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INVESTMENT SUMMARY
LOCATION

ECONOMY

Sheffield is the fourth largest city in England and
the principal commercial and administrative centre
of South Yorkshire, with a primary catchment
population of over 625,000, rising to over 1.12
million within 12 miles. The city is located
approximately 51 km (32 miles) east of Manchester;
106 km (66 miles) north east of Birmingham and 227
km (142 miles) north west of London.

Sheffield is one of the UK’s fastest growing cities
and it forms the focus of economic activity in the
South Yorkshire region, contributing an estimated
£9 bn each year. The economy is boosted by the
presence of two universities (University of Sheffield
and Sheffield Hallam), that have a combined
student population of 63,000, with the city itself
having one of the highest retentions of graduates in
the country.
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Leopold Square occupies an extremely prominent
position in the heart of the city centre at the
junction of West Street and Leopold Street. In
addition, the property benefits from an excellent
strategic position, lying adjacent to Sheffield’s
CBD and the prime retail pitch of Fargate, whilst
anchoring the eastern end of the city’s traditional
leisure circuits of West Street and Division Street.

DESCRIPTION
Leopold Square is Sheffield’s premier leisure
development, comprising a collection of Grade
II Listed Victorian school buildings, which were
comprehensively redeveloped behind existing
facades in 2007 to provide an attractive leisure
destination scheme arranged around a Tuscan-style
public square.
The scheme occupies a prominent island site
extending to approximately 3,806.27 sq m (40,970
sq ft) in six restaurant/bar units ranging in size from
1,207 sq ft to 6,250 sq ft, together with a modern,
purpose built three storey glass unit fronting West
Street and providing two additional restaurants at
ground and first floor levels with self-contained
offices above. There is also a self-contained unit at
second floor level suitable for residential, leisure or
office use conversion.
In addition, Leopold Square is anchored by a 4 star,
90 bed, boutique hotel (sold off long leasehold)
and three apartment buildings providing 40 units
(outside the ownership).

Long Leasehold - 150 years at a fixed, annual rent of
one peppercorn, with lease expiries in 2154 and 2155.

TENANCY
The property is fully let to a total of 10 tenants in
accordance with the attached Tenancy Schedule,
including Wagamama; Strada; Zizzi; Aagrah and Reed
Recruitment.

PASSING RENT
The property currently produces a total net rental
income of £723,000 per annum.
Approximately half of the current income is secured
against covenants with a D&B rating of 5A2 or better,
with the property as a whole benefiting from a
WAULT of over 15.5 years (15 years including break
options).

ESTIMATED RENTAL VALUE
The property has a total rental estimated value of
£842,075 per annum.

VAT
The above property has been elected for VAT and
it is anticipated that the sale will be structured as a
Transfer of a Going Concern (TOGC).

PROPOSAL
We are seeking offers in excess of £9,760,000
(Nine Million, Seven Hundred and Sixty Thousand
Pounds), subject to contract and exclusive of VAT
for our client’s long leasehold interests in the
property.
An acquisition at this level will provide a purchaser
with an attractive net initial yield of 7.00% and
a reversionary yield of 8.16% after deduction of
purchaser’s costs at 5.75%.
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Sheffield is also the only city in the UK to
have a national park within its boundary, with
approximately one third of the city lying within
the Peak District National Park which attracts
approximately 10 million visitors each year. Tourism
as a whole contributes an estimated £1.2 bn each
year to the South Yorkshire economy.
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Sheffield is the fourth largest city in England and the
principal commercial and administrative centre of
South Yorkshire. The city is located approximately
51 km (32 miles) east of Manchester; 106 km (66
miles) north east of Birmingham and 227 km (142
miles) north west of London. Sheffield has an Urban
Area Population (UAP) of approximately 640,000,
increasing to over 1.12 million within 20 km (12.5
miles) and over 2.1 million within 60 minutes’ drive
time. The city’s population – in particular the
15-24 year age band – is boosted by the presence of
two universities, namely the University of Sheffield
and Sheffield Hallam, and has a combined student
population of 63,000. The University of Sheffield
was voted The Times Higher Education University

