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LONG LEASEHOLD
 HIGH YIELDING OFFICE INVESTMENT 

WITH ASSET MANAGEMENT POTENTIAL.

THE DORCAN COMPLEX, FARADAY ROAD,
SWINDON, WILTSHIRE, SN3 5HQ

26,899 square feet in 7 detached buildings



	

These seven detached two-storey office buildings were constructed in 1982, and provide some 26,899 square feet 
of good quality office space. They were built of steel and blockwork beneath shallow pitched roofs having perimeter 
guttering, all of which have been refurbished. The elevations are of part brick and metal cladding, incorporating double 
glazed fenestration.

Internally, the buildings are arranged in open plan but some have been partitioned to suit tenant’s specific requirements. 
All buildings benefit from suspended acoustic tiled ceilings,  Category II lighting, carpeting and gas fired heating, 
although air conditioning has been installed in the majority of the buildings.

There is on-site parking for 98 cars, or a generous ratio of 1:274 square feet.

DESCRIPTION 

LOCATION 
 
This retail unit is located on the south side of this busy thoroughfare, about midway between 
the junctions of Cumberland Place/Havelock Road and Wyndham Place,  therefore close to 
the Mayflower Theatre, the mainline railway station (Southampton Central), and a number of 
substantial office buildings and blocks of flats. Commercial Road is also close to the various 
City centre shopping Malls such as Marlands, West Quay and the pedestrianised Above Bar.  
 
Access to the M.27 (junction 3) via Mountbatten Way (triple carriageway) is within a ten 
minutes driving distance, allowing all parts of the Solent Region to be reached swiftly and 
further afield via the M.3 and national motorway network. 
 
Planning consent is expected to be approved imminently for the construction of a 1,000 Bed 
Student accommodation building that is expected to increase the demand for catering 
facilities such as the subject premises. 
 
DESCRIPTION  
 
This imposing building provides a number of retail units at ground level together with four 
levels of residential accommodation above.  
 
This lock-up unit is arranged on the ground floor as three distinctive areas – a front seating 
and sales area, a rear kitchen and food preparation area with full extraction facilities. There is 
sufficient space for 25 covers, together with a counter and sales area at the front of the unit, 
all in good decorative condition and benefitting from attractive feature lighting. 
 
Electrically operated security shutters have been installed covering the entire front of the 
premises. 
 
The basement is accessed via a security code entry door that has been partitioned into 3 
utility areas being for food preparation and cooking facilities with extraction to the external, a 
staff room/office, and a storeroom.  
 
There is allocated parking in the basement for one vehicle, also accessed via coded security 
gates. 
 
Opening hours permitted by Southampton City Council are from 7.30 am to 11.00 pm, 
Monday to Saturday inclusive. Sunday trading is generally permitted but no application has 
been requested by the present tenants.  
 
Full On and Off Licence to serve alcoholic beverages has been granted to the business by 
Southampton City Council. 
 
Full A3 (conditional) consent has been granted by Southampton City Council. Deep fat frying 
approval has not been applied for which there is considerable untapped demand locally.  
 
External Seating Licence has been granted by Southampton City Council. The annual charge 
is currently £220, we understand. 
 
Five Star Food Hygiene Rating was awarded to the business in November 2011. Potential 
purchasers may wish to verify this on line: www.ratings.food.gov.uk 
 
Two Music Licences have been allocated to the business – PRS and PPL. 
 

FLOOR AREAS 
 
Front seating area:     425 square feet, 
Rear food preparation:     225 square feet, 
Lower floor stores and offices:    425 square feet, 
 
Total: 1,075 square feet / 96.47 square 

metres. 
 
Areas measured on site in accordance with RICS Code of Practice on a net internal basis. 
 

The Dorcan Complex is situated within 
a long established commercial area, 
approximately 4 miles to the east of 
Swindon town centre. Faraday Road is 
accessed via Wheatstone Road, which 
links directly to the A.419 dual carriageway 
that bypasses Swindon on the town’s 
eastern side. 
Swindon is accessed off junction 15 of the 
M.4 motorway, approximately 80 miles 
to the west of London, 40 miles east of 
Bristol, and 30 miles south west of Oxford. 
Rail services from Swindon run to London, 
Bristol, South Wales, Gloucester and south 
west England. Approximate journey time to 
London Paddington is 60 minutes.

