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INVESTMENT OPPORTUNITY 
! Hull serves a wide and captive catchment of approximately 605,000 people.

! Accessible location with strong road and rail communications, with Junction 38 of 
the M62 within 14 miles of the property and the local train station 1.5 miles away.

! The 88,498 sq ft retail park is located in a prominent position fronting the Clough 
Road A1165, which forms an arterial route around the city.

! Other occupiers in the vicinity include B&Q Warehouse, The Range, Pets at Home, 
JD Gyms, Tapi, Carpetright and Dunelm.

! The scheme provides a good variety of tenants, which are appropriate for the 
local catchment, including Halfords, Smyths Toys, Currys, Go Outdoors and Costa 
Co!ee. All are low risk national covenants. 

! 44% of the income is secured until 2026 and 27% until at least 2031. 

! Current rent of £813,995 per annum, which equates to a very low average rent of 
£9.20 per sq ft. There is a WAULT to lease expiry of just over 5 years. 

! The site is held freehold. 

! We are seeking o!ers in excess of £10,000,000 (Ten Million Pounds), subject to 
contract and exclusive of VAT. A purchase at this level would reflect an attractive 
net initial yield of 7.63%, assuming purchaser’s costs of 6.70%. This reflects a 
low capital value of £110 per sq ft and £1,659,000 per acre.



Clough Road Retail Park, Hull, HU6 7PT 3

LOCATION
The city of Kingston-Upon-Hull is an international port and employment centre. It is located 
approximately 39 miles south east of York, 31 miles north west of Grimsby and 60 miles east of Leeds. 

Hull benefits from good road communications, connecting to the M62 motorway via the A63 
trunk road at Junction 38, which links the town to Leeds and Manchester. The city sits 12 miles 
north of Junction 5 of the M180 motorway via both the A63 and A15, connecting the town to 
Hatfield and Doncaster.
 
The city is served by frequent rail services between Leeds (56 minutes) and London King’s 
Cross (2 hours 45 minutes), with 17 services to and from London per day.

The Port of Hull, one of the UK’s largest and busiest ports, is estimated to handle 1 million 
passengers per year and supports 12,000 jobs. The port handles approximately 10 million 
tonnes of cargo, amounting to around £12 billion in trade each year. P&O’s Hull-Rotterdam 
daily ferry service is the gateway to Holland and Germany for freight, car, and passengers. The 
overnight service takes 12 hours. 

For indicative purposes only. Not to Scale.

“Accessible location with strong road and rail 
communications.”
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DEMOGRAPHICS
PROMIS estimates the Consumer Base of Hull to be 605,000 persons. Experian 
data estimates that 145,833 people live within a 10 minute drive of the subject 
property, extending to 371,506 people in a 20 minute drive time, which provides an 
extensive catchment for the subject property.

Employment in the private sector services accounts for 49% of total employment 
in Hull, slightly below the PROMIS average, while retailing and leisure take up 21.8% 
of total employment. Manufacturing is at 13%, which is significantly above average. 
In recent years, renewable energy manufacturers have favoured Hull as a base for 
their operations, including Siemens’ wind turbine blade factory at Alexandra Dock, 
which employs around 1,000 people. The chemical industry is also an important 
part of Hull’s economy and the city is home to a number of large employers within 
this sector such as BP, Croda Universal, and RB (Reckitt Benckiser). 

Total retail expenditure in Hull was significantly higher than the PROMIS average in 
2021 at £2.246 billion. Additionally, the percentage of online expenditure is lower 
than other similar centres, illustrating the importance of physical retail space. 
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SITUATION
Clough Road Retail Park is located approximately 2 miles north of Hull city centre, fronting onto Clough 
Road (A1165) in a highly visible and prominent position. The Smyths Toys unit is adjacent to the main 
park, but is accessed via Oak Road just off Clough Road. Clough Road is an established retail, leisure 
and commercial location with a number of retail warehouses, leisure units and business occupiers 
dominating the area.

RETAIL WAREHOUSING IN HULL 
Clough Road is a long established retail warehouse and trade pitch serving the north of the city. 

Other retailers with a store on Clough Road include a B&Q Warehouse (73,000 sq ft let at £10.47 per 
sq ft), Tapi (9,665 sq ft), Carpetright (14,032 sq ft at £20.16 per sq ft), The Range (35,000 sq ft at £9.44 
per sq ft) and Pets at Home (10,171 sq ft at £10.62 per sq ft).  JD Gyms have recently refurbished their 
21,400 sq ft unit opposite the subject property.  The 20,000 sq ft former JTF unit opposite has recently 
been taken by Angel Forest (an outdoor furniture and pet products supplier) on a 10 year lease at just 
under £10.00 per sq ft.

We consider that the pitch offers good quality retail warehouse accommodation at rebased, relatively 
cheap rental levels, which is clearly attractive to a number of major national traditional retail warehouse 
occupiers. 

For indicative purposes only. Not to Scale.

“The 88,498 sq ft retail park is located in a prominent 
position fronting the Clough Road A1165.”
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DESCRIPTION

TENANCIES PLANNING

Clough Road Retail Park comprises a purpose built retail park, together with an adjoining solus unit 
(Smyths Toys) located  just off the main throughfare of Clough Road (A1165). The subject property 
extends to 88,498 sq ft gross internal area and was originally constructed in circa 1995 and subsequently 
refurbished in 2015. The property is of steel portal frame construction with profile metal sheet cladding 
and glazed entrance features. 

