
Beacon Hill Road, Fleet GU52 8DY 1
Forward Funding and Sale of Well-Secured Aldi and Home Bargains Retail Investment
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t Fleet is an affluent Hampshire town.

t Within a 10 minute drivetime, the proportion of social grade AB is 51% above the  
UK average.

t New purpose built development lying on the south side of the conurbation, fronting  
the B3013.

t Units of 18,568 sq ft and 14,000 sq ft pre-let to Aldi and Home Bargains respectively.  
Development scheduled to start on site in January 2020 and complete by December 2020. 

t Aldi are subject to a 20 year lease. The initial rent equates to £19.12 per sq ft and  
there are 5 yearly rent reviews, linked to RPI, subject to a minimum of 1% per annum  
and maximum of 3% per annum, both compounded.

t Home Bargains have a clear 15 year lease at an initial rent of £16.00 per sq ft, with  
5 yearly upward only open market rent reviews, capped at 2% per annum compounded.

t Funding offers are sought to reflect a final running yield to the buyer of 5% 
(with purchaser’s costs) to give a net total capital commitment of £11.375 million.
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Location SITUATION
Fleet is an affluent suburban area located approximately 40 miles (64 km) to the south 
west of central London, 5 miles (8 km) west of Farnborough and 13 miles (21 km) east of 
Basingstoke. Fleet benefits from strong road communications with junctions 4 and 5 of the 
M3 motorway providing direct access to London and to the east via the M25.

Fleet’s railway station is serviced by South Western Railway and is on the London Waterloo 
to Southampton mainline. The fastest journey time to London is 40 minutes. The town is 26 
miles (42 km) from Heathrow International Airport and there are two small airports nearby; 
Farnborough Airport and Blackbushe Airport.

The development site lies 1.6 miles (2.6 km) south of Fleet town centre in the suburb of Church 
Crookham, on the eastern side of Beacon Hill Road (B3013). There is  currently, and will be on 
completion of the scheme, all ways vehicular access and egress to and from the site. 
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Fleet and the surrounding area is a most affluent and attractive area. In 2001, 2012, 2013, 2014, 2015 
and 2017, the Borough of Hart, where Fleet is the main centre, was voted as the best place to live in 
the UK by the Halifax Quality of Life study, above areas such as Elmbridge in Surrey and Wokingham in 
Berkshire. 

The 10 minute drivetime contour is set out below. Experian report there are 83,623 people within this 
area. The profile of the catchment is highly affluent and the 3 highest mosaic groups are B Prestige 
Positions (24.29% of catchment), G Domestic Success (18.69%) and H Aspiring Homemakers (15.69%). 

Social Grade of 10-minute Catchment:
Mosaic Classifications of 10 minute drivetime 

Mosaic UK 6 Group People Index  
(% with UK Average being 100)

A  City Prosperity 184 5

B  Prestige Positions 20,313 338

C  Country Living 1,461 27
D  Rural Reality 416 7

E  Senior Security 7,846 122

F  Suburban Stability 1,372 28
G  Domestic Success 15,629 219
H  Aspiring Homemakers 13,117 171
I  Family Basics 3,231 49

J  Transient Renters 1,218 24
K  Municipal Tenants 353 7
L  Vintage Value 2,848 59

M  Modest Traditions 246 6

N  Urban Cohesion 2,625 58

O  Rental Hubs 11,202 185

83,623

Source: Experian Current Year Estimates based on ONS Cencus Date (2017).

DESCRIPTION
The development will create a most attractive retailing environment, with excellent surface level parking 
provision and ease of access to Fleet and the surrounding area. The scheme will be of a standard portal 
frame construction, with the Home Bargains unit having a minimum clear height to eaves of 6m. The 
floors will be concrete, with a maximum floor loading of 10km/m2 for both retailers. Both units will have 
profiled steel sheeting cladding walls and roofs and will be built to a BREAAM ‘Very Good’ standard.

Aldi (Unit 1) will be 18,568 sq ft (1,725.5 sq m) ground floor GIA and Home Bargains (Unit 2), 14,000 sq ft 
(1,301 sq m), to give a total of 32,568 sq ft (3,026.5 sq m). There will be a total of 182 car parking spaces 
(including 10 disabled and 2 parent + child), giving a ratio of 1 : 182 sq ft.

Separate to this funding offer, but comprising part of the original site, it is proposed there will be a 
terrace of 4 x 10,000 sq ft (929 sq m) warehouse units constructed to the rear. 