* Well Established Commercial Area,
* Long Leasehold – just under 88 years to expiry,
* 26,899 square feet in 7 detached buildings,
* Site Area – 1.81 Acres,
* 85% Let producing £195,471 pa,
* Rents vary from £7.00 - £14.00 psf,

* Rare Opportunity to Buy Complete,

* Asset Management Opportunities,

* Net Initial Yield – 10.4%,

* Reversionary Net Yield – 15.35%,

* Inviting Offers in excess of £1.5 Million.

Lease:	 	 The long leasehold was granted for a term of 
		  125 years from 1st September 1982, thus 
		  expiring in September 2107, just under 88 
		  years hence. 

Ground Rent:	 The Head Rent is reviewed every year to the 
		  greater of base rent or the Geared Rent. Base 
		  rent is the greater of £11,168 per annum or 
		  80% of the geared rent during the last year of 
		  the immediately preceding five year period. 
		  The Geared Rent is the annual rent equal to 
		  12.5% of the rent receivable. The next review 
		  is September 2017 (outstanding).

Rent:		  The current rental income totals £195,471 pa, 
		  net £171,037.12 pa. Please refer to attached 
		  current Tenancy Schedule.

Price: 	 	 Offers are invited in excess of £1.5 million, plus 
		  VAT if applicable.
		  A purchase at this level would reflect a NIY of 	
		  10.4%, and once fully let just under 16%. 
		  A purchase at this level would reflects a 
		  Capital Value of £55.76 per square foot / 
		  £600.20 per square foot, before costs.

TERMS

INVESTMENT SUMMARY:

The property is elected for VAT purposes - although it is 
anticipated the sale will be treated as a Transfer of a Going 
Concern.

VAT
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SITE & LOCATION

SiTEDEScRiPTioN
The property was constructed in 1982 and provides 26,899 sq. ft
of accommodation within seven buildings. The buildings are 
arranged over two storeys and are constructed of steel and 
blockwork frames with flat lead finished roofs and part brick and 
metal clad elevations incorporating metal framed windows.
 
Internally the buildings provide open plan office floors benefitting 
from suspended ceilings with recessed category II lighting, solid 
floors and gas fired central heating. 

Of the current vacant accommodation both the ground and first 
floor of Block B (Bittern House) have been stripped out and require 
refurbishment or could be let to occupiers on a shell basis.

The property is multi-let to three tenants on full repairing and 
insuring lease terms. The current tenancies provide a weighted 
average unexpired lease term of 2.4 years to expiry and 1.2 
years to breaks.

The site extends to 1.81 acres and the units are arranged on either 
side of a central access road. The site features mature landscaping 
and car parking totalling 76 spaces; reflecting an overall car parking 
ratio of 1:354 sq. ft. 

Plan is for the convenience of identification only. Any site boundaries are indicative 
only and should be checked against title deeds
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TENURE
The property is predominantly held on a long 
leasehold interest (shown in red on OS plan) with  
a strip of land on the eastern boundary which is held 
freehold (shown in blue on OS plan).

The long leasehold interest was granted for a term 
of 125 years from 1st September 1982 and therefore 
has an unexpired term of 94 years.

The head rent is reviewed every year to the greater  
of base rent or the geared rent. Base rent is the 
greater of £11,168 per annum or 80% of the geared 
rent during the last year of the immediately preceding 
five year period. The geared rent is the annual rent 
equal to 12.50% of the rent receivable. The next 
review is September 2014.

Unit  Tenant  Area (sq ft) Lease Start Lease Expiry Break  Rent (£pa) Rent (£psf) EPc Rating  comment

Block A - 1st Floor Brunel mortgages & Loans Ltd 2,200 18/01/08 17/01/13 –   £15,400 £7.00 D89  Tenant holding over. 5 year lease extension agreed. 