■■ Boeing

■■ HSBC

■■ Rolls Royce

■■ Aviva

■■ Tatta Steel

■■ DLA

■■ Siemens VAI

■■ Polestar

■■ Bridon International

■■ Sandvik VIK
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SHEFFIELD

Sheffield is one of the UK’s fastest growing cities
and forms the focus of economic activity in the
South Yorkshire region, comprising a strong mix
of manufacturing (15% of total employment);
finance (21%); and service sector (55%) businesses
contributing an estimated £9 bn to the economy
each year. In addition, the Sheffield Enterprise Zone
is rated by the Financial Times as the No 1 Enterprise
Zone in the UK for Modern Manufacturing and
Technology and is expected to create 12,600 new
jobs in the city by 2015. Major employers in the city
include:-
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of the Year in 2011 and Sheffield Hallam is the third
largest University in the UK; whilst the city itself
has one of the highest retentions of graduates in
the country. In addition, the region is the most
concentrated and popular higher education
destination outside of London, with 12 universities
within an hour’s drive-time, providing over 313,000
students and 92,000 graduates each year.
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Sheffield also benefits from a substantial tourism,
sporting and cultural economy, contributing an
estimated £1.2 bn each year to the region. It is the
only city in the UK to have a National Park within
its boundary, with approximately one third of the
city lying within the Peak District National Park
which attracts approximately 10 million visitors each
year. The city also has the largest theatre complex
outside of London, including the Crucible, Lyceum
and Studio Theatres.
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Rail Sheffield train station is located on the Midland
Main Line and provides intercity services throughout
the UK, including frequent, direct services to
London St Pancras (fastest journey time of 2 hours
28 minutes) Manchester Piccadilly (51 minutes); and
Edinburgh (3 hours 42 minutes).
Air There are six international airports within a
65 mile radius of Sheffield, including Robin Hood
Airport Doncaster Sheffield, which is located 32
km (20 miles) north east of the city. This airport is
the UK’s most recent, purpose built international
airport and handles approximately 700,000 people
each year providing flights to over 30 destinations
worldwide.
Supertram The city also benefits from Supertram,
a modern, street operating light rail system, which
was completed in 1995 and operates with three
routes covering approximately 29 km (18 miles) of
the city centre. There is a Supertram stop (City Hall)
immediately to the north of the subject property on
West Street.
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Road Sheffield is located at the centre of the UK
and has excellent road communications, being
situated within 3 miles of Junctions 33 and 34 of the
M1 motorway, which provide a direct link to the
national motorway network beyond.
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Leopold Square occupies an extremely prominent
and excellent strategic position in the heart of
Sheffield city centre at the junction of West Street,
and Leopold Street, anchoring the eastern end of
the city’s established leisure circuit (West Street/
Division Street); whilst lying between Sheffield’s
office core and prime retail pitch (Fargate).
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SITUATION
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In addition, Sheffield City Hall lies immediately
to the south of the property and is Yorkshire’s
premier music and conference centre, hosting over
750 events per year and also forms part of the
largest theatre complex outside of London. The
Crucible Theatre also hosts The World Snooker
Championships each year, the highlight of the
Snooker calendar. The city also hosted Stage Two
(York to Sheffield) of the Tour de France ‘Grand
Depart’, the World’s most famous cycle race.

RETAIL
Leopold Square is located within 50 m of
pedestrianised Fargate, Sheffield’s prime retail
pitch, and immediately opposite Orchard Square
Shopping Centre, ensuring strong shopper footfall
past the property. National multiple retailers on
Fargate include M&S; H&M; Next; WH Smith; New
Look; Boots and Topshop/Topman. Orchard Square
Shopping Centre extends to 116,000 sq ft in 30 units
and is anchored by TK Maxx; Waterstones; Schuh;
River Island and Republic.

OFFICE
Sheffield’s traditional office core lies immediately
adjacent to Leopold Square with occupiers in the
vicinity including Aon Plc; Begbies Traynor; BNP
Paribas; HSBC Merchant Services; PKF LLP; Knight
Frank; Creative Sheffield; and Hill Dickinson. This
high concentration of office workers surrounding
the scheme helps maintain the strong flow of both
lunchtime and early evening trade at Leopold
Square.
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Nationally recognised leisure operators in the
immediate vicinity of the property include All Bar
One; Yates; ASK; Wetherspoons and Patisserie
Valerie. Sheffield’s traditional leisure circuit extends
south-westwards from Leopold Square along
West Street, Division Street and Devonshire Street
towards Sheffield University’s city centre campus.
Leisure operators on the circuit include Walkabout;
Nando’s; Yates’s; Wetherspoon; Revolution; Lloyds
and Varsity.
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Asset Management Opportunity - The Music Room (Unit 5b)
In addition, there is a self-contained, 4,000 sq ft former ‘Music Room’ above the scheme
(pictured below), which would suit a variety of uses including residential, leisure or office
conversion. The accommodation has a dedicated passenger lift.

Second Floor - Indicative Residential Apartment Scheme

Second Floor Mezzanine - Indicative
residential apartment scheme.

