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Proplend Security Limited,  

15 Little Green,  

Richmond,  

TW9 1QH  

 

For the attention of:  Brian Bartaby 

 

Your Reference:  21958 

 

Customer:   Jacqueline Edge 

 

Property:  Auto Turned Products Ltd, 1 North Portway Close, Northampton, NN3 8RD 

 

 

We report as follows: 

 

1.0  INTRODUCTION 

 

 

1.1 We refer to your instructions dated 23 August 2022  requesting a Valuation Report in respect of the 

freehold interest in the above property.  We enclose within Appendix A a copy of the instructions and 

within Appendix B a copy of our Terms of Engagement.  Assumptions and any Special Assumptions are 

as per our Instructions and Terms of Engagement unless specifically amended or stated otherwise in the 

body this report. 

 

1.2 This Report has been prepared for the purpose of assisting you in assessing the suitability of the property 

as security in the application for a loan. 

 

1.3 This Report has been prepared in accordance with the Royal Institution of Chartered Surveyors (“RICS”) 

Valuation – Global Standards: (which incorporate the International Valuation Standards) Effective from 

31
st

 January 2022 and the RICS Valuation UK National Supplement effective from January 2019 (“the 

RICS Valuation Standards”).      

 

1.4 Adam Rock BSc (Hons) FRICS IRRV (HONS) was responsible for the preparation of this report and 

confirms that he is an Independent Valuer in accordance with the RICS Valuation Standards.  The Valuer 

also confirms that he is an RICS Registered Valuer and possesses sufficient skills, knowledge and 

understanding to undertake the valuation competently, objectively and without bias. 

 

1.5 It is confirmed that we have no previous, current or anticipated involvement with the borrower, 

prospective borrower or the property to be valued, or with any other party known by us to be connected 

with the transaction for which lending is required.  

 

1.6 The property was inspected on 30 August 2022 and for the avoidance of doubt we confirm that the date 

of valuation is 30 August 2022 (“the Valuation Date”). would draw your attention to the fact that values 

change over time and a valuation given on a particular date may not be valid on an earlier or later date.  

 

1.7 We are not aware a transaction is proposed in connection with this valuation. 
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 2.0 EXECUTIVE SUMMARY 

 

LOCATION The property is located on the Round Spinney 

Industrial Estate which is situated 5 miles north east 

of Northampton town centre. There is dual 

carriageway access to Junction 15, M1 (6 miles) via 

the A43. North bound, the A43 provides single 

carriageway access to the A14 (A1/M1 link) towards 

Kettering. 

  

  

DESCRIPTION The property is a large industrial building off steel 

portal frame construction under profile sheet, pitched 

roofs. The building consists of four main bays with 

single storey office block to the front. 

  

  

ACCOMMODATION Total GIA:  4,559.73 sq m (49,081 sq ft) 

 

Total Site Area:  0.837 hectares (2.068 acres) 

  

  

TOWN & COUNTRY PLANNING Industrial B2 and B8 

  

  

TENURE We are advised that that the property is held 

Freehold and this has been assumed for the purposes 

of this report and valuation. Your solicitors should 

confirm this to be the case as this may have a 

significant effect on the values reported. 

  

  

TENANCIES  We have not had sight of any tenancy 

documentation. We are advised by the bank that the 

rear two bays are let at a passing rent of £98,000 per 

annum. Furthermore we are advised by the bank that 

the remainder of the site is to be vacated by the 

owner occupier and leased to a third party at a 

provisional rent of £196,000 per annum.  

  

  

MARKET RENT  £294,000  

(Two Hundred and Ninety Four Thousand Pounds) 

Per annum 

  

MARKET VALUE – Subject to tenancies £2,875,000 

(Two Million Eight Hundred and Seventy Five 

Thousand Pounds) 
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MARKET VALUE – Vacant Possession £2,425,000 

(Two Million Four Hundred and Twenty Five 

Thousand Pounds) 

  

  

REINSTATEMENT COST £4,875,000 

(Four Million Eight Hundred and Seventy Five 

Thousand Pounds) 

  

  

IMPORTANT:  This summary must not 

be used or relied upon in isolation from 

the whole of the accompanying report 
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3.0 INFORMATION PROVIDED 

 

3.1 The bank and the customer have not provided information upon which we have relied. 

 

 

4.0 LOCATION 

 

4.1 Northampton is a market town and civil parish in the East Midlands of England, on the River Nene, 60 

miles (97 km) north-west of London and 50 miles (80 km) south-east of Birmingham.  

 

4.2 The county town of Northamptonshire, Northampton is one of the largest towns in England and it had a 

population of 212,100 at the 2011 census. 

 
4.3 Northampton is one of the most important industrial markets in the UK, sitting within the ‘Golden Triangle’ 

and at the heart of the country’s motorway network.  

 

4.4 Northampton is served by junctions 15, 15a and 16 of the M1 motorway which connects the town with 

London at its most southern point and Leeds at its most northern. Both the A45 and A43 link Northampton 

with the other major towns in Northamptonshire and beyond and can be accessed by a partially completed 

ring road.  