Block A - Ground Floor VAcANT  1,879 – – –   – – D89  -

Block B VAcANT  4,141 – – –   – – D89  -

Block c Biomet (UK) Limited 4,037 04/07/13 03/12/13 –   £36,720 £9.10 E102  Tenant in occupation since July 2008.

Block D  Biomet (UK) Limited 4,270 04/07/13 03/12/16 13/12/14  £37,818 £8.86 E102  Tenant in occupation since July 2008.

Block E Biomet (UK) Limited 2,040 04/07/13 03/12/16 13/12/14  £19,773 £9.69 E102  Tenant in occupation since July 2008.

Block F & G Kerry Foods Limited 8,332 08/04/13 07/04/16 08/04/14  £41,920 £5.03 D96  Tenants rolling break option from 08/04/14 on 4 months notice. Break may be excercised in  
              relation to the whole or either block. 3 months rent free if break not excercised prior to expiry   
              of year 2. Additional 3 months rent free if break not excercised prior to expiry of year 3. 

      Sub Total £151,631 

      Head Rent (£11,168)  

  Total 26,899   Total £140,463  

The property is predominantly held on a long leasehold interest (shown 
in red on OS plan) together with a strip of land on the eastern  boundary 

which is held freehold (shown in  blue on OS plan).
This plan is for identification purposes only. Any site boundaries are indicative only and should be checked against 
Title Deeds.

	
DORCAN COMPLEX, SWINDON, WILTSHIRE 
SN3 5HQ 

REFURBISHED OPEN PLAN OFFICES 

46 – 1,416 M² (500 – 15,237 FT²)

EXCELLENT CAR PARKING RATIO 

ADJACENT TO A419
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Not to scale, for identifcation purposes only.

iNVESTmENT SUmmARy
Seven two storey office buildings within  
a landscaped 1.81 acre site

Total accommodation of 26,899 sq. ft

Strong car parking ratio of 1:354 sq. ft

Long leasehold 

Multi-let to three tenants within six buildings

Weighted average unexpired lease term of 2.4 
years to expiry and 1.2 years to breaks

Total net rent passing of £140,463 per annum

Currently 78% occupied

Recent lettings demonstrate good  
occupational demand 

Offers in excess of £575,000 

Highly attractive net initial yield of 23.09%

Substantial reversion upon letting  
of vacant units 

Reflecting a capital value of £21.38 per sq. ft

Assuming purchasers costs of 5.80%

The Dorcan Complex is situated within an established 
commercial area approximately 4 miles to the east of 
Swindon town centre.

Faraday Road is accessed via Wheatstone Road which 
links directly into the A419 dual carriageway which 
bypasses Swindon on the town’s eastern side.

Junction 15 of the M4 lies 2 miles to the south of 
the Dorcan Complex via the A419 and the property 
benefits from easy access to the town centre and 
local amenities. 

Swindon is located at the junction of the A419 and the 
M4 motorway approximately 80 miles west of London, 
40 miles east of Bristol and 30 miles south west of 
Oxford. The town is located just north of the M4 
motorway with excellent access from both Junctions 
15 and 16.

Rail services from Swindon run to London, Bristol, 
South Wales, Gloucester and south west England. 
Approximate journey time to London Paddington is  
60 minutes.

LocATioN
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iNVESTmENT SUmmARy
Seven two storey office buildings within  
a landscaped 1.81 acre site

Total accommodation of 26,899 sq. ft

Strong car parking ratio of 1:354 sq. ft

Long leasehold 

Multi-let to three tenants within six buildings

Weighted average unexpired lease term of 2.4 
years to expiry and 1.2 years to breaks

Total net rent passing of £140,463 per annum

Currently 78% occupied

Recent lettings demonstrate good  
occupational demand 

Offers in excess of £575,000 

Highly attractive net initial yield of 23.09%

Substantial reversion upon letting  
of vacant units 

Reflecting a capital value of £21.38 per sq. ft

Assuming purchasers costs of 5.80%

The Dorcan Complex is situated within an established 
commercial area approximately 4 miles to the east of 
Swindon town centre.

