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Agenda
Site visit to Milton Keynes, Bedford and Bloomsbury

Throughout this presentation the Schroder Real Estate Investment Trust will be referred to as SREIT.
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Time Event Address

12.10 Train Euston to Milton Keynes All participants to book their own tickets

12.40 Arrive at Milton Keynes & board coach Sandwich lunch

13.00 Tour Stacey Bushes Industrial Estate Rob Cosslett presenting

13.30 Travel Coach transfer to Bedford

14.15 Tour St John’s Retail Park Tom Woolven presenting

14.45 Travel Transfer to Bedford railway station

15.13 Train Bedford to London Kings Cross St Pancras All participants to book their own tickets

15.51 Arrive London 

Transfer to Store Street in Bloomsbury

16.30 Tour Presentation at Store Street, Bloomsbury Nick Montgomery presenting

17.00 Reception Charlotte Street Hotel – Duncan Grant Room
Duncan Owen
Nick Montgomery
Frank Sanderson

18.30 Finish



Stacey Bushes Industrial Estate, Milton Keynes



Milton Keynes, Stacey Bushes
Strong occupation demand with no void

June 19 valuation £37.7 million reflecting an initial 
yield of 5.1% and a reversion to 5.4%

– 18.0% total return over the 12 months to June 2019 
comprising an income return of 5.5% and a capital 
return of 11.9%

– 345,000 sq ft multi-let industrial estate comprising 
42 units immediately adjacent to the A5 dual 
carriageway on the west side of Milton Keynes

– The estate is currently fully let with an average rent 
of £6.00 per sq ft and an average rental value of 
£6.25 per sq ft

– Strategy to consolidate higher rental tone to grow 
net income, and enlarge the footprint by acquiring 
an adjoining ownerships and developing new units

– Acquisition of a vacant adjoining ownership for 
£776,000. This was subsequently let at £80,000 per 
annum to generate a 10% return on cost. The site 
offers future upside through redevelopment given 
the large yard area.
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Source: Schroders, October 2019.  All valuation information as at June 2019



Milton Keynes, Stacey Bushes
Overview of recent letting activity
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– Property is fully let with recent transactions outlined below

Unit Tenant Type Date Rent £ Rent 
(£ psf)

Unit 4 Heathfield CNG Florist 
Sundries Rent review 29/06/2018 £13,779 9.03

Unit 25 Heathfield Aslanol Rent review 03/07/2018 £61,050 5.50

18 Erica Firstlight Renewal 07/11/2018 £47,842 6.30

20 Erica Firstlight Renewal 07/11/2018 £34,203 6.30

22 Erica Firstlight Renewal 07/11/2018 £48,239 6.30

24 Erica Firstlight Renewal 07/11/2018 £50,280 6.30

Unit 14 Heathfield The Short Term 
Letting Co Letting 20/12/2018 £15,300 10.00

Unit 19 Hollin Lane Granemore 
Group Ltd Letting 18/01/2019 £80,000 n/a

Unit 11 Heathfield BCS Cargo 
Services Renewal 25/03/2019 £15,340 10.05

Unit 20/21/22 
Heathfield Aslanol Rent review 06/04/2019 £95,980 6.00

Source: Schroders, October 2019.  All valuation information as at June 2019



Milton Keynes, Stacey Bushes
Lack of space supports new development

– Surplus land with no apportioned value on 
acquisition

– Consented scheme comprises six units to deliver 
15,441 sq ft of space with a target rent of £185,292 
per annum or £12.00 per sq ft

– Target total build cost of approx. £3 million equating 
to a c.15% profit on cost

– This location within Milton Keynes is currently 
undersupplied in modern high quality industrial 
space and there is expected to be very healthy 
demand for this space once built.

– New record rents for the scheme have been set at 
Unit 11 and Unit 14 Heathfield at £10 per sq ft, with 
further reversion to £10.50 per sq ft targeted on 
upcoming renewals and new lettings

– Due to commence imminently with ground 
remediation required resulting in a start on site of 
January 2020

– Discussions ongoing with adjacent landowners to 
acquire additional space to facilitate further 
development opportunities in the future.
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Source: Schroders, October 2019.  All valuation information as at June 2019



St John’s Retail Park and Howard House, Bedford



Bedford, St John’s Retail Park

June 2019 valuation £30.4 million reflecting an initial yield of 4.8% and a reversionary yield of 6.4%
-9.1% total return over the 12 months to June 2019 comprising an income return of 5.2% and a capital return of -13.6%. Recent activity includes:

