8 Leacroft Road, Birchwood, Warrington WA3 6PJ – WELL CONNECTED

Freehold Cold Store Warehouse Investment
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Investment Summary

•

•

Warrington has grown to become one of the North
West’s most prominent business centres and has
excellent road communications with the rest of the
UK, being surrounded by the M6, M56 and M62 which
link to, for example, the M1, M5 and M42/M40.
Excellent Distribution Location: The property is
adjacent to the M62 and within a mile of Junction 11, in
the well established Birchwood business area. Nearby
occupiers include Farm Foods, Handlemann UK and
Mercedes.

•

Freehold

•

Cold store premises (eaves height 10.3m) with ambient
warehousing space and ancillary offices. 17 dock-level
loading doors

•

Manufacturing has been the dominant growth sector of
the UK economy in recent times, growing at its highest
rate for 16 years, with food and drink being the largest
manufacturing sub-sector (1). Distribution warehousing
of all types will be needed to supply the storage needs
of this growing sector, which bodes well for the
industrial occupier market.
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•

Total GIA 8,242 sq m (88,719 sq ft) on 2.61 Ha (6.45
acres). Rentalised area 84,940 sq ft.

•

Low site cover – 31.6%

•

c 5 years unexpired term certain. Lease from 1st
January 2009 and expiring 15th May 2016 to Norbert
Dentressangle Logistics Limited with a guarantee from
Norbert Dentressangle Logistics SAS, the parent
company.

•

Good covenants: ICC gives Norbert Dentressangle
Logistics Limited a credit score of 82 (“confidence, low
risk potential”). Norbert Dentressangle Logistics SAS
reported pre-tax profit of €25.4 million on a turnover of
€426 million and net assets of €67.2m for the year
ended 31st December 2010.

•

Reversionary: Initial rent £305,000 pa (£3.59 psf/
£38.65 per sq m). ERV £325,000 pa (c £3.80 psf /
£40.90 per sq m)

•

We are instructed to seek offers in excess of £3.15
million (£37.08 per sq ft), equating to a net initial yield
of 9.15% and a reversionary yield of 9.75% after
5.8% purchase costs, subject to contract and exclusive
of VAT.
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second station, provides frequent local services to the region
including key destinations such as Manchester and Liverpool.

Location
Warrington is a new town in Lancashire in the north west,
29km (18 miles) east of Liverpool and 30 km (19 miles) west
of Manchester City Centre, at the intersection of the M6, M56
and M62 motorways, providing excellent road communications
for all areas of the north west of England and to other UK
regions.

Since it was given its ‘New Town’ status in 1968, Warrington’s
population has doubled to over 198,000.
Retail amenities include the Cockhedge Retail Centre with 32
outlets and the Golden Square Shopping Centre which was
reopened in 2007. (2)

The M6 motorway links to Birmingham and the M1 to the
south, and Preston, Lancaster and Glasgow to the north. The
M62 provides access west towards Liverpool and east
towards Manchester and Leeds whilst the M56 to the south of
the town offers access to North Wales and the South
Manchester conurbation.

Warrington has nearly twice the UK average of “Happy
Families” and 20% above the UK average of “Suburban
Comfort” by Mosaic Consumer Classifications. (3)

Situation

The town has grown to become one of the North West’s most
prominent business centres. It is home to a number of high
profile companies including Air Miles, Fujitsu, Cable &
Wireless, Vodafone, The Environment Agency, British Nuclear
Fuels and United Utilities.

The property is adjacent to the M62 and within a mile of
Junction 11. The M62 provides links to the M6 (4 km / 2.5
miles) Liverpool (37.8 km / 23.5 miles) to the west, and
Manchester (23.3 km / 14.5 miles) to the east. The M6, M56
and M62 link to, for example. the M1, M5,and M42/M40
providing additional north and south road communications.