Leopold Square is well served in terms of transport communications, with a Supertram stop (City
Hall) located immediately to the north of the property on West Street, together with numerous
bus stops and taxi ranks on Leopold Street and Sheffield railway station within 500 metres. In
addition, there are numberous car parks within a short walk of the scheme including Campo Lane
(150 spaces); Q-Park Charles Street (530 spaces) and Q-Park Portobello Road (531 spaces).
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Leopold Square comprises a very attractive collection of Grade II Listed Victorian school
buildings, which were substantially converted in 2007 to provide an attractive leisure destination
scheme, arranged around a Tuscan style public square and benefiting from entrances onto both
West Street and Leopold Street. The property extends to approximately 3,806.27 sq m (40,970
sq ft), in six restaurant/bar units ranging in size from 1,207 sq ft to 6,250 sq ft; together with a
modern, purpose built, 3 storey glass unit fronting West Street that provides two additional
restaurants at ground and first floor levels (Zizzi and Tropeiro), with self-contained offices above
(Reed Recruitment). The development is also anchored by a 4 star, 90 bed boutique hotel (sold
off long leasehold) together with three apartment buildings providing 40 units (outside the
ownership of this sale).
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DESCRIPTION
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The property currently produces a net rental
income of £723,000 per annum, equating to an
average rate of only £27 psf overall on the leisure
accommodation, and offers strong prospects for
future rental growth, as evidenced by the most
recent letting to Popolo (Unit 5a) at £30.24 psf.
In addition, approximately half of the income is
secured against national operators with a Dun
& Bradstreet rating of 5A2 or stronger; with the
scheme as a whole benefiting from a weighted
average unexpired lease term of over 15.5 years
(15 to earliest break option). Leopold Square has
an estimated rental value of £842,075 per annum,
Income by Covenant Strength

UNIT 1 - Aagrah Leopold LLP t/a Aagrah
Aagrah opened their first restaurant in Yorkshire in
1977 and over the past 5 years have expanded their
network of Indian restaurants to 16 locations across
the UK including sites in Leeds, Bristol, Doncaster,
Ilkley and Sheffield. The company also has a
purpose built Central Production Unit in Yorkshire
which enables the group to cater for large scale
catering events throughout the UK.

UNIT 2 - Wagamama Ltd t/a Wagamama
Wagamama opened its first restaurant in London’s
Bloomsbury in 1992 and now trades from over 45
Japanese inspired restaurants in the UK and also
trades from restaurants in 17 countries across the
world, employing over 3,500 people. Wagamama
Ltd has a Dun & Bradstreet rating of 5A1, indicating a
financial strength of £35+ million (based on tangible
Net Worth) and an overall condition which is Strong
(Minimal Risk).

UNIT 3 - Avant Garde Leisure Ltd t/a
Bamboo Door
Avant Garde are an independent drinks whole sale
company, supplying luxury products to high quality
bars in Sheffield, Leeds and Manchester. Bamboo
Door is a new venture for Avant Garde and is
Sheffield’s first Tiki bar, with an emphasis on tiki
cocktails.

■■ National
■■ Regional
■■ Local

UNIT 4 - Jabru Ltd t/a Cubana
(Guaranteed by Babru Ltd)

Income Expiry Profile

Cubana is a Cuban themed tapas bar and restaurant
established in Sheffield in 2000, which also hosts
salsa classes and live music events. The venue has
been voted Sheffield’s Best Restaurant and Best
Night Out on numerous occasions over recent years.

£400,000

£300,000

£200,000

UNIT 5A - Popolo UK Ltd t/a Popolo
£100,000

£0
Under 5 years

5-10 years

10-15 years

15-20 years

Popolo has been established over 15 years and trade
from five locations across the North of England,
specialising mainly in Italian food and cocktails.
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The property is let to eight leisure tenants; one
office tenant and a hotel in accordance with the
attached Tenancy Schedule. All the leases are drawn
on effective full repairing and insuring terms, with
provision for full recovery of repair and maintenance
expenditure through a service charge.

based on a rent of £30 psf overall on the leisure
accommodation.
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TENANCIES AND RENTAL INCOME
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UNIT 7A - Camboriu Restaurants Ltd t/a
Tropeiro
Tropeiro is a chain of Brazilian restaurants operating
across the UK in cities including Aberdeen, Chester,
Glasgow, Nottingham and Sheffield.

Reed was originally established in 1960 in London
and is now one of the UK’s largest private businesses,
operating across 180 locations across Europe, the
Middle East and Asia Pacific, employing over 3,000
people. Reed Executive Ltd has a Dun & Bradstreet
rating of 5A1, indicating a financial strength of £35+
million (based on tangible Net Worth) and an overall
condition which is Strong (Minimal Risk).