• Former Homebase – lease terminated as part of a CVA in December 2018 and lease agreements exchanged with Lidl and Home Bargains (see over)   

• Costa Coffee – October 2018 rent review recently settled at £72,980 p.a. (£41.00 per sq ft), reflecting a 17% increase

• Wren – Re-gear discussion ongoing in advance of October 2020 expiry

• Currys PC World – Currently pay £183,000 pa (£18.35 psf). Terms agreed to remove their break in 2021 and extend the term to October 2029 for 10 
years certain in return for 6 months rent free

• Unit 2C, Majestic Wine – Break option November 2024 and seeking alternative occupiers

• Unit 8 – Vacant with target tenants including drive thru restaurants and other small format retailers

• Unit 5 – Vacant with a rental value of £176,000 p.a. 

• Overall strategy – Focussed on reducing void with complementary tenants through targeted and proactive marketing campaign, exploring creative 
solutions for value enhancement, re-gearing short term leases and maintaining headline rental tone across the scheme

Recent updates and ongoing initiatives
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Source: Schroders, October 2019.  All valuation information as at June 2019



Bedford, St John’s Retail Park
Lidl & Home Bargains lettings

• Former Homebase comprised 36,214 sq ft paying £353,000 p.a. (£9.75 per sq 
ft).  CVA risk led to strategy focussed on securing a new anchor tenant

• Separate unit on a short lease to Mounter Carpets paying £25,000 p.a. (£4.30 
per sq ft)

• Agreement for lease (‘AFL’) exchanged to let 21,630 of former Homebase to 
Lidl on a 15 year lease (no breaks) at £335,000 p.a. (£15.50 per sq ft).  Five 
yearly rent reviews to CPI capped at 2% p.a.  Lidl planning granted subject to 
S106 and S278 agreements

• AFL exchanged on remaining 13,950 sq ft to Home Bargains on a 15 year 
lease (no breaks) at £190,000 p.a. (c. £13.62 psf). 5 yearly upwards only rent 
reviews

• AFLs conditional on refurbishment.  Unit stripped out to shell with works 
tendered and due to commence on site in October.  Targeting opening for 
trade Q2 2020

• Financial appraisal:
 End apportioned value £10.25 million
 Total construction cost and fees of £3.7 million
 Total incentives £510,000
 New total rent of £525,000 p.a.
 Estimated profit £1.4 million or 18%
 5.7% yield on cost 
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Source: Schroders, October 2019.  All valuation information as at June 2019



Bedford, St John’s Retail Park
Ongoing marketing & CGIs

9

Source: Schroders, October 2019.  All valuation information as at June 2019



Bedford, Howard House

• 1990s office building totalling 11,500 sq ft arranged over 
ground and three upper floor with on site car parking. 
Currently fully let to three tenants

• Short term asset management strategy is to progress re-
gears and new lettings where necessary, ideally on an ex 
Act basis to facilitate redevelopment potential

• Medium to long term strategy is to explore sale, 
redevelopment and or/alternative use prospects

• DHL (ground and first floors) – currently negotiating 
terms to push out their April 2020 break option by 5 years

• Shift Living (third floor) – currently progressing 
surrender and reletting to Firstcare (UK) Ltd

• Installation of new lift now completed with costs recovered 
through the service charge

Recent updates and ongoing initiatives
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Source: Schroders, October 2019.  All valuation information as at June 2019



Store Street, Bloomsbury



London, Bloomsbury (50% share)
The University of Law

– June 2019 valuation £36.5 million reflecting an initial yield 
of 3.7% and a reversionary yield of 4.8%

– 4.8% total return over the 12 months to June 2019 comprising 
an income return of 4.0% and a capital return of 0.8%

– Two buildings totalling 85,000 sq ft on 0.8 acre freehold site 
with a low site density of 68%.  Capital value of £850 per sq ft

– The University of Law have a lease over the entire property 
until December 2026 and are paying a rent of £34 per sq ft. 
Rent review in December 2019 with a link to RPI or open 
market value.  Current rental value £1.9 million per annum or 
£50 per sq ft

– The University of Law is one of the institutions under Global 
University Systems that focuses on higher education

– Initial planning, rights of light and massing studies have been 
undertaken as well as discussions with adjoining owners 
regarding wider site assembly
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Source: Schroders, October 2019.  All valuation information as at June 2019



London, Bloomsbury– key tenants
High profile tenants; increasingly in the tech and creative space
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Schroder asset