Manchester International Airport is located 35 km (22 miles)
south east of Warrington. It is currently the UK’s third largest
airport with passenger numbers anticipated to increase to
circa 42 million per annum by 2015. National and International
destinations can also be reached from Liverpool John Lennon
Airport, 26 km (16 miles) to the west of the property. Bank
Quay, Warrington’s main railway station, provides direct
services to London with a fastest journey time of 1 hour 44
minutes. It also provides direct services to Glasgow,
Birmingham and Preston. Warrington Central, the town’s

The property is north east of Warrington in Birchwood, a well
established industrial and office area that includes MEPC’s
Birchwood Park. Nearby occupiers include Farm Foods,
Handlemann UK and Mercedes.
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Description

Accommodation

The cold store, constructed in 1980 with an extension in 1990
is arranged in four chambers with interconnecting ambient
bays. The cold stores were designed for temperatures of circa
-25ºC. The cold store warehouse benefits from 17 dock level
loading doors within the ambient loading area. The cold stores
benefit from an eaves height of 10.3 metres.

We are informed by our clients as follows:

Description
Cold Stores 1,2,3,4 and
ambient loading bay
Ambient Warehouse
Transport Offices
Plant Room & Compactor
Main Offices (G & 1st Floors)
Ancillary Storage & Offices
Two Security Huts
Two Sub-Stations

Adjoining the cold stores is a maintenance workshop (with
mechanical pit), a battery charging store and a warm room for
the cold store staff. To the north of the cold store are the
Transport Office, Main Office and plant / engineering room.
The Transport Office comprises office space and WC facilities.
The Main Office is two storeys comprising open plan and
cellular accommodation, kitchen and WC facilities. The offices
are arranged over two storeys and are constructed to a basic
specification with central heating, ceiling mounts, strip lights
and some supplementary air conditioning units. The ground
floor also provides a staff rest area and WC facilities.

Total

The site benefits from a fuel dispensing area, two gatehouse
buildings, a vehicle wash and an electricity substation
(owned by CSL).

GIA Sq M

GIA Sq Ft

6,085.0

65,948

406.1
114.3
300.8
861.1
326.4
68.3
50.3

4,371
1,553
3,238
9,269
3,513
735
541

8,242.3

88,719

The property occupies a rectangular shaped site, with an
approximate area of 2.61 Ha (6.45 acres) and a site cover of
31.6%.
In calculating rental breakdown, no value has been ascribed
to plant rooms, substations and the compactor totalling 351.08
sq m (3,779 sq ft).
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Tenancy

Covenants

c 5 years unexpired term certain. Lease from 1st January
2009 and expiring 15th May 2016 to Norbert Dentressangle
Logistics Limited with a guarantee from Norbert
Dentressangle Logistics SAS at an initial rent of £305,000 pa
(£3.59 per sq ft / £38.65 per sq m).

ICC gives Norbert Dentressangle Logistics Limited a credit
score of 82 (“confidence, low risk potential”). The company
reported a pre-tax profit of £4.53 million on a turnover of
£326.73 million and net assets of £36.43 million for the year
ending 31st December 2010. (4)

The lease is drawn on full repairing and insuring terms subject
to a schedule of condition.

Norbert Dentressangle Logistics SAS reported pre-tax profit of
€25.4 million on a turnover of €426 million and net assets of
€67.2m for the year ended 31st December 2010. (4)

The tenant has an option to renew the lease at expiry upon
giving at least 12 months prior notice, for a term of 9 years,
subject to tenant’s options to break on the third and sixth
anniversaries, each on 12 months’ notice.
There are small areas of the property occupied by two third
parties as permitted occupiers under the lease, both of them
under agreements they have with the tenant for the provision
of logistics services.
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Premier Point, Whitehouse Industrial Estate, Runcorn –
85,000 sq ft warehouse sold December 2010 with vacant
possession for £36 per sq ft / £387.50 per sq m.