UNIT 8 - Gondola Restaurants Ltd t/a Zizzi
Zizzi is an Italian restaurant chain that was
established in 1999 and now has over 126 restaurants
across the UK. The company is part of the Gondola
Group, the market leader in the UK casual dining
sector, operating in 250 locations as Zizzi, Ask
and Byron. Gondola Restaurants Ltd has a Dun
& Bradstreet rating of 5A1, indicating a financial
strength of £35+ million (based on a tangible Net
Worth) and an overall condition which is Strong
(Minimal Risk).
.
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Strada opened its first restaurant in 1999, specialising
in authentic Italian dishes in contemporary
surroundings. The company now trades from over 65
restaurants across the UK, employing approximately
1,600 people. The company is part of Tragus
Group, one the UK’s largest independently owned
restaurant operators with 295 site across the country
operating as Café Rouge, Bella Italia, Belgo and
Strada. Signature and Strada Restaurants Ltd has a
Dun & Bradstreet rating of 5A2, indicating a financial
strength of £35+ million (based on tangible Net
Worth) and an overall condition which is Low Risk.

UNIT 7B - Reed Specialist Recruitment
Ltd t/a Reed (Guaranteed by Reed
Executive Ltd)
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UNIT 6 - Signature and Strada
Restaurants Ltd t/a Strada
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Aagrah Leopold
LLP
(H3)

Lease Start
(Term)
24/06/2007
(20.00 yrs)

Lease
Expiry
(U.T.)

Passing
Rent PA
(psf)

ERV
(psf)

23/06/2027
(13.00 yrs)

£118,000 pa
(£27.00 psf)

£131,250 pa
(£30.00 psf)

Next Rent
Review
24/06/2017

Rent
Review
Pattern

Floor Areas

Comments

Description

Sq M

Sq Ft

5 yearly

Basement

580.64

6,250

Four personal guarantees.

t/a Aagrah
Unit 2

Unit 3

Wagamama Ltd
(5A1)

Avant Garde
Leisure Ltd
(O)

Devaluation includes a 30%
allowance for being a lower
level unit.

25/12/2007
(25.00 yrs)

05/02/2014
(10.00 yrs)

24/12/2032
(18.50 yrs)

04/02/2024
(9.75 yrs)

£90,000 pa
(£24.78 psf)

£30,000 pa
(£24.86 psf)

£108,960 pa
(£30.00 psf)

£36,210 pa
(£30.00 psf)

25/12/2012

05/02/2019

5 yearly

5 yearly

Ground Floor

252.97

2,723

First Floor devalued at 50% of
ground floor.

First Floor

168.90

1,818

Rent review outstanding.

Ground Floor

112.13

1,207

Break at Year 5 with 6
month’s notice .
3 month’s rent deposit held.

t/a Bamboo Door
Unit 4

Jabru Ltd
(O)

23/07/2014
(15.00 yrs)

23/07/2029
(14.75 yrs)

£80,000 pa
(£28.90 psf)

£83,000 pa
(£30.00 psf)

2019

5 yearly

Ground Floor

187.38

2,017

First Floor devalued at 50% of
ground floor.

t/a Cubana
First Floor

Guarantor:
Babru Ltd
(H3)
Unit 5A

Popolo UK Ltd
(O)

Devaluation includes a 30%
allowance for size and shape.

360.00

3,875

Minimum uplift to £85,000 pa
at first rent review.
3 month’s rent deposit held.

2014
(20.00 yrs)

2034
(20.00 yrs)

£90,000 pa
(£30.24 psf)

£89,295 pa
(£30.00 psf)

2019

5 yearly

Ground Floor

186.92

2,012

New letting; expected to
complete 13.10.2014.
First Floor devalued at 50% of
ground floor.

First Floor

179.21

1,929

Minimum uplift to £95,000 pa
at first rent review.
6 month rent deposit held.

Unit 5B

Vacant

-

2016
(2.00 yrs)

£0 pa

£40,000 pa
(£8.98 psf)

-

-

Ground
Floor

36.51

393

Second Floor

377.09

4,059

Self-contained second floor
accommodation suitable for
residential, leisure or office
use conversion.
Two year service charge and
building insurance guarantee
(rates not applicable).