University of Law Campus

Euston & King’s Cross
£70 - £75

City of London

Soho & Covent Garden
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The British Museum

Russell Square

Goodge Street

Great Portland Street

Oxford Street

Tottenham Court Road

University College London (UCL)

Holborn

+
Great Ormond Street Hospital

£45–55 
per sq ft

£70–£75
per sq ft

£75 - £85
per sq ft

Prime Rental values
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London, Bloomsbury – infrastructure improvements
Crossrail 1 & 2 as well as Camden Council’s ‘West End Project’
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Schroder asset
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Russell Square

Great Portland Street

Oxford Street

University College London (UCL)

BT Tower

Holborn

+
Great Ormond Street Hospital

Soho & Covent Garden

Tottenham Court Road

Alfred Place Pocket Park

Centre Point

Goodge Street
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West End Project
Store Street in the heart of Camden Council’s regenerating plans
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Source: Camden Council, October 2019.

“It’s time to green the West End, or Camden’s part of it at least. We 
are creating a totally new park in Alfred Place, innovatively turning 
road space into green space. This will be the first new park for this 
part of the borough in a quarter of a century. We will also 
transform Princes Circus in Holborn and Whitfield Gardens close to 
Goodge Street tube, both of which can be much improved.”

Camden Council, July 2018

University of Law Campus

Camden Council has been working in partnership with Transport for London, Crossrail: The Elizabeth Line Project, 
City of Westminster Council, BeeMidtown, The Fitzrovia Partnership and London First.



West End Project
Store Street in the heart of Camden Council’s regenerating plans
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Source: Camden Council, October 2019.

– Major changes include Tottenham Court Road 
and Gower Street/Bloomsbury Street becoming 
two way to traffic, reducing congestion and air 
pollution and speeding up bus routes.

– New safer provisions for cyclists as well as new 
and regenerated public and green spaces.

– The project will provide safer, greener and more 
attractive streets for residents and visitors 
helping to attract, sustain and boost local 
businesses.

– Wider pavements with new high quality materials, 
the removal of street clutter and new pedestrian 
crossings.

– The rich heritage of the area will be celebrated 
through the restoration of the local War 
Memorial, the Fitzrovia Mural and the historic 
lamp posts on Tottenham Court Road.



London, Bloomsbury
Potential uses could include offices, hotel, residential or educational 
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Source: Schroders, October 2019.

Redevelopment of existing buildings could deliver a new building of c.170,000 sq ft



Appendix



UK market overview
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CBRE all property index – capital value

Divergence across the sectors

Source: CBRE as at 31 August 2019; 1Range shows highest and lowest change across 10 segments: standard shops SE and rest UK; shopping centres; retail warehouses; Central London offices; rest of 
London/M25 west offices; rest UK offices; Industrial SE and RUK; other.
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UK investment transactions
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2019 remains quiet

Source: Propertydata.com, Schroders.  17th September 2019. 
Note: Other includes institutional PRS, leisure and other commercial real estate.
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Portfolio overview
As at 30 June 2019

1Latest available MSCI Benchmark data. 2 On a like-for-like basis with MSCI i.e. ignoring acquisition costs. 3 Assuming earlier of lease break and expiry. 

SREIT 30 June 2019
(MSCI 31 March 2019)

SREIT 31 March 2019
(MSCI 31 March 2019)

Portfolio value (£m)/number of properties 461.1/43 460.0/43

Net initial yield (%) 5.4 (4.8) 5.5 (4.8)

Reversionary yield (%) 7.1 (5.4) 7.1 (5.4)

Rent (£m) 26.8 27.0

Estimated rental value (£m) 33.0 32.9

Average unexpired lease term (years)3 6.1 (7.0) 6.1 (7.0)

Void rate (%) 8.0 (7.5) 8.5 (7.5)

Retail weighting (%) 24.5 (31.3) 25.3 (31.3)

Office weighting (%) 36.0 (28.7) 36.1 (28.7)

Industrial weighting (%) 32.7 (28.6) 31.8 (28.6)

Other weighting (leisure etc.) (%) 6.8 (10.0) 6.8 (10.0)

Unattributable (% e.g. mixed sector) 0.0 (1.3) 0.0 (1.3)
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Asset Management Updates