 
4.5 The A14 is close by to the north of Northampton, providing links to East Anglia and a secondary route to the 

areas of the Midlands which are situated to the north of the town. 

 
4.6 Northampton railway station is on the Northampton Loop of the West Coast Main Line and has services 

southbound to London Euston and northbound to Birmingham and Crewe provided by West Midlands Trains. 

Avanti West Coast also provide two daily services to London. 

 
4.7 The property is situated within the Round Spinney Industrial estate which is a well-established estate 

approximately 5 miles to the north of the town centre. 

 
4.8 We enclose a plan showing the location of the property and a site plan showing our understanding of the 

freehold boundaries edged with a red verge.  We have not seen a Title Plan and for the purposes of this 

valuation we have assumed that our boundaries are correct.   
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5.0 DESCRIPTION 

 

5.1 The property is a large industrial building off steel portal frame construction under profile sheet, pitched 

roofs. 

 

5.2 The building consists of four main bays with single storey office block to the front. 

 

5.3 The offices span the full frontage and provide a main reception room, a mix of open plan and private 

offices, conference room, kitchen/canteen and toilet facilities. In addition there is a first aid room. 

 
5.4 The office predominantly have carpet covered floors, painted plastered walls and suspended acoustic tiled 

ceilings with inset fluorescent box lighting. 

 
5.5 Beyond the offices are two parallel bays that are inter linked. These are currently the main production areas 

on the site and thus accommodate rows of machinery and tools. 

 
5.6 To the rear of the main areas is a further two bays. These are tenanted and are used for storage by the tenant. 

These bays are accessible via the side yard area leading to a rear passageway suitable for loading and 

unloading. 

 
5.7 There are five roller shutter doors in place all having a similar width from approximately 3.12m and working 

access height of from 3.80m. 

 
5.8 The minimum working height within the bays is approximately 4.70m. 

 
5.9 Within the main bays are some site offices , facilities and a works canteen. Above this area is a mezzanine 

suitable for additional storage. 

 
5.10 Within the rear bay there is an integral office block providing works offices/stores. 

 
5.11 To the front of the property is a parking area which can accommodate approximately 28 vehicles with 4 

electric vehicle charging points. 

 
5.12 To the side of the main buildings is a hard surfaced yard and partial canopy over  the main loading areas. 

 

5.13 Photographs of the main elevations of the subject property are set out below. 

 

 

 

 

  



 

 

 

Property: Auto Turned Products Ltd, 1 North Portway Close, Northampton, NN3 8RD 

Lender: Proplend Security Limited, 

Date: September 2022 

8 

 PHOTOGRAPHS 
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Side yard, access and canopy 
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6.0 ACCOMMODATION 

 

6.1 From measurements taken on site, we calculate the property provides the following approximate 

accommodation.  Areas have been assessed in accordance with the RICS Professional Statement: 

Property Measurement 2
nd

 Edition (January 2018) and the RICS Code of Measuring Practice (6
th

 Edition): 

 

Floor / area: m
2

 ft
2

 

   

Offices 385.20 4146 

Bay 1 1192.25 12833 

Mezzanine 88.87 957 

   

Bay 2 1232.14 13263 

Mezzanine 73.10 787 

   

Bay 3 670.88 7221 

 00  

Bay 4 826.04 8892 

Mezzanine 91.25 982 

   

Total Gross Internal Area: 4,559.73 m
2

 49,081 ft
2

 

   

6.2 The RICS is keen to see standardisation of property measurement on a global basis, which may have benefits 

in some markets.  With that aim it encourages use of International Property Measurement Standards 

floorspace definitions, which are different to the definitions set out in the Code of Measuring Practice 

employed above.  It is our experience that IPMS definitions are not used in the market appropriate to the 

subject property.  We have not, therefore, calculated or reported IPMS floor areas.   

 

6.3 Using digital mapping we calculate a total site area of 0.837 hectares (2.068 acres) or thereabouts.  

 

 

7.0 REPAIR AND CONDITION 

 

7.1 We have not carried out a building or structural survey as this was beyond the scope of our instructions 

and neither have we inspected areas of the property which are covered, unexposed or inaccessible.  No 

warranty can be given therefore, as to the structural condition of any building, neither can it be reported 

as being free from rot, infestation or any other defect. 

 

7.2 We have not tested any of the drains or other services, and for the purpose of this valuation we have 

assumed that they are all operating satisfactorily and no allowances have been made for replacement or 

repair.  

 

7.3 No tests have been carried out to establish whether high alumina cement products, calcium chloride, 

asbestos or wood wool slabs used or other deleterious materials have been used in the construction, 

modification or extension of the premises.  Our valuation is on the assumption that the buildings do not 

incorporate these or similar products and are free from infestation.   

