
PRIME FREEHOLD RETAIL  INVESTMENT

42 HIGH STREET, BARNSTAPLE EX31 1BZ 

• Prime location close to Boots and Superdrug
• Let to Waterstones and Ladbrokes 
• Lease term until 2025
• Rebased rents 
• Potential for first floor residential conversion
• Income £83,000 per annum
• Price £825,000 subject to contract
• Net Initial yield 9.5% 

INVESTMENT SUMMARY
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BARNSTAPLE
Barnstaple is a historic market town and regional administrative centre for the
north Devon area. It is also a significant tourist destination attracting large
numbers of visitors and holidaymakers, especially in the summer months.

The resident population is approximately 31,616 persons with some 54,258
living within 6 miles and 116,103 within 12 miles.

It is noteworthy that the nearest major shopping centres at Exeter and
Taunton are both over 40 miles distant so the town benefits from a clearly
defined and substantial catchment extending across north Devon. As a result,
the town centre tends to be busy throughout the year and good shop units in
the town tend not to remain vacant for long.

Communications are good, with the A377 linking Barnstaple with Exeter and
the M5 Motorway (junction 31) and A361 linking with Taunton and the M5
(junction 27). The A39 coast road links with towns east and west from
Barnstaple. Rail services are available to London Paddington via Exeter and
the nearest airport is at Exeter.

LOCATION
The subject property occupies a prime location in the town, in the busy
section of pedestrianised High Street between the two entrances to the Green
Lanes Shopping Centre.

The shop is on the east side of the street and immediately adjoins Santander
Bank and Natwest Bank, opposite Clarks Shoes and Superdrug close to
branches of Boots and Primark.

The location is indicated on the Goad plan extract
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BRIEF DESCRIPTION

The accommodation is arranged on ground and first floors within a purpose built
retail building constructed in around 1965. The building has stone dressed and
rendered elevations under flat roofs. The property is not listed but is within the
Barnstaple conservation area.

The ground floor is occupied by Waterstones and comprises a large open sales area
with partitioned rear section providing storage, staff and WC facilities.

The smaller first floor has been occupied by Ladbrokes. It sits over the front of the
ground floor and comprises an open trading area with staff facilities and customer
WCs. The first floor has a dedicated customer stair linking with a glazed ground floor
entrance lobby.

There is rear access for servicing and fire escape at ground and first floor levels via the
service yard and belonging to the shopping centre behind. There are permanent
rights to use these routes.

DIMENSIONS

Net frontages and floor areas are set out on the schedule. There is a total
ground floor area of 2,537 sq ft with 1,266 sq ft on the first.

EPC

Certificate and Report are available on request
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COMMENT ON RENT

We devalue the Waterstones rent of £65,000 per annum to a zone A rate of £57.50 per
sq. ft. This tenant has occupied the shop for many years. The current lease was agreed
in late 2019 and featured a reduction from the previous rent of £79,000 per annum.

Barnstaple has a captive catchment because of the distance to the nearest competing
towns and as a result it tends to show good resilience in the face of recession.
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TENURE

The property is freehold and details of the lettings are set out in the schedule. The
total income is £83,000 per annum. The landlord is able to recover costs incurred on
the exterior and common parts from the tenants. There is provision for a service
charge for the use of the rear service yard. This is also recoverable from the tenants.

Ladbrokes have a rolling break the first floor which has been exercised and will take
affect on 19th April 2022 thus providing time for a purchaser to relet the
accommodation or prepare a residential conversion as illustrated on the following
page.

TENANT COVENANTS

Waterstones Booksellers Ltd (00610095) are the leading retailer of books in the UK
with around 270 shops and a substantial on-line operation. For the year ended 27th

April 2019 the company had a turnover of £392.7 million, pre-tax profit of £26.5 million
and shareholder funds of £40.1 million. The company underwent a substantial
refinancing in August 2019.

The company have a D&B rating (23.07.2020) of 5A2 indicating Lower than Average
Risk.