Faraday Road is accessed via Wheatstone Road which 
links directly into the A419 dual carriageway which 
bypasses Swindon on the town’s eastern side.

Junction 15 of the M4 lies 2 miles to the south of 
the Dorcan Complex via the A419 and the property 
benefits from easy access to the town centre and 
local amenities. 

Swindon is located at the junction of the A419 and the 
M4 motorway approximately 80 miles west of London, 
40 miles east of Bristol and 30 miles south west of 
Oxford. The town is located just north of the M4 
motorway with excellent access from both Junctions 
15 and 16.

Rail services from Swindon run to London, Bristol, 
South Wales, Gloucester and south west England. 
Approximate journey time to London Paddington is  
60 minutes.
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A – Z street plan.  Not to scale, for identification purposes  
        

Grebe House 



	

According to the Valuation Office (voa.gov.uk) the Rateable Values figures are as follows:

A:	 	 First floor - Offices & Premises			   £11,500,

A:	 	 Ground floor - Offices & Premises			     £8,900,

B:	 	 Ground & first floors - Offices & Premises		  £17,500,

C:	 	 Ground & first floors - Offices & Premises 		  £multi-let,

D:	 	 First floor - Offices & Premises			   £11,750,

D:	 	 Ground floor - Offices & Premises			   £10,250,

E:	 	 First floor - Offices & Premises		   	  £5,900,

E: 	 	 Ground floor - Offices & Premises	 	  	  £4,900,

F:	 	 Ground & first floors - Office & Premises 		  £11,500,

	

G:	 	 Ground & first floors - Office & Premises 		  £multi-let,

BUSINESS RATES

TENANCY SCHEDULE

The Dorcan Complex, Faraday Road, Swindon, SN3 5HQ
Floor/Unit Tenant Use Rent £P/A Sq.Ft. Sq Ft Void Passing £ 

P/Sq.Ft
ERV psf ERV Void Increment Rent Review 

Date
Rent 

review Int
Term From Term To Term Yrs Break Car Park 

Spaces 
allocated

Car Park 
Spaces 

Notes

Block A - Ground floor Headway Office £13,153.00 1879 0.00 £7.00 £10.00 £18,790.00 £5,637.00 15/10/2024  15/11/2019 14/11/2029 10 6 7                 

Block A - First floor Headway Office £8,617.00 2200 0.00 £3.92 £10.00 £22,000.00 £13,383.00 15/10/2024 15/11/2019 14/11/2029 10 8 8                 

Block B - Ground floor Headway Office £13,230.00 1890 0.00 £7.00 £10.00 £18,900.00 £5,670.00 15/10/2024  15/11/2019 14/11/2029 10 6 7                 

Block B - First floor Headway Office £0.00 2251 0.00 £0.00 £10.00 £22,510.00 £22,510.00 15/10/2024 15/11/2019 14/11/2029 10 0 8                 

Block C
Individual 
companies Office £19,090.00 4037 0.00 £4.73 £10.00 £40,370.00 £21,280.00 Rolling 14 15               

Block D - First floor Vacant Office £0.00 2288 0.00 £0.00 £10.00 £22,880.00 £22,880.00 £0.00 4 8                 

Malcom luker is currently looking to 
expand into this space as well as 
keeping block E. A figure of £2k a 
month has been agreed.

Block D - Ground floor
The Platform 
Project CIC Office £6,000.00 1982 0.00 £3.03 £10.00 £19,820.00 £13,820.00 01/10/2019 30/09/2021

rolling (2 
month mutual 
notice) 4 7                 

Rent is inclusive of R, SC and I. Yr 2 
rent increases to £15kpa.