 

  



 

 

 

Property: Auto Turned Products Ltd, 1 North Portway Close, Northampton, NN3 8RD 

Lender: Proplend Security Limited, 

Date: September 2022 

12 

7.4 The associated costs of maintaining, repairing or altering a building where there are asbestos-containing 

materials can be significantly higher than in the absence of those materials because of the need for 

specialist contractors and precautions that are necessary under the Control of Asbestos Regulations 2006 

and this can impact on the value of a property.  We have assumed for the purposes of this report that, 

unless indicated otherwise, there would not be evidence of asbestos or deleterious materials in the 

building in circumstances where it is likely to adversely affect health or safety.  We recommend that 

confirmation is sought as to the existence of an asbestos survey, or in the absence thereof that one be 

obtained with a management plan implemented, where appropriate. 

 

7.5 Due note has been made of the various forms of construction and apparent state of repair of the property 

and which have been reflected in our valuation figure. 

 

7.6 It is assumed that normal periodic maintenance will be carried out to maintain the property in a state of 

repair fit for its present use.  

 

7.7 In our opinion the property has a remaining economic life in excess of 25 years assuming regular and 

ongoing maintenance and repair.  

 

7.8 The property appeared to be in a reasonable condition commensurate with its age, use and construction. 

 

7.9 This valuation does not take into account the rights or liabilities of the occupiers under the Defective 

Premises Act, the Office Shops and Railway Premises Act or the Health and Safety at Work Act.  We 

have assumed that the premises comply with all Statutory and Local Authority requirements.  Under The 

Regulatory Reform (Fire Safety) Order 2005, fire certificates are no longer issued and have been 

superseded by ‘Risk Assessments’ by a ‘Responsible Person’ as defined in the Order.  We have not seen 

any such ‘Risk Assessment’ in relation to the property and have assumed for the purposes of this report 

it does comply with the associated regulations. 

 

7.10 The Equality Act 2010 has replaced all previous equality legislation such as the Race Relations Act, 

Disability Discrimination Act and Sex Discrimination Act.  Whilst not experts in this field with particular 

regard to the subject property, its use and access by people with varying disabilities we consider that 

the property appears to comply with the above Act and we thus make no provision within our valuation 

calculation for non-compliance. 

 

 

8.0 SERVICES 

 

8.1  We understand that the premises have the benefit of mains water, electricity, drainage and gas.  

However, no tests or checks have been carried out with regard to these services and it has been 

assumed, therefore, that they are free from defect and would satisfy the requirements of any appropriate 

statutory bodies. 

 

8.2  We have assumed that the capacity of the services is adequate for the future use of the property but 

have been unable to verify that this is the case.  
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9.0 SITE AND GROUND CONDITIONS 

 

9.1 We have not carried out or commissioned a site investigation, geotechnical or geophysical survey and 

we can give no assurance of the ground’s load bearing strength to support either existing structures or 

any other structure which may be erected in the future.  We have assumed that any development or 

future extensions on the site can be carried out using conventional foundations and at no unusual or 

extraordinary costs. 

 

 

10.0 ENERGY AND ENVIRONMENTAL  

 

10.1 By virtue of The Energy Act 2011 and associated Minimum Energy Efficiency Standards (“MEES”), from 

1
st

 April 2018, it will not be possible to let commercial (or residential) properties below a minimum energy 

rating in England and Wales of E, unless one of a small number of exceptional criteria is met (e.g., Listed 

buildings or buildings less than fifty m
2

).  Notably, the same restriction will apply to continuing lettings 

from 1
st

 April 2020 and 2023 for residential and commercial property, respectively. 

 

10.2 The government have indicated that they may revise the minimum energy rating to Band C from 2028, 

although this is yet to be confirmed. 

 

10.3 We confirm that the Government website (www.ndepcregister.com or www.epcregister.com) indicates 

the property has an “C” Energy Performance rating under reference 0277-8985-9029-6753-8375 which 

is valid until 23 August 2032.  Although re-assessment can sometimes produce a different rating the 

current assessment means the property is free from the letting restrictions imposed by the MEES 

regulations. 

 

10.4 We are not aware of the contents of any Environmental Audit or soil survey which may have been carried 

out on the property and which may draw attention to any contamination or the possibility of any such 

contamination.  In undertaking our work we have assumed that no contaminative or potentially 

contaminative uses have ever been carried out in the property.  We have not carried out any investigation 

into past or present uses, either of the property or on any neighbouring land, to establish whether there 

is any contamination or potential for contamination to the subject property from these uses or sites and 

have therefore assumed that none exist.   