The project professional team is:

• Architect - Harris Partnership  
• PM/QS/EA - Bruceshaw

The project will be a single stage JCT Design and Build Form of Contract.

t 10 Minute drivetime of Beacon Hill Road

Describing Fleet, Beacon Hill Road, 10 min DT (10 Minutes) in relation to United Kingdom
Creation Date: September 30, 2019

Map showing your area 
Geography Selection:
 
Fleet, Beacon Hill Road, 10 min 
DT (10 Minutes)
 

Boundary Colour:

Geography Selection

 
Mapping data: © 2017 HERE. 

Copyright Experian 2017.

Date: 30/09/19

Summary of your area 
There are 83,623 people living within Fleet, Beacon Hill Road, 10 min DT (10 Minutes) of which 41,548 are male and 42,074 are 
female. 
Within this Population 45,335 are economically active whilst 14,772 are classed as economically inactive.
68.34 % of houses are owner occupied whilst 20.76 % are privately rented. 
The three highest Mosaic groups are B Prestige Positions, G Domestic Success and H Aspiring Homemakers. 
The Population of the area is expected to change by 3.26 % by 2022 . 

Copyright Experian 2018
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SUBJECT SITE

• Structures - Stirling Maynard  
• M&E - Silcock and Partners

DEMOGRAPHICS
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TENURE
The site is held part freehold and part long leasehold. A plan showing the demise, edged in blue, is set out below. Edged red are the trade units to be retained by the developer. This rear development will benefit 
from rights of way over the shared access road, hatched blue, into both schemes, with an appropriate contribution to the repair and maintenance thereof. All the occupiers will have signage rights in the pink 
hatched signage area.
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Foodstores and Retail Warehousing in Fleet
Food

There is limited existing supermarket provision in the town and most of this is in the town centre, as 
shown on the map below.  It should be noted that there is no existing food discounter in or around Fleet, 
with the nearest stores being Lidl in Aldershot and Aldi in Blackwater, both some 7 miles (11.3 km) away.

Retail Warehousing

There is no existing retail warehouse provision in Fleet. In terms of the nearest discount retail warehouse 
offer, both B&M and Home Bargains are in Basingstoke, some 15 miles to the south-west.

Hence, it is considered that there is a most captive market for both these retailers, with limited 
competition.M3
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TENANCIES
The development has been pre-let on full repairing and insuring leases as follows:

Unit 1 Pre-let to Aldi Stores Ltd for a term of 20 years from completion at an initial rent of £355,000 per 
annum (£19.12 per sq ft), subject to final measurement. There are 5 yearly rent reviews with uplifts linked 
to the RPI index, subject to annual collars and caps at 1% and 3% respectively.  The tenant has the right to 
renew for a term of 15 years at lease expiry.

Unit 2 Pre-let to TJ Morris Ltd (t/a Home Bargains) for a term of 15 years from completion at an initial rent 
of £224,000 per annum (£16.00 per sq ft), subject to final measurement. There are 5 yearly upward only 
rent reviews, capped at a maximum uplift over 5 years of 10.408% (2% per annum compounded).

There will be a total rent roll on completion of £579,000 per annum.

PLANNING
The proposed development has an outline planning consent under application reference 18/00694/OUT 
from Hart District Council for:

“Redevelopment of the site to provide up to 40,709 sq ft (3,782 sq m) of retail floorspace (Class A1) 
and up to 186 sq m of Class A1 or A5 floorspace, including car parking and hard landscaping”.

A detailed consent will shortly be issued for the subject scheme.  As part of this consent, the rear of the 
site has permission for 45,704 sq ft (4,246 sq m) of business floorspace (Class B1/B2/B8 and/or trade 
counter). However, the two elements of the development can be carried out separately as there is no 
condition stipulating that the rear “business” scheme needs to be completed before or simultaneous to 
the retail.
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Estimated Rental Value
For a prime scheme such as this, servicing an affluent catchment, with limited competition, we 
consider the rents agreed are at open market level and based on anticipated trading levels, are most 
affordable for the retailers.