Unit 6

Signature and
Strada Restaurants
Ltd
(5A2)

25/06/2007
(25.00 yrs)

24/06/2032
(18.00 yrs)

£104,000 pa
(£27.00 psf)

£115,890 pa
(£30.00 psf)

25/06/2017

5 yearly

Ground
Floor

358.88

3,863

19/10/2012
(15.00 yrs)

18/10/2027
(13.50 yrs)

£60,000 pa
(£24.86 psf)

£72,420 pa
(£30.00 psf)

19/10/2017

5 yearly

First Floor

292.92

3,153

First floor devalued at 70%;
Second floor devalued at 50%
of First Floor.

Second Floor

54.81

590

6 month rent deposit held.

t/a Strada
Unit 7A

Camboriu
Restaurants Ltd
(N4)
t/a Tropeiro

Unit 7B

Reed Specialist
Recruitment Ltd
(2A1)

EPC Rating E111.

03/09/2013
(10.00 yrs)

02/09/2023
(9.25 yrs)

£56,000 pa
(£18.43 psf)

£56,000 pa
(£18.43 psf)

03/09/2018

5 yearly

Guarantor:
Reed Executive Ltd
(5A1)

Ground
Lobby

14.90

160

First Floor

282.37

3,039

First floor accommodation
with dedicated entrance.
Office use.
Break at Year 5 with 6
month’s notice.
Service charge cap of £4.50
psf subject to upward
only, annual RPI uplifts (no
shortfall).
EPC Rating C62.

Unit 8

Gondola
Restaurants Ltd
(5A1)

24/06/2007
(25.00 yrs)

23/06/2032
(18.00 yrs)

£95,000
(£26.13 psf)

£109,050 pa
(£30.00 psf)

24/06/2012

5 yearly

t/a Zizzi
Hotel

Talisman
Property Ltd

22/12/2004
(150.00 yrs)

21/12/2154

£0

£0

TOTAL

WAULT:
15.54 yrs

£723,000 pa

£842,075 pa

-

-

Ground
Floor

314.75

3,388

First Floor

45.89

494

-

-

-

TOTAL

3,806.27

40,970

First floor devalued at 50%.
EPC Rating E124.
Rent review outstanding.

90 bed boutique hotel.
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Unit 1

Tenant
(D&B Rating)

PRIME CITY CENTRE LEISURE SCHEME INVESTMENT

TENANCY SCHEDULE - LEOPOLD SQUARE, SHEFFIELD
Address
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The property is held long leasehold on three
leases for a term of 150 years from 22nd December
2004 and 18th February 2005 at fixed, peppercorn
rentals. The freeholders are Sheffield City Council
(x2) and Gleeson Homes Limited (Unit 6). Further
information and a Title plan is available upon
request.

The property is Grade II Listed, excluding the glass
unit fronting West Street (Units 7a, 7b and 8). A
copy of the listing is available upon request.

SERVICE CHARGE
All expenses generated in the repair and
maintenance of Leopold Square and the Public
Square are recoverable from the occupational
tenants through a service charge.
The current service charge budget for the year to
31st March 2015 is £192,400, which equates to £3.10
per sq ft. The total service charge for the past 3
years and a budget for the current year are detailed
below:Year Ending

Service Charge

31st March 2015 (Budget)

£192,400

31st March 2014

£208,106

31st March 2013

£194,379

31st March 2012

£214,383

Copies of audited service charge accounts are
available upon request.

VAT
The property is elected for VAT purposes and it is
proposed that the sale will be treated as a Transfer
of a Going Concern (TOGC).

PROPOSAL
We are seeking offers in excess of £9,760,000 (Nine
Million, Seven Hundred and Sixty Thousand Pounds)
subject to contract and exclusive of VAT for our
client’s long leasehold interest in the property.
An acquisition at this level will provide a purchaser
with an attractive net initial yield of 7.00%, a
reversionary yield of 8.16% and an equivalent yield of
7.98%, after deduction of purchaser’s costs at 5.75%.
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PLANNING
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TENURE

Paul Jones or Jonathan Phillips
Metis Real Estate Advisors
53 King Street,Manchester M2 4LQ
0161 359 4306
pjones@metisrealestate.com
jphillips@metisrealestate.com

R E A L E S TA T E A D V I S O R S

MISREPRESENTATION CLAUSE
Metis Real Estate Advisors for themselves and for the vendors or lessors of
this property whose agents they are, give notice that (i) these particulars
are produced in good faith, are set out as a general guide only and do not
constitute any part of an offer or contract; (ii) they 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 as to the
correctness of each of them; (iii) no person in the employment of Metis
Real Estate Advisors has any authority to make or give any representation
or warranty in relation to this property.
October 2014
Sheffield Photographs courtesy of Sheffield City Council
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For further information please contact:-
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FURTHER INFORMATION