Block E - Ground floor

KMS 
(Swindon) 
Limited Office £11,560.00 1156 0.00 £10.00 £10.00 £11,560.00 £0.00 30/11/2019 29/12/2022 3 3 4                 

Block E - First Floor
Malcolm 
Luker Office £7,170.00 884 0.00 £8.11 £10.00 £8,840.00 £1,670.00 01/07/2019 30/06/2022 3 3 3                 

Block F BD Medical Office £28,491.00 2035 0.00 £14.00 £10.00 £20,350.00 -£8,141.00 30/11/2019 29/12/2021 2 16 7                 Right to renew for further 6 months
Block G - Ground floor BD Medical Office £41,161.00 2940 0.00 £14.00 £10.00 £29,400.00 -£11,761.00 30/11/2019 29/12/2021 2 19 11               Right to renew for further 6 months
Block G - First Floor BD Medical Office £46,999.00 3357 0.00 £14.00 £10.00 £33,570.00 -£13,429.00 30/11/2019 29/12/2021 2 15 12               Right to renew for further 6 months

Totals £195,471 26899 0.00 £268,990 £22,880 £50,639              98              98 

Ground Rent

Floor/Unit Tenant Rent £P/A Term From Term To Term Yrs Break

Landlord Ocobase Ltd £24,433.88 01/09/1982 01/09/2107 125
£24,433.88

The head rent is reviewed every year to the greater of base rent or the 
geared rent. Base rent is the greater of £11,168 per annum or 80% of 
the geared rent during the last year of the immediately preceding five 
year period. The geared rent is the annual rent equal to 12.5% of the 
rent receivable. The next review is September 2017 (still outstanding) 

Notes

1
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The Dorcan Complex, Faraday Road, Swindon, SN3 5HQ
Floor/Unit Tenant Rent £P/A Sq.Ft. Sq Ft Void Passing £ 

P/Sq.Ft
ERV psf ERV Increment Rent Review 

Date
Term From Term To Term Yrs Break Car Park 

Spaces 
allocated

Notes

Block A - Ground floor Headway £13,153.00 1879 0.00 £7.00 £10.00 £18,790.00 £5,637.00 15/10/2024 15/11/2019 14/11/2029 10 6

Block A - First floor Headway £8,617.00 2200 0.00 £3.92 £10.00 £22,000.00 £13,383.00 15/10/2024 15/11/2019 14/11/2029 10 8

Block B - Ground floor Headway £13,230.00 1890 0.00 £7.00 £10.00 £18,900.00 £5,670.00 15/10/2024 15/11/2019 14/11/2029 10 6

Block B - First floor Headway £0.00 2251 0.00 £0.00 £10.00 £22,510.00 £22,510.00 15/10/2024 15/11/2019 14/11/2029 10 0

Block C
Individual 
companies £19,090.00 4037 0.00 £4.73 £10.00 £40,370.00 £21,280.00 Rolling 14

Block D - First floor Vacant £0.00 2288 0.00 £0.00 £10.00 £22,880.00 £0.00 4

Malcom luker is currently looking to 
expand into this space as well as 
keeping block E. A figure of £2k a 
month has been agreed.

Block D - Ground floor
The Platform 
Project CIC £6,000.00 1982 0.00 £3.03 £10.00 £19,820.00 £13,820.00 01/10/2019 30/09/2021

rolling (2 
month mutual 
notice) 4

Rent is inclusive of R, SC and I. Yr 2 
rent increases to £15kpa.

Block E - Ground floor

KMS 
(Swindon) 
Limited £11,560.00 1156 0.00 £10.00 £10.00 £11,560.00 £0.00 30/11/2019 29/12/2022 3 3

Block E - First Floor
Malcolm 
Luker £7,170.00 884 0.00 £8.11 £10.00 £8,840.00 £1,670.00 01/07/2019 30/06/2022 3 3

Block F BD Medical £28,491.00 2035 0.00 £14.00 £10.00 £20,350.00 -£8,141.00 30/11/2019 29/12/2021 2 16 Right to renew for further 6 months
Block G - Ground floor BD Medical £41,161.00 2940 0.00 £14.00 £10.00 £29,400.00 -£11,761.00 30/11/2019 29/12/2021 2 19 Right to renew for further 6 months
Block G - First Floor BD Medical £46,999.00 3357 0.00 £14.00 £10.00 £33,570.00 -£13,429.00 30/11/2019 29/12/2021 2 15 Right to renew for further 6 months

