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NOVA  TAUNTON 76  Pension and LLP Syndicate—40-42 Fore Street, Taunton, TA1 1HR 

Purchase Price - £4,895,000 

Total  Annual Rent - £300,000 

Tenure - Freehold 

Tenant - TJX UK – (trading as TK Maxx) 

Term – 14 years to expiry, 9 years to tenant’s option to break. 

Reviews – Upwards only in 2021 and 2026 (capped at a maximum uplift of 
15% on each review) 

Repairs – Tenant responsible for all repairs subject to a schedule of condition 

The Property 

 

• Taunton is the County Town of Somerset and serves a large catchment area with a high    
level of employment. 

• The town is the subject of much inward investment and therefore we feel has strong         
potential going forward. 

• The subject property is a substantial former Woolworths unit; it is a handsome, prominent 
building and dominates what is arguably the best trading position in the town; it is 100% 
prime! 

• The tenant, TK Maxx, has traded from the unit for approx. 8 years and has recently           
extended their lease, committing them to a further 9 years thereby demonstrating the 
strength of their performance from the store. 

• In agreeing to the lease extension, the passing rent has been reduced from the previous 
post boom rent of £435,000 per annum to £300,000 per annum, making the rent               
significantly more sustainable going forward and presenting a good platform for growth. 

• Due to the size of the property, occupying a prime site of nearly half an acre, there are      
angles that can be explored should TK Maxx ever vacate, one of which could include 
splitting the retail element in half, which on paper currently produces a significantly higher 
overall rent. 



Liquidity Issues 

• Commercial property is a long term holding. 

• Generally a  syndicate member should not invest for 

less than 6 years. 

• A member can leave the syndicate at any time and 

there are a set of rules that provide a first option to 

the remaining members and it is only if they do not 

purchase the whole share, then it is offered out to 

non syndicate members. 

• If no-one wishes to purchase the share to be sold, 

then the property will be sold. 

 

Description Total including VAT 

(£) 

Purchase price                     4,895,000     

Stamp duty                        234,250  

Legal costs                          24,000 

Mortgage arrangement fee                          16,000       

Agents fees                          44,055 

Lewis purchase fee                        161,535    

Carey/float                          23,160 

Valuation                            6,000 

Total                    5,404,000 

The objective is to form a syndicate whose members can transfer in circa £3,804,000 of funds.  The syndicate will 

then borrow circa £1,600,000. secured against the property.  The loan will be from a bank or possibly a private  

lender.  Investing in the LLP (non pension) will result in taxation. 

Lewis’ annual fee 4% plus vat of rental income (currently £ 12,000 + VAT per annum), paid quarterly in  

advance. 

Lewis Property Services UK Ltd annual fee 2% plus vat of rental income (currently £ 6,000 + VAT per annum).   

VAT will be reclaimed of circa £34,400 at first VAT quarter. 

The Investment 

We are inviting pension and LLP investment  

• The capital growth (Deferred Income) class will have a share of the mortgage. 

• The immediate income class will receive their share of rent from day one. 

We are only accepting appropriate investments from suitably knowledgeable and  experienced  
investors. For further information please contact your personal adviser at Lewis. 

Potential Return 

The syndicate is buying this property at a gross yield of  6.12%. 

Immediate Income 

Income will be paid monthly in advance at 5.22% per annum before  tax. 

Therefore an investment of £ 50,000 will receive income of £217.50 per month.  

Deferred Income 

For those that want a deferred income stream an investment of £35,197 together with a £14,803 share 

of the mortgage, makes a total investment of £50,000. 

This will acquire an estimated  0.9252% of the property and the following estimated returns:- 

• Immediate share of the rent of £2,610 per annum after the annual charge.  This is used firstly to 

repay your share of the mortgage. 

• This rent represents 7.41% per annum from the original investment or 12.359% per annum for a 

pension investor who has received higher rate tax relief at 40% on the investment. 

• The mortgage is likely to have been repaid in 7 years, assuming an average interest  rate of  5% 

per annum. 

• The immediate variable mortgage interest rate is circa 3.25% per annum 
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41 Commercial Road 
Poole, Dorset 

BH14 0HU 
tel: 01202 718400 
fax: 01202 718810 

email: action@lewisinvestment.co.uk 
web:     www.lewisinvestment.co.uk 

  
Lewis Investment is a trading name of Lewis & 
Co (Investments &  Pensions) Ltd 

We are delighted to recommend this investment property to you for the following reasons:- 

 

 This Freehold is in a 100% prime retail location, in a strong  and growing county town. 

 The tenant Tjx UK (trading as TK Maxx) has defended itself well in the internet climate with sales of £2.70 bil-

lion in the UK and a taxable profit of £111 million in the year to   28th January 2017. It has net assets of  £640 

million. 

 Due to the regear of the rent in 2016 and significant refit and modernization,  it is now at a very affordable 

level of rent. 

 With just over 9 years to a tenant break option, this is an excellent prospect for gearing and long term income. 

 A freehold with 33,500 sq ft is significant and this location with an excellent tenant, makes for an excellent 

syndicate property. 

Lee van Hoyland  

 

Lewis Investment is a trading name of Lewis & Co 

(Investments & Pensions) Ltd which is authorised and     

regulated by the Financial Conduct Authority. Investment via 

your pension is regulated and will be covered by the       

Financial Services Compensation Scheme (FSCS) and the 

Financial Ombudsman Service (FOS). Direct  investment into        

commercial property, outside of a  pension, is not regulated 

and as such, may not have recourse to the FOS or FSCS. 

Risk Factors will be detailed in your personal recommendation report, but key risks to consider are:- 

 Inflation can have positive and negative effects on commercial property. Low interest rates tend to be   

beneficial where a mortgage is being repaid. 

 Vacancy risk is twofold. Firstly an empty property will have certain liabilities, like maintenance. Additionally, a 

failed tenant or lease expiry may require that the mortgage is paid whilst a new tenant is found. A location’s    

general economic profile and demand for property may change over time.   

 Although rent reviews tend to be upward only, there is no guarantee that the rent will increase . Property yields 

and values can fall as well as rise and the costs tend to be high at purchase. 

 The value of the property and the income from it  may fall or rise. Past property market values are not a guide to 

future property values and you may not get back what you invested. 

 


