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CAMBRIDGE

INVESTMENT SUMMARY

• Strong affluent historic City with vibrant economy.

• One of the key ownerships in the ‘Grafton Quarter’.

• Busy retailing pitch with limited vacancy.

• Unbroken parade.

• 90% of the income secured to strong tenants – Waitrose, Greggs & Argos.

• Good tenant re-gearing potential.

• £6,000,000 / 8.00% net initial yield, subject to contract.  
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LOCATION 

Cambridge is an attractive and historic University City with a large degree of isolation and 
dominance over it’s loyal retail catchment.  London lies 64 miles to the south, Milton Keynes 
lies 48 miles to the west and Norwich lies 64 miles to the east.  The City is the administrative 
and commercial centre for Cambridgeshire.

The City has excellent road communications with the M11 providing direct access 
to London and the M25.  In addition, the A14 links the City with the Midlands and 
the East Coast ports of Felixstowe and Harwich. There are also five Park & Ride sites 
located on the periphery of the City.

Cambridge railway station offers regular services to London Kings Cross and 
Liverpool Street with a fastest journey time of 50 minutes.  There are additional 
services to Norwich, Ipswich, Birmingham and London Stansted.  The government has 
also invested over £1 billion into the new Cambridge North railway station, together 
with housing and infrastructure works.  

London Stansted is located 30 miles to the south and Cambridge International 
Airport is located just 4 miles east of the City, providing regular services to Europe 
include Geneva, Frankfurt, Berlin and Paris.
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CAMBRIDGE

DEMOGRAPHICS

The City has a catchment population of 560,000 people and is 
regarded as one of the most affluent in the UK.  Over 50% are 
ranked within social groupings A, B and C1, with average earnings of 
£40,000 per annum.  Over 65% have attained “high-level education 
qualifications”.  Cambridge has the UK’s lowest unemployment rate at 
just 1.4%, compared to the national average of 4%.  As a result inward 
private and public investment into the catchment exceeds any other 
city in the UK with the most notable developments being:

• AstraZeneca’s new £330 million global research HQ.  A new  
70 acre Cambridge bio medical campus adjoining the new 
Addenbrooke’s Hospital.

• Cambridge University’s investment of over £1 billion into new 
research facilities, 3,000 new homes, new accommodation for  
2,000 post graduate students and 5 new schools to the north   
west of the City.

• Cambridge University is regarded as one of the world’s leading 
universities.  It was established in 1209 and today has in excess of 
20,000 students.  It is one of the richest institutions in the UK and 
has been the catalyst to the Cambridge Science Park, where today 
over 90 companies are located employing over 5,000 people.

• Cambridge is an important technology centre and it’s research and 
development focus has attracted a variety of companies working in 
biotechnology, pharmaceuticals and software engineering.

House price growth has exceeded 5% per annum for the last 5 years 
with the average price today now the third highest in the UK.  The East 
of England plan has set a target of 98,300 additional homes to be built 
in the period 2001 - 2021.
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RETAILING IN CAMBRIDGE

Cambridge is one of the South East’s leading retail, leisure and tourist 
destinations.  The combination of the historic buildings, university colleges and 
chapels linked by a variety of attractive pedestrian streets and lanes creates 
an exciting retail / leisure environment.  The retail provision extends to over 
1.5 million sq ft and dominates the catchment.

The City centre retail offer is split into the City centre and the Grafton area.  
The City centre offer is dominated by the John Lewis anchored 670,000 sq 
ft Grand Arcade shopping centre.  It is home to retailers such as Zara, H&M, 
Topshop, Cos, Massimo Dutti and Russel & Bromley.  The more aspirational 
retailers such as Jigsaw, Jack Wills, Hugo Boss, Joules, Cath Kidson and Reiss 
are located on the attractive High Street pitches outside the scheme such as 
Petty Cury, Market Street and Sidney Street.  Prime rents are in the region 
of £300 Zone A. 

The Grafton area is located one mile east of the City Centre and provides an offer 
targeted towards the convenience / discount end of the retailing market.  The Grafton 
area is anchored by Legal & General’s Grafton Centre which underwent a major 
refurbishment in 2018.  The centre is anchored by a Vue Cinema with mid-market 
retailers including H&M, Debenhams, Next and River Island, who have recently 
relocated from the City Centre due to the high rental levels.  

The centre has a 870 and 280 space car park, which provides excellent 
accessibility to the Grafton Centre. There are also numerous bus routes 
serving the Grafton Centre. 

Outside of the Grafton centre the retail pitch is condensed within 2 retail pitches - 
Fitzroy Street and Burleigh Street.  Primark is located on Burleigh Street and Fitzroy 
Street is home to national multiple retailers such as Poundland, Wilko, Superdrug, 
Specsavers, Holland & Barratt and Caffè Nero. Argos and Waitrose have only 
one city centre store (the subject property).
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SITUATION

The property lies in a highly prominent position at the entrance 
to the ’Grafton Quarter’ on the south side of Fitzroy Street. The 
surrounding area is predominantly residential with the attractive 
open areas of New Square / Christ’s Pieces providing convenient 
pedestrian links to the City Centre.

The shops in Fitzroy Street are held by relatively few owners with 
Legal & General owning the entire northern side.  The current 
consolidation of ownership provides a controlled environment 
which will help maintain rental levels. 