Totals £195,471 26899 0.00 £268,990 £50,639              98 

1
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ACCOMMODATION:

A  		  First     				   1,879 square feet			   174.6 square metres,

		  Ground 			   2,200 square feet			   204.4 square metres,

		  Total    				   4,079 square feet			   379.0 square metres,

B 		  First 				    1,890 square feet			   175.6 square metres,

		  Ground 			   2,251 square feet			   209.1 square metres,	

		  Total 				    4,141 square feet			   384.7 square metres,

C 		  First 				    1,858 square feet			   172.6 square metres,

		  Ground 			   2,179 square feet			   202.4 square metres,	

		  Total 				    4,037 square feet			   375.0 square metres,

 

D 		  First 				    1,982 square feet			   184.1 square metres,

		  Ground 			   2,288 square feet			   212.6 square metres,

		  Total 				    4,270 square feet			   396.7 square metres,

E 		  First 				    1,156 square feet			   107.4 square metres,

		  Ground 			      884 square feet   			     82.1 square metres,	

		  Total 				    2,040 square feet			   189.5 square metres,

F 		  First 		    		   886 square feet			     82.3 square metres,

		  Ground 			   1,149 square feet			   106.7 square metres,

		  Total 				    2,035 square feet			   189.0 square metres,

 

G 		  First 				    2,940 square feet			   273.1 square metres,

		  Ground 			   3,357 square feet			   311.9 square metres,

		  Total 				    6,297 square feet			   585.0 square metres.

Overall Total:					     26,899 square feet			   2,498.9 square metres
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CODE OF PRACTICE FOR COMMERCIAL LEASES IN ENGLAND & WALES
The landlord has regard to the recommendations of the voluntary code of 
practice for commercial leases in England & Wales. If you are professionally 
represented, you should ask your adviser for a copy. Alternatively, the 
document can be found at www.commercialleasecode.co.uk or obtained 
from the Royal Institution of Chartered Surveyors, telephone number 020 
7334 3806.

Misrepresentation Act 1967: Newton Scott Commercial Property Agents, for themselves 
and for the Vendor, Lessor or Landlord of this property for whom they act, give notice that:

1.	These particulars have been produced in good faith and are a general outline only for 
the guidance of propective purchasers or lessees and do not constitut the whole or 
any part of an offer or contract.

2.	Newton Scott Commercial Property Agents cannot guaranted the accuracy of any 
description, dimension, reference to condition or necessary permissions for the use 
and/or occupation and other details contained herein. Propective purchasers or 
lessees must not rely on them as statements of act or representations.

3.	The reference to any plant, machinery, equipment, services fixtures or fittings at 
the property shall not constitute a representation, unless otherwise stated, as to its 
state or condition or that it is capable of fulfiling its intended function. Propective 
purchasers/tenants should satisfy themselves as to the accuracy, correctness and 
fitness of such items for their requirements by inspection or otherwise.

4.	No person in the employment of Newton Scott Commercial Property Agents has any 
authority to make or give any representation or warranty whatever in relation to this 
property. Newton Scott Limited are not to be liable, in negligence or otherwise, for 
loss arising from the use of these particulars.

Property Misdescriptions Act 1991: Newton Scott Commercial Property Agents has not 
tested any of the service installations, including heating, lighting and any occupier must 
satisfy themselves as to the state and condition of such items. Any occupier must check 
the stated planning use with the relevant Planning Office to ensure that is compatible for 
their intended use. All rents, prices, premiums and service charges may be subject to VAT 
in addition (unless otherwise stated).

EPC RATING

	

Strictly by prior appointment with the vendor’s Sole agents, 
James Scott at Newton Scott, tel: 023 8033 7033. 

VIEWING & FURTHER INFORMATION

Due to Government legislation we are legally 
obliged to undertake Anti-Money Laundering 
checks on prospective purchasers where the 
transaction involves a capital value of 15,000 
euros or more. We may also be required to 
request proof of funds. Further information is 
available upon request.

ANTI-MONEY LAUNDERING