 

10.5 However, should it be established subsequently that contamination, seepage or pollution exist at the 

property or on any neighbouring land, or that the premises have been or are being put to a contaminative 

use, we reserve the right to amend the values reported and confirm that this situation would probably 

result in the values reported being reduced and may affect suitability as loan security 

 

10.6 Non-native invasive plant species can pose a threat to properties and one of the most damaging is 

Japanese Knotweed (Fallopia Japonica). The Environmental Protection Act 1990 classifies it, including 

soil containing its rhizomes as controlled waste and must be disposed of safely at a licensed landfill site, 

if removed from the site of origin. Landowners can be prosecuted for failing to manage and dispose of it 

responsibly or sued for costs and damages if they fail to prevent it from spreading to a neighbouring 

property. Whilst it is emphasised we are not botanical experts, from our inspection of the property, we 

can confirm that we did not observe the presence or see any other signs suggesting the presence of 

Japanese Knotweed within the accessible and visible parts of the site during the course of our inspection.    
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10.7 The principle sources of flood risk to properties generally comes from water courses such as rivers and 

the sea or pluvial flooding associated with heavy rainfall due to inadequate drain and sewer facilities 

combined with increased development.  In relation to the risk from rivers, the sea and surface water, our 

enquiries of the Environment Agency website (www.gov.uk/check-long-term-flood-risk) have confirmed 

the property is situated within an area categorised as very low risk for flooding from rivers and sea, 

medium risk for flooding from surface water.  

 

10.8 The risk from rivers and sea are categorised as ‘Very Low Risk’. This means that each year this area has 

a chance of flooding of less than 0.1%. This takes into account the effect of any flood defences in the 

area. These defences reduce but do not completely stop the chance of flooding as they can be overtopped 

or fail.  

 

10.9 The risk from surface water is categorised as ‘Medium Risk’. This means that each year this area has a 

chance of flooding of between 1% and 3.3%. Flooding from surface water is difficult to predict as rainfall 

location and volume are difficult to forecast. In addition, local features can greatly affect the chance and 

severity of flooding.  

 

10.10 In the absence of any information to the contrary having been disclosed to us and for the purposes of this 

report we have assumed that the property has not been and is unlikely to be affected by pluvial flooding.  

We have also assumed for the purposes of this report that the property is capable of being the subject of 

full insurance without significant additional premium to cover flood risks and we have, therefore, not 

made any adjustment to our valuation in respect of flood risk issues. 

 

10.11 We have checked on the Health Protection Agency “Radon in Homes in England & Wales: 2016 Data 

Review” and can advise that the Postcode District NN3 has a total of 30,000 dwellings of which 12,300 

were checked and with 470 of those having a reading above the accepted level of 200 becquerels per 

cubic metre.  The average geometric reading was 31  becquerels per cubic metre although the highest 

was 1,900 becquerels per cubic metre. We consider it to be highly unlikely that there would be a radon 

issue at the premises and have assumed this to be the case for the purposes of this report.   

 

 

11.0   TENURE AND TITLE 

  

11.1 We are informed that the premises are freehold but we have not seen documents relating to Title and 

have assumed, therefore, that it is free from any unusual or onerous covenants or restrictions, 

encumbrances or outgoings which would materially affect value. 

 

11.2 We understand and have assumed that the principal roads serving the premises are adopted and 

maintainable at public expense and that unrestricted access is available to and from the property from 

the adjoining public highway. 

 

11.3 No investigations as to the rights of public utilities over any parts of the property have been carried out 

and we have assumed that any such right would not impose any undue restrictions or constraints and 

therefore materially affect value. 

 

11.4 We would recommend that your legal advisers are instructed to verify the above information.  
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12.0 TENANCIES  

 

12.1 We have not had sight of any tenancy documentation. We are advised by the bank that the rear two bays 

are let at a passing rent of £98,000 per annum. 

 

12.2 Furthermore we are advised by the bank that the remainder of the site is to be vacated by the owner 

occupier and leased to a third party at a provisional rent of £196,000 per annum. 

 

12.3 We do not know the who the existing or incoming tenant are or the terms of the tenancy agreements. 

 

 

13.0 RATING 

 

13.1 Online enquiries made to the Valuation Office Agency indicate that the premises are assessed for non-

domestic rating purposes in the current rating list (2022/2023) as follows: 

 

Premises Description Rateable Value 

 

1 North Portway Close, 

Northampton,  

NN3 8RD 

Factory and Premises £103,000 

 

 

13.2 The uniform business rate for 2022/23 is 51.2 pence in the pound but for “small” properties with an RV 

of less than £51,000 the small business rate multiplier of 49.9 pence is applicable.  Also, hereditaments 

with an assessment of £12,000 or less benefit from 100% relief. 

 

13.3 We have not investigated whether the property is subject to any transitional relief or phasing and are 

unable to comment in that respect.  

 

 

14.0 TOWN AND COUNTRY PLANNING 

 

14.1 We have made online enquiries of West Northamptonshire Council, the Local Planning Authority, as 

detailed below but in general terms have presumed that all buildings, structures and operations currently 

existing within the various curtilages have the benefit of formal planning permission, building regulation 

and other required approvals and are, therefore, immune from any form of enforcement or action for 

termination by the respective authorities. 

 

14.2 It should be noted that no formal Search has been instigated and we recommend that verification be 

obtained from your legal advisers that the position is correctly stated in our report.  