Source: Schroders, September 2019.
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Leeds, Headingley Central
• June 2019 valuation £28.8 million reflecting a net initial yield of 5.4% and a

reversionary yield of 6.2%
• In August 2019, 33,500 sq ft offices were vacated by their tenant which had been

paying £327,360 per annum. An agreement for lease has now been exchanged with
The Gym Limited to lease 21,000 sq ft of the vacated office on a 15 year lease
without breaks at a rent of £240,000 per annum, representing a 16% increase on
the previous apportioned rent. The lease has fixed uplifts of 10% at years 5 and 10
and the tenant will receive 9 months rent free

• SREIT to carry out refurbishment works to accommodate the gym use at a cost of
approximately £1.8 million. This cost will be partly off-set by a dilapidations
payment received from the outgoing office tenant of £750,000

• The gym letting is subject to planning consent. The works are scheduled to take
seven months resulting in lease completion in the second half of 2020

Manchester, City Tower (25% share)
• June 2019 valuation £42.8 million reflecting a net initial yield of 5.2% and a

reversionary yield of 6.8%
• An agreement has been exchanged for St Pirans School (GB) Ltd, trading as the

London School of Commerce, to lease 8,215 sq ft on the sixth floor on a seven
year term at an initial rent of £59,556 per annum. The tenant will receive 6
months rent free and SREIT will contribute £62,500 to the tenant fit out

• Plexus Legal LLP, who currently occupy 9,120 sq ft on the 21st floor paying a rent
of £45,600 per annum, has completed a ten year lease extension with effect
from its current contracted expiry in March 2020. The new rent is £53,850 p.a.
and the tenant will receive an incentive of 7.5 months rent free from completion.

• Following this activity there remains a further 70,000 sq ft of office space
available at City Tower with a rental value of approximately £400,000 per annum.



Asset Management Updates

Leeds, Millshaw Industrial Estate
• June 2019 valuation £33.3 million reflecting a net initial yield of 4.5% and a 

reversionary yield of 6.4%
• JD Sports Gyms works completed with lease completion imminent on 

£200,000 p.a. rent (£6.50 per sqft) for 10 year lease
• Renewal notice served on Alliance Healthcare at £271,472 pa (£4.75 per 

sqft) for new 10 year lease with break in year 5.  Currently £201,250 pa
• Galaxy Insulation served break and vacate December.  Unit to be 

refurbished and remarketed at £140,000 p.a. or £6.00 per sqft vs. passing 
rent / ERV of £98,780

• Exploring acquisition of adjoining units

Source: Schroders, September 2019.
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Peterborough, Unit B Finmere Park
• June 2019 valuation £4.8 million reflecting a net initial yield of 4.4% and a 

reversionary yield of 8.8%
• In May 2019 an agreement was exchanged with EDP Insulation Group to lease 

Unit B Finmere Park, which was subject to SREIT refurbishing the 81,591 sq ft
distribution warehouse

• These works have been completed at a cost of £500,000.  The lease to EDP has 
therefore completed for a ten year term without break options at £450,000 per 
annum

• The tenant receives a nine month rent free incentive structured as stepped rents



Portfolio performance vs. MSCI Benchmark Index
Outperformance from an above average income return and asset management

Past performance is not a guide to future performance and may not be repeated. The value of investments and the income from them
may go down as well as up and investors may not get back the amounts originally invested.
Source: MSCI property level returns gross of fees on a like-for-like basis including direct and indirect property investments. 
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years Since IPO*

Retail -5.6 1.4 5.0 -4.0 1.1 4.3 -1.7 0.4 0.7 

Offices 7.1 8.2 8.3 5.6 5.6 7.9 1.4 2.5 0.4 

Industrial 15.6 18.8 9.7 10.5 14.3 8.9 4.7 4.0 0.7 

Other commercial 2.8 3.7 3.6 6.6 8.7 8.2 -3.6 -4.7 -4.2 

All 5.7 8.8 7.7 3.7 6.3 6.6 2.0 2.3 1.0 
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Past performance is not a guide to future performance and may not be repeated. The value of investments and the income 
from them may go down as well as up and investors may not get back the amounts originally invested.

Schroder Real Estate Investment Trust – Risk Factors: 

Investments in real estate are relatively illiquid and more difficult to realise than equities or bonds. Yields may vary and are not guaranteed. The 
use of gearing is likely to lead to volatility in the Net Asset Value (‘NAV’) meaning that a relatively small movement either down or up in the value 
of the Company’s total assets will result in a magnified movement in the same direction of that NAV. There is no guarantee that the market price 
of shares in Investment Companies such as SREIT will fully reflect their underlying NAV. The value of real estate is a matter of a valuer’s opinion 
rather than fact. 

