopping centre, located on the eastern section 
of Broad Street comprises approximately 700,000 sq ft 
and is predominately fashion led. The centre is anchored 
by a 150,000 sq ft House of Fraser and a 140,000 sq ft 
Debenhams with many flagships including  Zara, H&M and 
Topshop. In addition, the scheme offers a multi-storey car 
park providing approximately 2,300 spaces.

The town’s value led retailing is located within Broad Street 
Mall at the western end of Broad Street on Oxford Road. 
The centre comprises approximately 400,000 sq ft and is 
anchored by TK Maxx and Wilkinsons. Other key retailers 
include Argos, Pure Gym, Metro Bank, Poundland, New 
Look, Footlocker and Superdrug. 
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READING INVESTMENT & DEVELOPMENT

Reading town centre has experienced numerous redevelopment projects over the 
years with major upgrade works on the railway infrastructure together with plans for 
approximately 2,700 new flats and up to 1 million sq ft of Grade A office accommodation 
further enhancing Reading as a business hub.

Reading is also to benefit from the Crossrail in 2019, providing access to Bond Street in 53 
minutes, Liverpool Street 61 minutes and Heathrow airport 28 minutes. It is predicted that 
the opening of the line will further enhance the town’s position as one of the South East’s 
main transport hubs.

Station Hill Development

Stanhope and Benson Elliot are undertaking 
the £500m redevelopment of Station Hill. 
Including:
 ■ 950,000 sq ft of offices
 ■ 150,000 sq foot of retail
 ■ 300 residential units

Thames Tower Development

Refurbishment of Thames Tower by Brock-
ton Capital and Landid Property has added 
186,000 sq ft of office space. 

The development site sits adjacent to Reading 
station and the station Hill development. 

Chatham Place Development 

Chatham Place, is a mixed-use scheme 
developed by Muse in partnership with 
Reading Borough Council  providing a mix 
of residential, commercial, retail, leisure and 
community spaces.

 ■ The scheme comprises 491 homes and   
10,000 sq ft of retail and leisure space.

 ■ The development was completed in 2016.

Sainsbury’s Friar Street

Aviva have recently submitted plans to 
redevelop the current Sainsbury’s store and 
building above. 

Plans are for a new retail unit fronting Friar 
Street and 137 units of residential above. 

The Oracle Shopping Centre
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SITUATION

The property is situated in a prominent retail position on the northern side of 
Oxford Road opposite Broad Street Mall. The eastern section of Oxford Road acts as 
an extension to Broad Street and is a strong secondary retailing pitch with the town’s 
convenience offer.  Metro Bank, Argos, Foot Locker and Paddy Power are located 
opposite with other nearby retailers including TSB, Café Nero and the town’s A3 
offer on  St Mary’s Butts including Pizza Express and Ask. Primark UK Headquarters 
is also located on West Street employing over 300 people.

The property benefits from a strong footfall with Broad Street Mall attracting in 
excess of 700,000 people per annum and the town’s main bus stops located 
outside the property. 

DESCRIPTION

The Mcllroy Department Store is one of Reading’s 
most historic landmarks. The property once known 
as the ‘Crystal Palace of Reading’ was built in 1903. In 
1955 the Department Store ceased trading and has 
subsequently been split into well configured retail 
units arranged over ground and basement floors. 

There is a shared service yard to the rear of the 
property accessed via Cheapside. 

The upper floors consist of residential 
accommodations which have been sold off on 
long leases to expire 3002 at a peppercorn. 

6-8 and 18 Oxford Road are sold on long leases.

THE PROPERTY PROVIDES 
SIGNIFICANT FLEXIBILITY 
FOR FUTURE RETAIL 
REQUIREMENTS
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ACCOMMODATION

We have measured the property in accordance with the RICS Code of Measuring Practice 6th Edition and provide the following Net Internal Areas:

Unit Tenant Ground Floor Sale (sq ft) ITZA (units) Ground Floor Store (sq ft) Basement Total (sq ft)

10/12 Oxford Road Ponden Home 2,185 1,084 550 2,735
14/16 Oxford Road Creams 2,772 1,124 1,024 3,796
20 Oxford Road Corals 1,939 822 50 1,508 3,497
22/24/26 Oxford Road British Heart Foundation 4,512 2,223 646 5,687 10,845
28/30/32/34 Oxford Road Tesco 3,089 1,460 606 745* 4,440
34a Oxford Road The Tanning Shop 823 554 823
Total 26,136

* There is an area of basement measuring approximately 3,150 sq ft which is currently accessed from Tesco but does not form part of their demise. Further information available upon request.
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TENURE

The property is held freehold, subject 
to the upper floors, 6-8 and 18 Oxford 
Road sold off on long leases. Further 
information upon request.

Address Tenant Lease Start Expiry
Next Review

(Break) Rent £PSF Zone A ERV (ZA) Comments
Inside 

the Act

10, 12 Duvetco Ltd 
t/a Ponden Home 04/10/2010 03 /10/2019 £66,200 £58.50 £74,500

(£66.20) Yes

14, 16 Cult Retail 
t/a Superdry 09/10/2006 08/10/2021 08/10/2016 £80,000 £68.00 £77,500

(£66.20)

Sub-let to Atif Superstore Limited t/a Creams until 1st October 2021 
Passing rent of £60,000 pa (£50 ZA)
Gaurentee given by Cult Retail LLP

Yes

20 Corals Estates Ltd
t/a Corals 13/10/2017 12/10/2022 (13/10/2020) £59,200 £66.20 £59,200

(£66.20) Lease renewal Yes

22, 24, 26 British Heart 
Foundation 12/07/2012 24/03/2022 25/03/2017 £90,000 £37.00 £133,500

