
HIGHLY REVERSIONARY  
GREATER LONDON TRADE COUNTER INVESTMENT

JEWSON, 265 GODSTONE ROAD
KENLEY, CROYDON CR8 5BP



Investment Summary

	� Well located on the A22 providing  
easy access to the M25 and Central London

	� Modern trade counter/light industrial unit  
of 19,152sq ft 

	� Securely let to Saint Gobain Building Distribution 
Limited t/a Jewson for a further 9.1 years

	� Low current passing rent of £181,944pa (£9.50psf)

	� Highly reversionary to £239,400pa (£12.50psf)

	� Underpinned by residential redevelopment potential
 

	� Offers sought in excess of £4,250,000 (Four 
Million, Two Hundred and Fifty Thousand 
Pounds) for the freehold interest. 

	� A purchase at this level would reflect a Net Initial 
Yield of 4.02%, a Reversionary Yield of 5.29% 
and a low capital value of £222psf, assuming 
normal purchasers’ costs of 6.55%.



Location
Croydon is the largest single market in Greater London, some 
9.5 miles to the south of Central London and with over £5.25 
billion of regeneration projects, is the UK’s fastest growing 
economy outside of Central London.

Croydon benefits from extensive road and transport 
communications with the A23 and A22 trunk roads linking 
Central London to the north with the M25 and the South 
Coast to the south. East Croydon Station provides fast and 
frequent links to London Victoria, London Bridge and Gatwick 
Airport, all in 15 minutes. Croydon Tramlink provides east/
west connection from Beckenham to Wimbledon and is used 
by 28m passengers a year while Gatwick Airport is only 19 
miles to the south. 

Croydon is one of South East England’s most significant 
financial and commercial hubs. It is London’s second most 
densely populated borough with an estimated population of 
385,000 residents which is forecast to reach 398,000 by 2023 
(PROMIS).

Situation
The property is situated on the eastern side of Godstone Road 
(A22) around 5 miles to the south of Croydon town centre in 
Kenley, an affluent suburb. 

The A22 is a major trunk road that provides direct access 
to the M25 4.5 miles to the south and Central London and 
Croydon to the north. 

The surrounding area provides a mix of commercial and 
residential uses with two flat developments opposite - Crown 
House, a 1990s development and the recently completed 
Gadoline House, suggesting the long term potential 
residential redevelopment of the current site.

Occupiers on the nearby Kenley Trade Park include Screwfix, 
Toolstation, Benchmarx and Howdens.
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REGENERATION OF WHITGIFT SHOPPING CENTRE IN CROYDON



Description
The property comprises a modern industrial/trade counter warehouse 
building totalling 19,152sq ft constructed in 1993 of steel portal 
frame construction with a steel profile clad, single bay pitched roof 
incorporating translucent roof lights.  The unit comprises a warehouse 
and separate customer trade counter, benefitting from the following;

›	 Full height level access loading door to warehouse

›	 Separate double door to the customer trade counter entrance

›	 Eaves height of 5.54m

›	 Ancillary office and welfare accommodation within the warehouse

The property is on a site of 1.06 acres providing a low site cover of 
41.5%. The site benefits from concrete hard standing providing customer 
and staff parking, external sales and open storage with some racking all 
securely bounded by a 2m steel fence.

To the rear of the property, there is an elevated railway viaduct and 
beyond this is a separate area of woodland totalling c 0.25 acres which 
is included within the title but is not let/demised to the current tenant. 
This provides a combined overall site area of 1.31 acres. There may be 
the opportunity to develop this woodland for the tenant as additional 
external storage.

Tenure
Freehold.

Tenancies
The property is let on a Full Repairing and Insuring basis to Saint Gobain 
Building Distribution Ltd for a term of 12 years from 3rd August 2018, 
providing an unexpired term of 9.1 years.

The passing rent is £181,944pa (£9.50psf) which is subject to upward 
only rent reviews in August 2023 and 2028.

There is also an electricity substation in the south of the site, close to the 
entrance which is let to South Eastern Power Networks Plc for 99 years 
from 31st August 1993 at a peppercorn rent.
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Covenant
Jewson was acquired by Saint-Gobain in April 2000. Saint-Gobain is a French multinational 
company with over 180,000 employees operating in 67 countries. With total sales of $49.3 billion 
(2019) it is one of the largest construction groups in the world and the world’s largest builder’s 
merchant listed on the Paris stock market with a current market cap of 29.95bn.