 

14.3 In the absence of information to the contrary and so far as it is material to value, we have assumed that 

planning permissions are of a perpetual nature for the benefit of the premises. 
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14.4 Following enquiries made of the Planning Authority we summarise the following pertinent planning 

decisions: 

 

App. Ref Details Decision 

 

Date 

N/1998/303 

 

Side and rear extension, 

single storey, to existing 

production unit  

Approved 24 June 1998 

N/1993/861 Change of use to allow 

the property to be used 

for b2 industrial purposes. 

Approved 22 December 

1993 

N/1987/745 Erection of 3 no. flagpoles 

in concrete base 

 

Approved 16 September 

21987 

N/1986/5048 The erection of an 

illuminated fascia sign 

 

Approved 26 June 1986 

 

14.5 The property is not Listed and does not fall within a Conservation Area.  

 

 

15.0 PROPERTY TAXATION  

 

15.1 We are not aware as to the property’s VAT registration status. Accordingly, we have assumed that either 

the Landlord has not elected to Waive Exemption status or that if he has it has no adverse effect on rental 

or capital value.  

 

15.2 We are not aware of whether or not there are any capital allowances that might transfer with the property. 

Such capital allowances are dependent upon the tax position of an individual purchaser and it is not 

feasible to make reliable enquiries in this regard. Accordingly, we have assumed that no allowances 

would be available and have not adjusted our valuation. It should be noted, however, that should a 

purchaser be able to use significant capital allowances, this might enable him to improve his bid for the 

property, which could result in increasing the purchase price above our valuation.  

 

 

16.0  MARKET COMMENTARY 

 

National Commercial Outlook 

   

16.1 The Q2 2022 RICS UK Commercial Property Survey results signal a more cautious tone now coming 

through in the feedback from respondents, with a weakening outlook across the broader economy 

anticipated to weigh on the market going forward.  

 

16.2 Furthermore, following the series of interest rate hikes sanctioned by the Bank of England in recent 

months, a net balance of -42% of respondents cited a deterioration in credit conditions in Q2. This appears 

to have dampened momentum behind investor activity in particular, with headline capital value 

projections turning flat on the back of this.  
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16.3 In terms of occupier market, an aggregate net balance of +17% of respondents reported an increase in 

tenant demand during Q2. That said, this is down from a figure of +32% beforehand, with the sector 

breakdown showing occupier enquiries fell for retail space and only grew modestly for offices. By way 

of contrast, feedback remains comfortably positive regarding tenant demand in the industrial sector, even 

if the latest net balance of +49% is the least elevated figure since Q4 2020.  

 

16.4 With respect to availability, both the office and retail sectors continue to see a rise in vacant leasable 

space, returning net balances of +22% and +27% respectively. As such, in both cases, this is prompting 

landlords to further increase the value of incentive packages on offer to tenants according to survey 

participants. At the other end of the scale, supply continues to tighten across the industrial market, with 

the latest net balance of -35% signalling an extended run in which the availability of stock has continued 

to shrink.  

 

16.5 At the headline level, near-term rental growth expectations now sit in modestly positive territory, having 

eased somewhat compared to Q1 (net balance +14% vs +19%). On a twelve month view, both prime 

and secondary industrial rents are still seen rising, albeit expectations are not quite as buoyant as was 

the case back in Q1. Alongside this, prime office rents are envisaged picking up by a net balance of +32% 

of contributors (+42% back in Q1), although expectations slipped deeper into negative territory for 

secondary office rents (posting a net balance of-26% in comparison to -9% previously).  

 

16.6 At the same time, respondents envisage prime and secondary retail rents coming under pressure over 

the year to come, returning respective net balances of -22% and -43%. Moreover, this general direction 

of travel expected for rents at the sector level is replicated across all broad regions of the country.  

 

16.7 Looking at trends on the investment side of the market, the headline net balance for investment enquiries 

eased to +12% following a much stronger reading of +32% last quarter. Although still slightly positive, 

this latest figure marks the softest reading posted since the Q1 2021. Beneath the headline figure, a solid 

pick-up in demand across the office sector seen last quarter lost momentum, evidenced by the latest net 

balance slipping to -1% from +23% previously.  

 

16.8 Likewise, the investment enquiries indicator fell back into negative territory across the retail sector, 

posting a net balance of -13% (down from +3% in Q1). While demand conditions remain more resilient 

for industrials, the latest net balance of +42% of respondents reporting a rise in buyer enquiries is the 

least elevated reading since Q3 2020.   

 

16.9 Lastly, a noteworthy shift in sentiment can be seen in the feedback around the current stage of the 

property cycle. Whereas 53% of contributors felt the market was in the early to middle stages of an 

upturn last quarter, this share fell to just 22% in Q2. Instead, 43% of respondents now sense the market 

is entering the early stages of a downturn. Significantly, this picture is mirrored across all 

regions/countries of the UK, with the ‘early downturn’ option becoming the most widely selected answer 

across all areas during Q2.  
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17.0  COMPARABLES 

 

17.1 In addition to our wider market experience and expertise, the following pieces of comparable evidence 

have been taken into consideration: 

 

 Rental Value Evidence and Analysis 

  

 

Units 1-9 - Grafton Trade Park, Quorn Way, Northampton, NN1 2PN 

Let in April 2022 at a rent devaluing to £7.02 per sq ft is this 5,552 sq ft unit. The property 

comprises a terrace of industrial units of steel construction with brick cladding, providing 

accommodation over two floors with some units having mezzanine accommodation. 