The main element of the scheme is a terrace of 4 units with a pod unit to the south eastern boundary of 
the site. Adjoining the demise at the rear, but separated at the front by an HSL furniture unit in separate 
ownership, is a solus unit occupied by Smyths Toys. Internally, each of the units are fitted out in the 
tenant’s corporate style. Both the terrace and solus unit have a secured yard and loading areas plus 
car parking for staff to the rear.

Customer access and egress is directly off Clough Road, with access to Smyths Toys off Oak Road.

Car parking is located at the front of the unit, fronting the main road. The 363 space surface car park 
provides an attractive car parking ratio of 1 : 243 sq ft.

The scheme is let to 5 national occupiers with a WAULT to expiry of 5.20 years, producing a total rent 
of £813,995 per annum, with a low average rent of just £9.20 per sq ft. The property is let as follows:

The property benefits from a bulky goods planning permission. More information is available on 
request.

Unit Tenant GIA (sq ft) Lease Start Lease Expiry Tenant Break 
Option

Next Rent 
Review

Current Rent  
(per annum)

Rent  
(per sq ft)

% of Total 
Rent Comments

1-2 Go Outdoors  29,107 01-Mar-2021 28-Feb-2026
Rolling on 6 

months’ notice
£141,933 £4.88 17%

Outside the Act lease. Landlord also has a break in March 2023 with 
6 months notice. Rent is calculated as 5% of the turnover, current 
rent is based on t/o from YE March 2022 which was £2.838m.

3 DSG Retail t/a Curry’s  20,156 07-Mar-2016 06-Mar-2026 £230,000 £11.41 28%

4A Halfords Ltd  10,016 04-Jul-2016 03-Jul-2026 £125,000 £12.48 15%

4B Vacant Unit Rent Guaranteee  10,247 27-May-2022 08-May-2024 £102,470 £10.00 13% 2 year rental guarantee. 

5 Smyths Toys  17,224 25-Jun-2012 24-Jun-2032 25-Jun-2027 25-Jun-2022 £154,622 £8.98 19%

2022 rent review capped at passing rent x 1.1314. Area 24,508 sq 
ft inc. mezz. (not rentalised). Rent free period 1st July 2022 – 14th 
November 2022. This was agreed by deed of variation alongside the 
tenant not exercising the break clause due on the 25th June 2022.

6 Costa Ltd  1,748 07-Nov-2016 06-Nov-2031 07-Nov-2026 £53,970 £30.88 7%

Wildstone Estates Ltd 06-May-2022 05-May-2042 06-May-2032 06-May-2027 £6,000 £0.00 1%
Landlord break option. Lease is outside the act. 5 yr reviews to RPI 
capped at 4% pa.

TOTAL  88,498 £813,995 £9.20
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For indicative purposes only. Not to Scale.
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SITE

TENURE

The freehold demise extends to 5.88 acres (2.38 hectares), giving a low 
site cover of 34.5%, which allows for future development, subject to 
planning.

Freehold, under Title no’s: HS19040 (Park) and HS185280 (Smyths Unit).

VACANT
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 *Owned by JD Sports.

STRONG COVENANTS
Unit Tenant Year Ending Sales Turnover 

(000’s)
Profit 

Pre-Taxes 
(000s)

Net Worth
(000s)

D&B Rating

1-2* 30/01/21 £160,624 £13,532 £28,500 4A 3

3
01/05/21

02/05/20
27/04/19

£4,764,000
£4,453,500
£4,387,100

£239,000
£43,000

£105,900

£661,900
£545,000
£578,500

5A 1

4A
02/04/21
03/04/20
29/03/19

£1,292,300
£1,155,100
£1,138,600

£64,500
£19,400
£51,000

£19,500
-£29,900
£33,600

5A 2

5
31/12/20
31/12/19

01/03/18

£603,588
£880,587
£951,684

-£222,103
£5,336

£105,215

£257,650
£440,304
£422,802

5A 2

6
30/12/20
30/12/19
30/12/18

£620,088
£622,680
£581,570

£9,500
£12,482
£14,532

£20,152
£44,008
£43,499

4A 2

“The scheme provides a good 
variety of tenants including 
Halfords, Smyths Toys, Currys, 
Go Outdoors and Costa 
Co!ee, all of which are low risk 
national covenants.”

ASSET MANAGEMENT 
Unit 4B is currently vacant. There is interest in the unit from national occupiers and we can discuss this in more detail with interested parties. 

As disclosed earlier in the brochure, comparable rents on the Clough Road highlight that the rents on the subject property are justifiable.  
It also indicates that the rent payable on the Go Outdoors unit, based on their turnover rent, is below the current ERV. The lease in place is 
outside the security of tenure provisions enabled by the 1954 Act and there is a landlord’s break clause in March 2023. 

Off £9.20 per sq ft average passing rent, there is good scope for future rental growth.

A trade operator has taken a unit adjacent to the subject property at a rent similar to the retailer operators here, at £9.74 per sq ft. The unit was 
recently purchased at a NIY of 6.60%. This indicates that there is also the feasibility of trade based uses on the scheme as the passing rents 
are comparable.

The Smyths Toys unit and associated car parking is held under a different title to the rest of the subject property. Therefore, a prospective 
purchaser could sell the unit off separately.

We believe that all the existing occupiers trade well from the scheme and, as matters stand, would be willing to extend their leases at expiry. 


