MIXED USE INVESTMENT
345 NORTH DEESIDE ROAD,
CULTS, ABERDEEN AB15 9SX

MIXED USE INVESTMENT OPPORTUNITY
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EXECUTIVE SUMMARY
•

Mixed use investment comprising a Sainsbury’s neighbourhood store,
4 upper floor residential flats and a self-contained office.

•

Situated at a prominent intersection on the main retail parade in Cults,
a highly sought after and affluent suburb of Aberdeen.

•

Large prominent corner site with future development potential.

•

The subjects extend to approximately 16,770 sq ft (GIA).

•

The retail element is let to Sainsbury’s Supermarkets Limited until
31 May 2030 with 5 yearly RPI linked rent reviews.

•

Passing rent of £250,775 p.a. exclusive effective from June 2020.

•

Potential Reversion to £272,975 p.a. following the letting of vacant elements.

•

Heritable Interest (Scottish Equivalent of English Freehold).

•

We are instructed to seek offers in excess of £3,210,000 exclusive for the
Sainsbury’s element which reflects a net initial of 6.75% and offer in excess
of £455,000 for the upper floor residential and office accommodation.

•

The total lot equates to offers in excess of £3,665,000 exclusive.

02
ABERDEEN
CITY CENTRE

ROBERT GORDON
UNIVERSITY

MIXED USE INVESTMENT OPPORTUNITY

NEW HOUSING
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LOCATION

The property occupies a highly prominent
corner position on the south of North Deeside
Road opposite the Kirk Brae junction.
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Cults is a highly desirable, picturesque
suburb of Aberdeen which lies just 4 miles
west of the city centre on Lower Deeside.
Cults has achieved a reputation as one of
the most sought after residential areas of
Aberdeen. Locally, there is a primary school
and an award winning secondary school. The
International School is also situated nearby
at Pitfodels. Robert Gordon University is
located approximately 1.5 miles to the east.

Cults allows easy commuting to the City
Centre, Aberdeen Airport, Dyce and Westhill.
The location benefits from easy access
to the recently opened Aberdeen Western
Periphery Route (AWPR) which is just 3 miles
to the west of the subjects.

Rive
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Aberdeen is Scotland’s third largest city
and is the main administrative and financial
centre for Aberdeen City and Aberdeenshire.
The city is widely regarded as the energy
capital of Europe and is home to the UK’s
oil and gas industry. Aberdeen’s population,
which currently stands at 230,000 with a
wider catchment of 500,000, is forecast
to see significant growth of over 20% to
271,000 by 2035.

ABERDDEN

03

e

A92

Stonehaven

INDICATIVE ONLY

04

DESCRIPTION

ACCOMMODATION

The subjects are arranged over basement, ground, and two upper floors of traditional granite
construction under a slate roof to the front with a modern extension added to the rear of the
property at ground floor level. The ground floor of the property has operated as a convenience
store since 1902, where it was previously home to the Kelly of Cults Supermarket.

COMMERCIAL

Sainsbury’s occupy the ground floor with a typical convenience store configuration.
There is significant glazed frontage onto North Deeside Road with a customer entrance,
a separate dedicated customer entrance directly to the rear car park is provided. The
basement storage area is accessed via an internal ramp which allows stock trolley
movements to the retail area and level access loading via the rear car park.
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The upper floors are split into two distinct areas. The original easterly building has first
and second floors providing four residential flats accessed by a separate access stair.
This is accessed by a discreet entrance at the rear of the building. The western building
provides first floor accommodation, reached by an independent access to the front
of the building, and is currently configured as an office but could offer conversion for
alternative uses subject to all necessary statutory consents.
The rear car park provides approximately 26 car parking spaces and suitable provision
for store deliveries. There are two car parking spaces with the car park which are owned
by a neighbouring landlord.

Address

Use

Tenant

Area (sq ft)

Area (sq m)

Ground Floor & Basement*

Retail

Sainsbury’s

12,172

1,130.78

First Floor

Office

Vacant

1,874

174.09

14,046

1,304.87

Total
* All the above areas are provided on a GIA basis.
The approximate NIA of the first floor office is 1,538 sq ft.
RESIDENTIAL
Occupied /
Vacant

No. Bedrooms

345A

Vacant

345B

Occupied

345C
345D

Address

Total

Area (sq ft)

Area (sq m)

2

732

68

3

926

86

Occupied

1

517

48

Occupied

1

549

51

2,724

253
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TENANCIES
Retail: Sainsbury’s
The lower ground, ground and mezzanine are let to Sainsbury’s Supermarkets Limited from 01 June 2015 until 31 May 2030. Sainsbury’s have an option to extend the lease for
a period of 10 years subject to providing no less than 6 months formal notice. The current passing rent is £200,000, (£16.43 per sq ft) with a fixed uplift rent review due June
2020. The lease provides for 5 yearly upwards only rent reviews in line with the compound increase in the RPI, subject to a cap and collar of 4% p.a. and 2% p.a. respectively.
Any sale is likely to be immediately before or after the review date and our client intends to top up to the June 2020 review as below.
Applying RPI date and an estimate of 2.48% for the last 12 months, we anticipate the passing rent from June 2020 will be £230,675 p.a. (£18.95 per sq ft).
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Relevant RPI Date

RPI (*estimate 2.48%)

RPI Increase

Estimate headline
annual rent

Collar / Cap

In Effect?