DESCRIPTION

The property comprises an attractive 21,521 sq ft two storey 
modern parade of five retail units.  The units are of varying sizes 
from smaller lock up kiosks to a larger 11,350 sq ft MSU.  All 
retailers currently trade from ground floor only.

The site comprises 0.4 acres and at the rear of the units there is a 
dedicated loading bay, 6 parking spaces and a bike store.

ACCOMMODATION

We have measured the property and set out our net internal floor areas below:

Floor Use 2 Fitzroy Street
ACG

4 Fitzroy Street
Mace

6-8 Fitzroy Street
Waitrose

10 Fitzroy Street
Greggs

12-14 Fitzroy Street
Argos

Ground Sales 315 332 3,625 2,050 5,031
Ground ITZA 315 332 1,658 790 1,824
First Ancillary (Sales) - - (3,848)* - 6,320
TOTAL 315 332 7,473 2,050 11,351

* Valued as Sales.
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Unit Tenant Lease Start Lease Expiry 
(Break)

Rent Rent psf ZA ERV psf ZA ERV pa

2 Fitzroy Street W S Weaver t/a Allied Cellular 24/06/2015 23/06/2022
24/06/20 (m) £25,000 £79.37 £80.00 £25,200 

4 Fitzroy Street I & A Rhattan t/a Mace 11/04/2005 23/06/2020 £35,000 £105.42 £80.00 £26,560 

6-8 Fitzroy Street Waitrose Ltd 16/03/2010 13/04/2025 £176,209 £89.05 £80.00 £158,293

10 Fitzroy Street Greggs plc 25/03/2005 24/03/2020 £97,500 £123.42 £80.00 £63,200 

2 Fitzroy Street Argos Ltd. 21/03/2005 24/03/2020 £240,000 £117.96 £80.00 £171,200 

TOTAL £573,709 £444,453 

The net rent after deducting the headrent is £516,338 per annum.

There is a small service charge on the property which for the y/e December 2019 is budgeted to be £41,112, which equates to £1.91 per sq ft.

TENURE

The property is held long leasehold on a 150 year lease from The Master or Keeper and Fellows and Scholars of Jesus College, 
Cambridge from 12th January 2007 at a rent equivalent to 10% of the rents received.  The headrent is payable annually on a 
‘side by side’ basis.  There are currently 138 years unexpired.  

The anticipated headrent for the year ending 1 February 2019 is £57,371 per annum.

TENANCIES

The property is let on effective FRI leases at a total gross rent of £573,709 per annum as set out on the tenancy schedule below:  

Unbroken parade at the entrance 
to the ‘Grafton Quarter’
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COVENANT STATUS

We set out below the latest summary financial figures on the tenants below:

Date of Accounts 30/01/16 28/01/17 27/01/18

Turnover £5,966,600,00 £6,121,300,000 £6,226,100,000

Pre-Tax Profit £66,600,000 £150,500,000 £100,500,000

Net Worth £930,300,000 £695,500,000 £718,000,000

Greggs is a leading FT250 food retailer with 
over 1,700 shops nationwide.

Waitrose is the UK’s leading 
premium supermarket with 
350 stores nationwide.

3 major tenants 
amount for 90% of 
passing rent

Date of Accounts 02/01/16 31/12/16 30/12/17

Turnover £835,749,000 £894,195,000 £960,005,000

Pre-Tax Profit £73,028,000 £75,142,000 £71,945,000

Net Worth £256,026,000 £250,406,000 £284,626,000

Date of Accounts 27/06/16 11/03/17 10/03/18

Turnover £3,930,104,000 £4,285,775,000 £4,162,557,000

Pre-Tax Profit (£180,769,000) (£25,664,000) (£145,305,000)

Net Worth £648,286,000 £516,284,000 £374,264,000

Argos is one of the UK’s leading omni-
channel retailers wholly owned by FT100 
supermarket Sainsburys PLC.

Mace has 764 stores in the UK and is franchisee led. The tenant has been in occupation since 2005. 
ACG Mobile is a mobile phone accessory retailer with shops in Cambridge and Thetford. 
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EPCs

EPCs are available on request.

VAT

The property is elected for VAT, but 
we would envisage the transaction will 
be concluded by way of a TOGC. 

50 metres

Cambridge - The Grafton

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

Experian Goad Plan Created: 18/02/2019
Created By: Kitchen LaFrenais Morgan

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

ESTIMATED RENTAL VALUE

Prime rents in the Grafton Centre are in the region of £120 Zone A and Fitzroy Street reflects a discount 
to this with the latest evidence showing £80 Zone A:

15 Fitzroy Street / Jessops
OML November 15 at £80 ZA

We consider the current gross ERV of the property to be £444,453 per annum based on £80 Zone A.

35 Fitzroy Street / Patisserie Valerie
OML July 14 at £85 ZA.
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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. 2019

FURTHER INFORMATION

If you require any further information or wish to inspect the 
property then please do not hesitate to contact:

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

Ed Gambarini 
020 7317 3713
07825 689037
egambarini@klmretail.com

PRICING

We are instructed to seek offers for our client’s long leasehold interest 
in the region of £6,000,000, subject to contract and exclusive of 
VAT.  A purchase at this level would show an initial yield of 8.00%, 
after deduction of standard purchaser’s costs of 6.80%. 