Comparables are set out below:-

Town Scheme Tenant Effective Date Area 
(sq ft)

Rent Paid
(per sq ft)

Alton Alton Retail Park Aldi 09/05/2014 15,000 £15.00

Canterbury Rheims Way Aldi 24/06/2012 13,050 £18.39

Luton Laporte Retail Park Aldi 24/06/2015 11,817 £20.31

Oxford Horspath Driftway Aldi 25/03/2016 10,019 £26.00

Reading Station Shopping Park Aldi 21/01/2018 13,177 £32.00

Gosport Mumby Road Aldi 29/09/2018 16,500 £17.64

Brighton Pavilion Retail Park Aldi 18/06/2018 18,012 £22.21

Basingstoke Gastons Wood Retail Park Lidl 24/09/2018 14,882 £15.97

London - Acton The Oaks DEVT Lidl On site 15,000 £23.33

London - Catford Catford Island Retail Park Lidl 14/11/2014 14,000 £23.54

Portsmouth Ocean Retail Park Lidl 19/12/2018 24,800 £19.00

Romford Rom Valley Way Retail Park B&M Bargains 23/10/2014 13,011 £17.29

Crawley County Oak Retail Park B&M Bargains 09/02/2015 19,980 £20.00

Ashford Warren Retail Park, Ph II Home Bargains 11/11/2016 12,680 £18.41

Banbury Banbury Cross Retail Park Home Bargains 16/09/2014 11,721 £15.97

Byfleet Wey Retail Park Home Bargains 17/01/2014 11,628 £21.50

Eastleigh Channon Retail Park Home Bargains 01/12/2013 11,575 £14.75

Letchworth Plinston Retail Park Home Bargains 26/05/2016 13,933 £17.00

Maidstone London Road Retail Park Home Bargains 01/02/2016 10,164 £19.70

Milton Keynes - 
Bletchley

Beacon Retail Park Home Bargains 01/12/2014 10,054 £20.00

Reading Reading Link Retail Park Home Bargains 09/07/2012 12,031 £13.04

Waterlooville Gallagher Retail Park (Ph 1) Home Bargains 29/09/2016 11,400 £19.30

TENANT COvENANtS
Town

Year  
Ending

Sales Turnover  
(000’s)

Profit/Loss Pre 
Taxes (000’s)

Net Worth 
(000’s)

D&B  
Rating

Aldi Stores Ltd
31/12/2018 £11,334,428 £182,151 £2,665,996

5A1
31/12/2017 £10,181,049 £220,877 £2,515,973

T.J. Morris Ltd  
t/a Home 
Bargains

30/06/2018 £2,143,267 £202,701 £911,756
5A1

30/06/2017 £1,869,198 £168,226 £747,814

VAT
We understand the property has been elected for VAT and it is anticipated that the transaction will 
be treated as a transfer of a going concern.

Proposal
We are seeking a purchaser to forward fund the development with initial land purchase, monthly 
drawdowns and a balancing payment on completion. Offers are sought to reflect a final total 
capital commitment of £11.375 million, reflecting a net initial yield of 5.0% after purchaser’s 
costs at 1.8%. The developer will make good the rent frees. It is anticipated that interim finance will 
be provided at the same rate as the investment yield.

EPC
The full EPC is available upon request.
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Further Information
Should you require further information or wish to view the property please contact either;

Paul Wilkinson
Avison Young      
T:   020 7317 3799
M:  07770 585 313
E:   paul.wilkinson@avisonyoung.com

Dominic Morris
Avison Young
T:  020 7317 3789
M:  07944 679 991
E:   dominic.morris@avisonyoung.com

Matthew Clarke 
Lewis & Partners     
T:  020 7580 4333
M:   07785 236 211
E:  matthewclarke@lewisandpartners.com

Stephen Raingold
Lewis & Partners     
T:  020 7580 4333
M:  07775 647 499
E:  stephenraingold@lewisandpartners.com

Cormac McNabb
Stripe Street
T:  020 7112 7570   
M:  07720 763 657  
E:  cormac@stripestreet.com

IMPORTANT NOTICE
Avison Young (registration number OC334 944) their clients and any joint agents give notice that:
1.  The particulars are set out as a general outline only for the guidance of intending purchasers or lessees and do not constitute part of an offer or contract;
2.  All descriptions, (whether in text, photographs or plans) dimensions, references to condition and necessary permissions for use and occupation and their details are given in good faith and are believed to be correct but any intending purchasers or tenants should not rely on them as statements or   
 representations of fact, but must satisfy themselves by inspection or otherwise;
 3.  They are not authorised to make or give any representation or warranty whatever in relation to this property or these particulars. April 2019
©2019 Avison Young (UK) Inc. All rights reserved. The information contained herein was obtained from sources deemed reliable and is believed to be true; it has not been verified and as such cannot be warranted nor form any part of any future contract.