 

  

 

Westgate Industrial Estate, 12 Gambrel Road, Northampton, NN5 5BB 

Let in July 2022 at a rent devaluing to £8.59 per sq ft. The property comprises a 30,280 sq ft 

building of steel portal frame construction set over a ground and partial first floor. Industrial 

accommodation is provided with ancillary office space in addition to a cold storage area. 

 

  

 

Units 1-4 - Round Spinney Industrial Estate, Gatelodge Close, Northampton, NN3 8RJ 

Let agreed in December 2021 at £6.53 per sq ft. Thus 5,358 sq ft industrial/warehouse 

building is of steel portal frame construction with brick and blockwork elevations surmounted 

by profile steel cladding to eaves with a pitched roof which has been lined internally and 

incorporates translucent roof panels.  Two floor office/ancillary accommodation is provided 

to the front of the property. The property was constructed in 1978. 

 

  

 

Units 3-4 - Sovereign Court, South Portway Close, Northampton, NN3 8RH 

Let in April 2022 at £7.75 per sq ft. The 10,354 sq ft property comprises two adjoining 

industrial/warehouse units of steel portal frame construction with brick and profiled sheet 

clad elevations. 

 

  

 

10 North Portway Close, Northampton, NN3 8RQ 

Let agreed in January 2021 at £5.87 per sq ft. This property comprises a building of steel 

construction arranged over 2 floors offering 10,218 sq ft accommodation within.   

  

  Round Spinney Industrial Estate, 7-8 Edgemead Close, Northampton, NN3 8RG 

Let in May 2022 at £6.50 per sq ft. The 5,392 sq ft property comprises a pair of 

warehouse/production units together with office space under a pitched asbestos roof within 

a shared secure gated yard complex. 

 

 

 Capital Value Evidence and Analysis 

  

 

Moulton Park Industrial Estate Pond Wood Close, Northampton, NN3 6RT 

Sold in September 2021 at £990,000 equating to £49.37 per sq ft and a net initial yield of 

7.97%. Kensons Holdings has sold the freehold interest in Unit 7 to an undisclosed buyer for 

£990,000 as an investment sale. The property asking price was £1,000,000. 
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Leo House - Weedon Road Industrial Estate, Ross Rd, Northampton, NN5 5AX 

Sold in September 2021 at £3.2m equating to £65.68 per sq ft and a net initial yield of 8.00%. 
A private investor has purchased the freehold interest of Leo House in Weedon Road Industrial 

Estate, comprising of 48,719 sq ft industrial space from a private vendor for £3,200,000. The 

property is currently tenanted to Dynamic Office Seating with a current passing rent of 

£272,500 per annum. The property comprises an industrial building of steel frame 

construction with a combination of cavity brick/blockwork and steel cladding to elevations, 

beneath a pitched corrugated asbestos roof incorporating translucent roof lights. To the front 

of the main production area is an office block arranged over to floors. 

 

  

 

Lodge Way, Northampton, NN5 7SL 

Sold in September 2021 at £1.65m equating to £117.17 per sq ft and a net initial yield of 

7.18%. The property extends to some 14,009 sq ft and The property is located at Lodge Farm 

Industrial Estate is located 3.50 miles from J15 and 5 miles from J16 of the M1 motorway. 

 

  

 

49 Caswell Road, Northampton, NN4 7PW 

Sold in December 2021 at £5.6m equating to £245.80 per sq ft and suggests a net initial yield 

of 5.70%. The property extends to some 22,783 sq ft and Urban Logistics REIT plc have 

purchased the investment. 

 

  BAE Systems, 8-10 Burcote Road, Towcester, NN12 6TF  

Sold in August 2021 at £3.3m equating to £62.43 per sq ft and a net initial yield of 8.80%.  

This 52,540 sq ft unit comprises a detached research and development facility built in 

approximately 1930, being of a brick construction pitched in four bays, incorporating two 

storey offices. The property is situated within a predominately residential district, benefitting 

from extensive linear frontage to Burcote Road, at its junction with Saxon Way and within 5 

minutes drive time of the A5 and Town Centre. 

 

  65-79 Bunting Rd, Northampton, NN2 6EE 

Sold in August 2021 at £145,000 equating to £159.87 per sq ft and a net initial yield of 8.28%. 

This 18,003 sq ft unit comprises terraced industrial/warehouse units of steel portal frame 

construction with brick and blockwork elevations surmounted by profile steel cladding to 

eaves. Above there is a pitched corrugated asbestos clad roof which has been lined internally 

and incorporates translucent roof panels. 