Within the UK, Saint-Gobain trade under a number of well-known brands including Jewson, gibbs 
& dandy, British Gypsum, Grahams and CTD, operating from around 1,000 branches with an 
annual Turnover of £2.74bn. Saint-Gobain’s commitment to the UK businesses was underlined by 
a £200m capital investment in December 2020.

Saint Gobain Building Distribution Ltd’s latest accounts can be summarised as follows:

Year Ending (£’000s) 31/12/19 31/12/18 31/12/17 31/12/16 31/12/15

Sales Turnover 793,244 795,811 762,181 736,225 693,020

Profit/(Loss) Before Taxes (9,453) (68,174)1 24,622 26,775 30,090

Net (Liabilities)/Assets (5,278)2 239,261 320.909 296,488 303,305

1. After announcing a £95.84m one-off impairment of goodwill relating to Brexit uncertainty.
2. After a £243m accounting adjustment relating to an intra-group asset transfer. 



Market Commentary
London has seen high levels of rental growth with strong demand, particularly from last mile 
logistics, whilst supply levels continue to decline as industrial land continues to be developed for 
alternative uses.

Croydon has outperformed the wider London industrial market with a strong increase in demand 
in 2020, with PMA estimating take up to be 68% above the 5 year average. PMA report 10-
25,000sq ft to be the most popular size in Croydon, accounting for 32% of all lettings in the past 
5 years.

At Beddington Lane, Prologis have speculatively developed five units of between 13,820 and 
146,120sq ft with rents of £17.50psf having been achieved. A new tone of £12.50psf was 
established at Kenley Trade Park in October 2020 with a letting to Selhurst Timber.

In our opinion the property is reversionary to £12.50psf / £239,400pa

We are aware of the following comparable investment transactions:

Date Address Sq ft
Term 

Certain Price NIY PSF

U/Offer
Arriva Bus Depot 
Beddington Farm Road, Croydon

4,370 2.5 years c £4,150,000 c 3.75% c £950

Jun-21
Saint Gobain 
Old Oak Common Lane, Acton

21,217 3 years £10,500,000 2.72% £495

Jun-21
Selco, Walthamstow Avenue, 
Walthamstow, London E4

37,608 7.5 years £21,5000,000 2.6% £572

Apr-21 Phoenix Trading Estate, Perivale 30,396 2.3 years £12,400,000 2.91% £408

Jan-21
Art Logistics 
5-7 Park Royal Road, Acton

14,229 3.5 years £5,850,000 2.70% £411

Jul-20
HR Owen 
Park Royal

42,722 2.8 years £15,320,000 2.84% £359

Apr-20 Saint-Gobain, Barking 63,916 4.2 years £19,000,000 3.20% £351

Mar-20
Selco, 
Yeats Close, Wembley

47,500 11.5 years £16,100,000 3.57% £355



Residential Under-Pin
The surrounding residential and the recent redevelopment of 
Gadoline House suggests that the site could be redeveloped  
for residential, subject to the usual consents.

EPC
The property has an EPC rating of D94

VAT
The property has been elected for VAT and it is anticipated  
that the sale will be treated as a TOGC 

Proposal
Offers sought in excess of £4,250,000 (Four Million, Two 
Hundred and Fifty Thousand Pounds) for the freehold 
interest. A purchase at this level would reflect a Net Initial Yield 
of 4.02%, a Reversionary Yield of 5.29% and a low capital value 
of £222psf, assuming normal purchasers’ costs of 6.55%.

Further Details
For further information or to arrange a viewing please contact:

Peter Pain
T:	 +44 (0)20 7465 5124
M:	+44 (0)7725 609 005
peter.pain@agl-london.co.uk

Robert Cooper
T:	 +44 (0)20 7465 5115
M:	+44 (0)7985 445 839
robert.cooper@agl-london.co.uk

Disclaimer - ANGERMANN GODDARD AND LOYD LTD (“AGL”) FOR THEMSELVES AND FOR THE VENDORS OF THIS PROPERTY WHOSE AGENT THEY ARE GIVE NOTICE THAT:  a. the particulars 
are set out as a general outline only for guidance and do not constitute, nor constitute part of, an offer or contract; b. all descriptions, dimensions, references to condition and necessary permis-
sions for use and occupation, and other details are believed to be correct, but any intending purchasers, tenants or third parties should not rely on them as statements or representations of 
fact but satisfy themselves that they are correct by inspection or otherwise; c. no person in the employment of AGL has any authority to make or give any representation or warranty whatever in 
relation to the property; d. Any images may be computer generated.  Any photographs show only certain parts of the property as they appeared at the time they were taken.
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