Ladbrokes Betting and Gaming Ltd (0775667) are the largest sport betting and gaming
company in the UK with over 3,100 branches at the end of 2019. The company is a
subsidiary of Ladbrokes Coral Group Ltd.

For the year ended 31st December 2019, Ladbrokes Betting and Gaming Ltd had a
turnover of 983.3 million, pre-tax profit of £462.2 million and shareholder funds of
£1.188 billion.

The company have a D&B rating of 5A2 (23.07.2020) indicating Lower than Average
Risk.

Tenant Net 
Frontage

Floor Areas (sq ft) Lettings Rent
Ground First ITZA Tenant Start Expiry Break pax

Waterstones 27' 10'' 2,486 - 1,130 Waterstones Booksellers Ltd 16/01/2020 15/01/2025 none £65,000

Ladbrokes 6' 05'' 51 1,266 - Ladbrokes Betting and Gaming Ltd 16/04/2019 15/04/2024 Rolling * £18,000

Totals 2,537 1,266 1,130 £83,000

3,803 sq ft Total floor area

* Rolling break has been exercised with effect from 19th April 2022
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RESIDENTIAL CONVERSION POTENTIAL

The first floor is let to Ladbrokes who have served notice to break their lease on 19th
April 2022.

The first floor is simply arranged with good natural light, plenty of street facing windows,
and existing power and drainage. It would lend itself to a variety of alternative uses or
convert to residential reasonably easily. The existing street entrance would make an
excellent residential entrance and lobby.

A possible residential layout is illustrated. This provides for a 2 bed flat of 732 sq ft and a
1 bed flat of 538 sq ft. Both have principal rooms overlooking the street. Many other
layouts are possible and of course, all will require the usual planning and consents.

The long period before the break takes effect will enable a purchaser to enjoy a
substantial income and yield whilst a reletting is arranged or a residential scheme is
prepared.
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Current Ladbrokes layout
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MISREPRESENTATION ACT
These particulars are intended only as a guide to prospective purchasers to enable them to decide whether to make
further inquiries with a view to taking up negotiations but they are otherwise not intended to be relied upon in any
way or for any purpose whatsoever and accordingly neither their accuracy nor the continued availability of the
property is in any way guaranteed and they are furnished on the express understanding that neither the agent nor
the vendor is to be, or come, under any liability or claim in respect of their contents. The vendor does not hereby
make or give nor does any Partner or employee of Smith Price RRG LLP have any authority to make or give any
representation or warranty whatsoever as regards the property or otherwise. Any prospective purchaser or lessee
or other person in any way interested in the property should satisfy himself by inspection or otherwise as to the
correctness of each statement contained in these particulars. In the event of the agents supplying any further
information or expressing any opinions to a prospective purchaser, whether oral or in writing, such information or
expression of opinion must be treated as given on the same basis as these particulars. These particulars do not form
part of any contract and, except where expressly otherwise stated, offers will be considered only subject to contract.

Smith Price RRG LLP is a limited liability partnership registered in England and Wales.
Registered number: OC318959. Registered office: 5/7 John Princes Street, London W1G 0JN

FURTHER INFORMATION

For further information please contact:

SUBJECT TO CONTRACT

John Loveday
020 7409 2100
020 7318 5753
johnloveday@sprrg.co.uk

Stephen Powell
020 7409 2100
020 7318 5751
stephenpowell@sprrg.co.uk

PROPOSAL

This is an opportunity to purchase a prime retail investment in a popular west
country town with potential to convert the first floor to residential.

For the freehold interest subject to the lettings, we seek a price of £825,000
subject to contract to show a net initial yield of 9.5% allowing for costs at 5.72%.

Net yield of 9.5% until April 2022 whilst first floor is relet or residential scheme is
prepared, then 7.5% from Waterstones plus income from reletting or
letting/sales of the residential.

Residential conversion is subject to consent.

The property is registered for VAT and a sale is expected to be by TOGC
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