 

  Tungsten Park, Bilton Way, Lutterworth, LE17 4JA 

Sold in Match 2022 at £842,000 is this 15,000 sq ft unit. The sale price devalues to £168.40 per 

sq ft and a net initial yield of 8.42%. The property is of steel construction and comprises a single 

storey of industrial/ warehouse space. 

 

 

18.0  VALUATION CONSIDERATIONS 

 

18.1 We are advised that that the property is held Freehold and this has been assumed for the purposes of 

this report and valuation. Your solicitors should confirm this to be the case as this may have a significant 

effect on the values reported. 

 

18.2 The property is situated with in a well-established industrial estate sitting within the ‘Golden Triangle’ 

and at the heart of the country’s motorway network.  
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18.3 The property is a large building at almost 50,000 sq ft havening the flexibility to be let as a whole or sub-

divided for multiple tenancies at relative ease. 

 

 

Rents, Tenants and Leases   

 

18.4 We have not had sight of any tenancy documentation. We are advised by the bank that the rear two bays 

are let at a passing rent of £98,000 per annum. This devalues to approximately £5.73 per sq ft overall. 

 

18.5 Furthermore we are advised by the bank that the remainder of the site is to be vacated by the owner 

occupier and leased to a third party at a provisional rent of £196,000 per annum. This would devalue to 

£6.13 per sq ft overall. We are advised that there is to be a 12 month rent free period. 

 

18.6 We do not know the who the existing or incoming tenant are or the terms of the tenancy agreements. 

We are unable to provide credit details on the occupiers. 

 

 

19.0  METHODOLOGY, APPROACH & REASONING 

 

19.1 In arriving at our opinion of Market Value we have had regard to the use, location, tenancy, tenure, size, 

specification and configuration of the subject property, the above comparable evidence and agent 

sentiment as well as the prevalent market conditions as at the valuation date.  

 

19.2 Our valuation has been carried out using the comparative and investment methods. In undertaking our 

valuation of the property, we have made our assessment on the basis of a collation and analysis of 

appropriate comparable sales to owner occupiers, investment and rental transactions within the vicinity 

of the subject property. With the benefit of such transactions we have then applied these to the property, 

taking into account size, location, terms, covenant and other material factors.  

 

19.3 The Investment method can be applied to determine the market value of a freehold or leasehold interest 

in a property from its potential to generate future income. It is typically used for the main forms of 

properties where a tenant is providing the landlord with an investment return on the capital cost 

(purchasing the building). This method involves reflecting risk, return and expectations of growth through 

the use of a yield obtained through comparable transactions. 

 

19.4 The rental value has been assessed on the basis of Market Rent, assuming a new lease(s) is drawn on 

standard, effective full repairing and insuring terms for a term of 5 years. 

 

19.5 The passing rent for the rear bays at £5.73 per sq ft and the proposed rent of the remainder of the site 

that would devalue to £6.13 per sq ft appear to be in line with the market evidence obtained at the time 

of writing this report. As such we have adopted these rents as our opinion of market rent. 

 

19.6 The total rent would be £294,000 per annum. 

 

19.7 Capitalising this at 8.50% after reflecting an initial void of 16 month void would suggest a market value 

of £2,875,000 after deducting purchasers costs of 6.43% (£185,028). 

 

17.0 With regard to vacant possession, we have assumed a similar methodology although increase the initial 

void period to 24 months and adopted a net initial yield of 9.50%. This suggests £2,425,000 after 

deducting purchasers costs. The Initial void periods reflect time to secure a tenant and rent free periods. 
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20.0  VALUATION  

 

 Market Value – Subject to Tenancies 

 

20.1 Having regard to the comments and assumptions we have made in this report we are of the opinion that 

the freehold interest has a Market Value as defined below, subject to and with the benefit of existing 

tenancies as detailed, for loan security purposes, as at the Valuation Date, exclusive of VAT, of: -  

 

£2,875,000 

(Two Million Eight Hundred and Seventy Five Thousand Pounds) 

 

20.2 In our opinion, under market conditions prevailing at the valuation date, a marketing period (measured 

from receipt of instructions to exchange of contracts) of 6-9 months would be necessary.  This can only 

be an estimate, depending on participants in the market at a given time and assuming no significant 

changes in market conditions during that period. 

 

20.3 Market Value is defined in the RICS Valuation UK National Supplement effective from January 2019 (“the 

RICS Valuation Standards”) as follows: - 

 

 ‘The estimated amount for which an asset or liability should exchange on the valuation date between a 

willing buyer and a willing seller in an arms-length transaction, after proper marketing and where the 

parties had each acted knowledgeably, prudently and without compulsion’. 

 

20.4  In arriving at our figure no allowance has been made for any liability which may arise on the disposal for 

payment of Corporation or Capital Gains Tax and the figure stated is exclusive of any VAT which may 

apply.  Furthermore, no allowance has been made for any expenses of sale which might arise in the event 

of a disposal.  We confirm, however, that we have deducted purchaser’s costs at 6.43%. 