Rental and Capital Value Commentary
Manufacturing has been the dominant growth sector of the UK
economy in recent times, growing at its highest rate for 16
years, with food and drink being the largest manufacturing
sub-sector (1). Distribution warehousing of all types will be
needed to supply the storage needs of this growing sector,
which bodes well for the industrial occupier market and
indeed, distribution was a leading sector amongst the
occupational market’s increase in activity in the second half of
2010. (5)

Dodworth Business Park, Barnsley – 35,443 sq ft cold store
and ambient warehouse let to Langdon Industries with 14
years unexpired at a passing rent of £194,376 pa (£5.48 per
sq ft / £59.03 per sq m) sold in early 2011 for £2.35 million
(£66 per sq ft / £713 per sq m) – 7.8% NIY. The covenant
size is about one tenth of that of that at Leacroft Rd in terms of
profit and turnover.
The rental and capital values of 8 Leacroft Road are also
underpinned by the high cost of building new cold store
warehouses, which are generally uneconomic to build today at
standard warehouse rents and prices, thus limiting new
supply.

For occupiers, the subject property is in a superb distribution
location. It has the benefit of a 10.3m cold store eaves height
and 17 dock level loading doors within the ambient loading
area.
We believe the open market rental value of 8 Leacroft Rd to
be £325,000 pa (c £3.80 per sq ft / £40.90 per sq m) which
is supported by a recent CBRE valuation.

Note: In calculating ERV, no value has been ascribed to plant
rooms, substations and the compactor totalling 351.08 sq m
(3,779 sq ft), so the rentable GIA is calculated at 84,940 sq ft.

Transactions to note include the following:

VAT
Calver Nine, Calver Rd, Warrington – 94,748 sq ft warehouse
in a similarly attractive distribution location to 8 Leacroft Rd,
let June 2009 Next Plc in for 15 years at a passing rent of
£440,578 pa (£4.56 per sq ft / £50.05 per sq m).

We are informed exemption from VAT has been waived and,
therefore, that VAT will be payable. It is anticipated that the
sale can be treated as a TOGC.

Hardwick Grange, Woolston Grange, Warrington – 30,000 sq
ft warehouse sold March 2011 to an owner occupier for £1.2
million (£40 psf / £430 per sq m).
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Further information
An information pack including
•
•
•

M62

Copy leases and lease summaries.
Title pack.
Phase 1 Environmental Survey capable of assignment.

is available from the virtual data room.
Please contact the vendor’s agents by email for the web page
link to the data room.

Proposal
We are instructed to seek offers in excess of £3.15 million
(£37.08 per sq ft), equating to a net initial yield of 9.15% and a
reversionary yield of 9.75% after 5.8% purchase costs,
subject to contract and exclusive of VAT.
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Inspection / Further Information:
Please contact the sole agent:

D&P KLEIN
www.kleinonline.co.uk

01452 770900

David Klein
david@kleinonline.co.uk

I M P O R T A N T C O N D I T I O N S O F U S E - This is not a valuation, nor is any other communication from us unless it is a signed
original document provided under the terms of a separate written contract for valuation between you and us to which it refers.
Together with enclosures, attachments and anything we may say in person or by telephone, it contains only hypotheses, not
statements of fact or opinions on which you may rely, nor does it enumerate essential matters about which you should enquire prior
to purchase.
Prices are quoted exclusive of VAT if levied and are Subject to Contract.
Our Clients are not obliged to accept the highest or any offer.
By transmitting any part of this letter or enclosures to others without including these Conditions of Use, which also apply to third
parties, you agree to indemnify us against any liability that might arise.

-9-

8 Leacroft Road, Birchwood, Warrington WA3 6PJ – WELL CONNECTED
Warrington - Well Connected Nationally

For identification only
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Warrington - Well Connected Regionally

For identification only
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The Property – Well Connected to the Motorway Network

For identification only
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Low Site Cover

For identification only
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Source Notes:
1. BBC Business News 4th Jan 2011; Food & Drink Federation evidence to Business Innovation and Skills Select Committee, Jan 2011
2. DTZ and Focus
3. Focus
4. Hays MacIntyre
5. CBRE
6.

VOA Web Site
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