(£60.00)
Assuming 15% discount for shape. 
Review outstanding Yes

28, 30, 32, 34 Tesco 24/05/2010 23 /05/2025 £61,077 £38.25 £69,103
(£43.72)

5 yearly reviews inline with RPI, collar & cap 1-4%. 
Review assumed 2.5% pa compunded Yes

34a Feel Good Group 
t/a The Tanning Shop 08/04/2016 08/04/2029 08/04/2019

(08/04/2019) £20,000 £40.00 £30,000
(£60.00) Assuming 10% discount for size Yes

Total £376,477 443,803

TENANCIES & ERV’S

The property is multi-let on effective full repairing and insuring leases, by way of a service charge, providing a net 
income of £376,777 per annum. Further information with regards to the service charge upon request.



10

6 - 34
OXFORD ROAD

50 metres

For more information on our products and services:
www.experian.co.uk/goad | goad.sales@uk.experian.com | 0845 601 6011

Reading

Experian Goad Plan Created: 19/09/2017
Created By: Kitchen LaFrenais Morgan

Copyright and confidentiality Experian, 2017. © Crown copyright and database
rights 2017. OS 100019885

TH
E TAN

N
IN

G
SH

O
P

For indicative purpose only.

Sold off on 
long leasehold
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Tenant Date of Accounts Turnover Pre-Tax Profit Net Worth Experian Rating/100

Duvetco Limited / Ponden Home 27/02/2016 £24,993,000 £1,620,000 £10,583,000 100/100
Very Low Risk

C-Retail Limited / Superdry 30/04/2016 £311,248,000 27,807,000 £18,823,000 98/100
Very Low Risk

Atif Superstore Limited / Creams 31/03/2016 - - £20,578 97/100 
Very Low Risk

British Heart Foundation 31/03/2017 - £38,100,000 £78,700,000 100/100
Very Low Risk

Tesco Stores Limited 25/02/2017 £40,134,000,000 £266,000,000 £749,000,000 83/100
Low Risk

The Feel Good Group Limited 31/12/2015 £11,996,002 £1,560,246 £1,634,471 92/100 
Very Low Risk

COVENANT INFORMATION

Duvetco Limited / t/a Ponden Home (Company No SC346445) is a home furnish-
ing/ textiles retailer established in 1976 and part of the Edinburgh Woollen Mill Group 
which includes Jane Norman, Ponden Home, Austin Reed, Peacocks, Edinburgh Woollen 
Mill, and Country Casuals.

C-RETAIL LIMITED t/a Superdry (Company No 07139142) established in 2003, is a 
British Clothing brand combining vintage Americana styling with Japanese inspired graph-
ics. Superdry has a significant and growing presence around the world, operating through 
515 Superdry branded locations in 46 countries. There are 139 owned stores across the 
UK and mainland Europe and 208 franchised and licensed stores. 

Atif Superstore Limited/ t/a Creams (Company No 0528161) is a franchise and  
centred on a 1950’s retro Americana genre. The creams café concept started in 2008 
and now trade from over 50 stores nationwide with the aim to expand to 100 stores.

British Heart Foundation Ltd (Company No 00699547) was founded in 1961 and 
is regarded as the number one charity retailer. With 730+ stores nationwide the charity 
specialises in the sale of second hand donated goods such as clothes, accessories, books, 
household goods and toys. 

Tesco Stores Limited (Company No 5195000) is the United Kingdom’s largest and 
the world’s third largest grocery retailer with operations in 14 markets, employing over 
460,000 people in over 6,809 stores worldwide.

Coral Estates Limited (Company No 00726729) was founded in 1962 and is the third 
largest retail bookmaking business in the UK since merging with Ladbrokes in 2016 with 
a market share of 20% and over 3,500 stores nationwide.

The Feel Good Group Limited / t/a The Tanning Shop (Company No 05891329)  
are providers of professional tanning solutions across the UK since 1991 and have 75 
franchises nationwide. The Tanning Shop provides on average 600,000 safe tans every year. 



ASSET MANAGEMENT OPPORTUNITIES

 ■ With the recent lease renewal to Corals demonstrating an uplift the rents are reversionary 
 ■ Re-gear with Ponden Home and Creams
 ■ Potential split of BHF unit and/or seek alternative uses
 ■ Rentalise vacant basement

Langham House
302-308 Regent Street
London W1B 3AT

MISREPRESENTATION ACT:  KLM Retail, 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, 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 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 include any joint agents acting with KLM Retail. Designed by BRAND+OUTLINES Ltd. 2017

PROPOSAL

We are instructed to seek offers for our client’s freehold interest 
in excess of £4,750,000 (Four Million Seven Hundred and Fifty 
Thousand Pounds), subject to contract and exclusive of VAT.  A 
purchase at this level would reflect a Net Initial Yield of 7.4%, 
a reversionary yield of 8.8% and an equivalent yield of 8.4% after 
allowing for purchaser’s costs of 6.58%. 

The asset is held in a clean UK Ltd SPV which can be acquired.

FURTHER INFORMATION

For further information or to arrange an inspection of the property, please contact:

EPC

EPCs for the property can be provided upon request. 

VAT

The property has been elected for VAT purposes. 

Ed Gambarini
020 7317 3713 | 07825 689 037
egambarini@klmretail.com

Rob Dales
020 7317 3705 | 07740 535395
rdales@klmretail.com

Alice Grindrod
0207317 3719
agrindrod@klmretail.com