 

 

 Market Value – Vacant Possession 

 

20.5 On the Special Assumption that the property benefits from full vacant possession but otherwise having 

regard to the comments and other assumptions we have made in this report we are of the opinion that 

the freehold interest has a Market Value as defined above, for loan security purposes, as at the Valuation 

Date, with the same marketing period stated above exclusive of VAT, of :- 

 

£2,425,000 

(Two Million Four Hundred and Twenty Five Thousand Pounds) 
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 Market Value – Restricted Marketing Period 

 

20.6 We also confirm, on the assumption that the marketing period for the property was to be restricted to a 

maximum of 90 days, that our opinion of the Market Value on otherwise the same basis as in 20.1, above, 

would be: 

 

£2,150,000 

(Two Million One Hundred and Fifty Thousand Pounds) 

 

20.7 For the avoidance of doubt we confirm that the above Market Values above assume an exchange of 

contracts on the date of valuation and that the appropriate marketing period has already taken place.   

 

 

 Market Rent 

 

20.8 We consider the Market Rent of the property at the valuation date assuming new lease(s) is/are drawn 

on standard, effective full repairing and insuring terms for no less than 5 years and otherwise on 

institutionally acceptable terms as at the Valuation Date, exclusive of VAT, to be: - 

 

£294,000  

(Two Hundred and Ninety Four Thousand Pounds) Per annum 

 

20.9 Market Rent is defined in the RICS Valuation UK National Supplement effective from January 2019 (“the 

RICS Valuation Standards”) as follows: - 

 

 ‘The estimated amount for which an interest in real property should be leased on the valuation date 

between a willing lessor and a willing lessee on appropriate lease terms in an arms-length transaction, 

after proper marketing and where the parties had each acted knowledgeably, prudently and without 

compulsion’. 

 

20.10 In our opinion, under market conditions prevailing at the valuation date, a marketing period (measured 

from receipt of instructions to completion of a lease) of 3-6 months would be necessary.  This can only 

be an estimate, depending on participants in the market at a given time and assuming no significant 

changes in market conditions during that period.  Typical incentives currently available to a prudent tenant 

taking a property of this nature comprise 3-6 months rent free. 

 

  

21.0  SECURITY CONSIDERATIONS 

 

21.1 In our opinion, the property is suitable loan security assuming normal lending terms and criteria. 

 

21.2 We have no details of the proposed loan to value ratio or term.   

 

21.3 If information relating to a recent sale or agreed sale comes to light before any lending is finalised, details 

must be referred to the undersigned valuer for further comment before proceeding. There may be an 

impact on value. 
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22.0  REINSTATEMENT COST ASSESSMENT 

 

22.1 We would estimate that the Reinstatement Cost of the premises is in the sum of: - 

 

£4,875,000 

(Four Million Eight Hundred and Seventy Five Thousand Pounds) 

 

22.2 The Reinstatement Cost for insurance purposes is given as a guide which may be varied and should not 

be regarded as a formal valuation for these purposes. A formal estimate for insurance purposes can only 

be given by a Quantity Surveyor or other person with sufficient current experience of replacement costs. 

 

22.3 It is assumed that the policy is on a “day one”, indemnity basis with a fully operating reinstatement clause 

and no special conditions. 

 

22.4 We have assumed that an instantaneous basis of value has no regard to variation of building costs 

subsequent to the date of our estimate. The figure we have given reflects the buildings in their present 

form, excluding all items of plant and machinery, trade fixtures and fittings and furniture which do not 

form an integral part of the structure of the building. The figure includes an allowance for site clearance, 

demolition, insuring and propping together with appropriate Architects’, Surveyors’ and Engineers’ fees 

likely to be incurred in the reconstruction works. 

 

22.5 Whether or not an insurer will recognise VAT in a claim usually depends on the VAT status of the insured.  

Our calculation does not allow for any VAT, nor does it make any allowance for the effects of inflation 

over the period of the policy. It does not include any estimate of the cost of alternative accommodation 

during the works of reinstatement or provision for loss of rent. We recommend consultation with the 

insurer or broker in order to ensure appropriate and adequate cover is in place. 

 

 

23.0 LIMITATIONS ON LIABILITY AND PUBLICATION 

 

23.1 This report, including assumptions, caveats and all Appendices, should be read as a whole so that no 

part may be taken out of context. 

 

23.2 Neither the whole nor any part of this report or any reference thereto may be included in any published 

document, circular or statement nor published in any way without our written approval of the form or 

context in which it may appear. 

 

23.3 Our liability is limited as per the Terms of Engagement attached unless a Service Agreement is in place 

which overrides that provision. 

 

23.4 This valuation is for the stated purpose and for the sole use of the client, Proplend Security Limited, and 

is confidential to them and their professional advisors.  We accept no responsibility whatsoever to any 

other party. 
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APPENDIX A 

 

INSTRUCTIONS / CONFIRMATION LETTER
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APPENDIX B 

 
TERMS OF ENGAGEMENT 
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APPENDIX C 

 

VALUATON CALCULATIONS 
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