May-15

258.5

£200,000

May-16

262.1

1.39%

£200,000

2% / 4%

Yes - Collar

May-17

271.7

3.66%

£200,000

2% / 4%

No

May-18

280.7

3.31%

£200,000

2% / 4%

No

May-19

289.2

3.03%

£200,000

2% / 4%

No

May-20

296.4

*2.48%

£230,675

2% / 4%

No

Applying an annual RPI rate of 2.48% for the next 5 years we project the June 2025 rent to be £260,733 p.a.

Office: Vacant
The first floor office accommodation is currently vacant. We believe the ERV to be in the region of £15,000 p.a.
for basic office use but alternative use could offer improved opportunities.

Residential Flats: Part Let
Three out of the four flats are currently let on short assured tenancies providing a rental income of £20,100 p.a.
Address

Occupied / Vacant

No. Bedrooms

Rent pcm

Rent p.a.

345A First Floor

Vacant

2

Asking £600 pcm

Asking £7,200 p.a.

345B First Floor

Let - Occupied

3

£700 pcm

£8,400 p.a.

345C Second Floor

Let - Occupied

1

£475 pcm

£5,000 p.a.

345D Second Floor

Let - Occupied

1

£500 pcm

£6,000 p.a.

Total (Passing)

£1,675

£20,100

Reversion (Fully let)

£2,275

£27,300
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TENANT COVENANT
Sainsbury’s is one of the Big Four supermarket
chains dominating the UK grocery market, with a
15.4% market share as of April 2019, second only
to Tesco (27.3%) and ahead of Asda (15.2%) and
Morrisons (10.30%). The company occupies circa
23.2 million sq ft of retail space in the UK across
1,415 stores (608 supermarkets and 807 convenience
stores) and employs over 185,000 employees.
Sainsbury’s Supermarkets Limited (03261722) is the
main UK operating company of J Sainsbury plc.
The tenant has a Dun & Bradstreet rating of 5A1
representing a ‘minimum risk of business failure’.

£32.4B
SALES
YEAR ENDING
9 MARCH 2019

1,415

15.4%

STORES

MARKET SHARE

THROUGHOUT THE UK

UK GROCERY MARKET
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A summary of the last three years of reported
accounts is set out below:

Year Ending

09/03/2019
£’000

10/03/2018
£’000

11/03/2017
£’000

Sales Turnover

24,030,000

23,606,000

23,168,000

Pre-Tax Profit

174,000

187,000

406,000

5,838,000

4,562,000

4,458,000

Net Worth

Further information is available on: www.about.sainsburys.co.uk/investors/annual-report-2019
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PROPOSAL
We are instructed to seek offers in excess of £3,210,000 exclusive for the Sainsbury’s element which reflects a net initial of 6.75% and offers in excess of £455,000
for the upper floor residential and office accommodation. Consideration will be given to a sale of the Sainsbury’s unit in isolation.
The total rental income (following Sainsbury’s RPI rent review) is £250,775 p.a. with a target income of £272,975 p.a. upon the letting of the office and vacant flat.
The total lot equates to offers in excess of £3,665,000 exclusive.
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TENURE

LBTT

Heritable Interest (Scottish Equivalent of English Freehold). Within the boundary of
the interest being sold, there are two car parking spaces which are under separate
ownership.

The purchaser will be responsible for the prevailing LBTT due.

There is a lease in favor of Scottish Hydro Electric Power Distribution PLC for a
substation located in the car park, the rent is £1 if asked and the lease expiries in 2076.

VAT

ANTI MONEY LAUNDERING PROCEDURES
Under both HMRC and RICS guidance as property agents we are obliged to
undertake AML diligence for both the purchasers and vendors (our client) involved in
a transaction. As such, personal and or detailed financial and corporate information
might be required before any transaction can conclude.

We have been advised the property is elected for VAT and therefore as an income
producing asset a sale can take place by way of a TOGC.
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Contact Details
Viewings are strictly by appointment only, for further information please contact the joint selling agents:

Will Sandwell
T 0131 240 6997 / 07801 266 373
E will.sandwell@galbraithgroup.com

Jamie Addison-Scott
T 0131 240 2287 / 07824 435 094
E jamie.addison-scott@galbraithgroup.com

Chris Grinyer
T 01224 202 815 / 07720 466033
E c.grinyer@shepherd.co.uk

The Agents for themselves and for vendors or lessors of this property whose agents they are give notice that: (i) the particulars are set out as a general outline only for the guidance of intended purchasers or lessees, and
do not constitute, nor constitute part of, an offer or contract; (ii) all descriptions, dimensions, reference to condition and necessary permissions for use and occupation, and other details are given without responsibility
and any intending purchasers or tenants should not rely on them as statements or representations of fact but must satisfy themselves by inspection or otherwise as to the correctness of each of them; (iii) no person in
the employment of the Agents has any authority to make or give any representation or warranty whatever in relation to this property. April 2020.