The trust may be concentrated in a limited number of geographic regions, industry sectors, markets and/or individual positions. This may result 
in large changes in the value of the fund, both up or down, which may adversely impact the performance of the funds.

The Company may borrow money to invest in further investments, this is known as gearing. Gearing will increase returns if the value of the 
assets purchased increase in value by more than the cost of borrowing, or reduce returns if they fail to do so.

Compliance Disclosure Requirement
Schroder Real Estate Investment Trust - Calendar year performance
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Property portfolio total returns 12 months to 
Jun-2019

12 months to 
Jun-2018

12 months to 
Jun-2017

12 months to 
Jun-2016

12 months to 
Jun-2015

Schroder Real Estate Inv. Trust 5.7 11.9 8.8 11.1 19.4

Qtly version of Balanced Monthly 
Index Funds 3.7 9.6 5.7 8.9 15.3

Source: MSCI property level returns gross of fees on a like-for-like basis including direct and indirect property investments. 



Important Information

Risk considerations of The Real Estate Investment Trust

Investments in real estate are relatively illiquid and more difficult to realise than equities or bonds. Yields may vary and are not guaranteed. The 
use of gearing is likely to lead to volatility in the Net Asset Value (‘NAV’) meaning that a relatively small movement either down or up in the value 
of the Company’s total assets will result in a magnified movement in the same direction of that NAV. There is no guarantee that the market price 
of shares in Investment Companies such as SREIT will fully reflect their underlying NAV. The value of real estate is a matter of a valuer’s opinion 
rather than fact. 

The trust may be concentrated in a limited number of geographic regions, industry sectors, markets and/or individual positions. This may result 
in large changes in the value of the fund, both up or down, which may adversely impact the performance of the funds.

The Company may borrow money to invest in further investments, this is known as gearing. Gearing will increase returns if the value of the 
assets purchased increase in value by more than the cost of borrowing, or reduce returns if they fail to do so.
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Important Information (continued)

For Professional Investors and Advisers only.

The views and opinions contained herein are those of Duncan Owen, Nick Montgomery and Frank Sanderson may not necessarily represent 
views expressed or reflected in other communications, strategies or funds.

This information is not an offer, solicitation or recommendation to buy or sell any financial instrument or to adopt any investment strategy.  
Information herein is believed to be reliable but we do not warrant its completeness or accuracy.

Any data has been sourced by us and is provided without any warranties of any kind.  It should be independently verified before further 
publication or use.  Third party data is owned or licenced by the data provider and may not be reproduced, extracted or used for any other 
purpose without the data provider’s consent.  Neither we, nor the data provider, will have any liability in connection with the third party data.

The material is not intended to provide, and should not be relied on for accounting, legal or tax advice.  Reliance should not be placed on any 
views or information in the material when taking individual investment and/or strategic decisions.  No responsibility can be accepted for error of 
fact or opinion.

Any references to securities, sectors, regions and/or countries are for illustrative purposes only.  

The value of investments and the income from them may go down as well as up and investors may not get back the amounts originally invested.  
Exchange rate changes may cause the value of any overseas investments to rise or fall. Past Performance is not a guide to future performance 
and may not be repeated.  

Forecast: The forecasts included should not be relied upon, are not guaranteed and are provided only as at the date of issue. Our forecasts are 
based on our own assumptions which may change. We accept no responsibility for any errors of fact or opinion and assume no obligation to 
provide you with any changes to our assumptions or forecasts. Forecasts and assumptions may be affected by external economic or other 
factors.

Schroders will be a data controller in respect of your personal data. For information on how Schroders might process your personal data, please 
view our Privacy Policy available at www.schroders.com/en/privacy-policy or on request should you not have access to this webpage.

Use of MSCI data and indices: © and database right MSCI and its Licensors 2013. All rights reserved. IPD has no liability to any person for any 
losses, damages, costs or expenses suffered as a result of any use of or reliance on any of the information which may be attributed to it

Issued in October 2019 by Schroder Real Estate Investment Management Limited, 1 London Wall Place, London EC2Y 5AU ,Schroder Real Estate 
Investment Management Limited is authorised and regulated by the Financial Conduct Authority. Registration number 1188240 England. 
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Contact
Duncan Owen, Nick Montgomery and Frank Sanderson

Schroder Real Estate 
Investment Management Limited,

1 London Wall Place, London EC2Y 5AU.

schroders.com


