
 Aqua  Cross  Keys  LLP          
        43 High Street | Winchester | SO23 9JX 



Summary of property and position 
 
Number 43 is an attractive grade 2 listed three storey property, most 
recently occupied by the West Cornwall Food Co. Ltd at a rent of £77,500 
per annum, as can be seen from the attached investment particulars that 
were circulated in March 2020. 
 
Since this point in time the tenant has surrendered their lease and we have 
secured the freehold with vacant possession at a price of £645k, a reduction 
of over £400k from last year’s guide price. Small town houses in Winchester 
are usually more expensive than this property. 
  
We appreciate that the global pandemic has had a massive impact on 
physical retailing and expect that High Street’s up and down the country will 
contract as a result. Therefore location is more important than ever.  
 
This property is located in the heart of the ever popular Cathedral City of 
Winchester, in arguably one of the busiest locations in the city. Its rear forms 
the cut through from Winchester’s High Street towards the Cathedral in a 
location that is as busy with tourists as it is with shoppers. 
  
The property lends itself to use by food outlets/coffee shops, etc and has 
extraction in place to cater for these types of occupiers and a generous first 
floor area with an amazing historic fireplace feature that works very well as a 
dining in area.  
 
You should note that there is a restrictive covenant against the consumption 
of alcohol on the premises (it was some years ago owned by the diocese). 
 
Although the property sits on the High Street, its location and probable use 
as an eatery/coffee shop mean that it is not in our opinion 100% exposed to 
the fortunes of the High Street, the price as can be seen has taken a massive 
reduction to reflect current uncertainty and the rent that we could afford to 
accept and still offer a sensible return, helps make this opportunity stack up. 
 
Please be aware this property is currently vacant but we strongly believe in 

its future potential! 

Purchase Price: £645,000 

Target Rent: £42,500 + pax 

Target Investor Return: 5.30% + 

Tenure: Freehold (part flying freehold over 
Council footpath) 

 
Grade 2 Listed (no empty business rates) 

Aqua Cross Keys LLP  

The Property  



Aqua Cross Keys LLP  

The Investment  

We are delighted to present an opportunity for  LLP investments 
from suitably knowledgeable and experienced investors. This is by 
invitation only due to the fact that it is not income producing at 
purchase and therefore is more speculative. 

Therefore you will only receive income once a lease has been 
completed and any rent free period ended. You will of course be 
involved in deciding on the tenant and a majority decision will rule. 

For further information please contact your personal adviser at 
Lewis.  

Potential Return  

The syndicate is buying this property at a zero income yield, 
although we are targeting an income return of 5.3% per annum, 
after charges but before tax. The actual return may be lower or 
higher than this. 

Immediate Income  

Assuming the 5.3% per annum is achieved, income will be paid 
monthly in advance. 

An investment of £25,000 will pay income of £ 110.41 per month.  

 
This document has been produced for information purposes. It is not 
intended to be an invitation to buy, or an investor to act upon the 
comments made, and all/any investment decisions should be taken 
with advice, having taken into account an appropriate knowledge of 
the investor’s circumstances. Investors must satisfy key criteria before  
they can be considered eligible to invest.  For further information 
please contact your personal adviser at Lewis.   

Description Total including VAT (£) 

Purchase price 645,000                   
Stamp duty 21,750 
Legal costs 12,000               
 0 
Agents letting fees 6,000 
Lewis purchase fee 21,285 
Float * 20,965 
Valuation 2,400 
 Total £729,400 
* = The float is designed to provide a buffer for 

any unanticipated costs. 

The objective is to form a syndicate whose members can transfer in circa £729,400 of funds.  Lewis’ annual fee is 4% plus VAT of the 
rental income (currently £0 + VAT per annum), paid quarterly in advance. Lewis Property Services (UK) Ltd annual fee is 2% plus VAT 
of the rental income (currently £0 + VAT per annum).  If future rents increase, then so too will Lewis’ ongoing fee. 

VAT may be reclaimed of circa £6,948 at 
first VAT quarter 



Lewis Investment is a trading name of Lewis & Co (Investments & Pensions) Ltd which is authorised and regulated by the Financial Conduct Authority.  Property 
Investment Clubs are not authorised by the Financial Conduct Authority and as such, may not  have recourse to the Financial Ombudsman Service (FOS) or the Financial 
Services Compensation Scheme (FSCS). 

Lewis Investment  Tel:  01202 718400 
41 Commercial Road Fax: 01202 718810 
Poole, Dorset 
BH14 0HU 
 
email:   action@lewisinvestment.co.uk 
web:     lewisinvestment.co.uk 

Risk Factors  
 
These 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 has 
liabilities, like maintenance and empty business rates. 
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, there is no 
guarantee that the rent will increase, it may reduce in 
uncertain times.  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. 

 
Liquidity Issues 
 
• Commercial property is a long term holding; generally for 

no less that 6 years. 
• A member can leave the syndicate at any time.  Under the 

terms of the Syndicate Rules any share to be sold will 
initially be offered to the remaining members. If they do 
not wish to purchase the entire share any remaining share 
will be offered to non-syndicate members. 

• If a purchaser cannot be found the property will be sold.  
Due to the nature of the investment a sale may not be 
immediate. 

How the LLP works:  The investment is known as a Property Investment Club because each 
member will have day to day control over the management of the property. Although certain 
activities will be delegated to an appointed agent you will retain control over major aspects of 
the property management, including rental contracts, changes in tenancy agreements, potential 
sale etc. You will also receive ongoing education on the commercial property market through 
newsletters and AGMs. 

You will have direct ownership of the property through a Limited Liability Partnership (LLP). This 
will be limited to your share of the original purchase price and the costs involved. Rental income 
will be based on your percentage of ownership, after fees and any monies held back for a float 
account, which are outlined in this prospectus. If you choose the deferred income option you will 
be liable for your share of the overall mortgage repayment which will be repaid by your rental 
income until final redemption. 

Full details of your exact share of the property, rental income, fees and mortgage repayment 
term will be provided in your recommendation report, if after discussion with your adviser it is 
felt that the investment is suitable for you.   Any rental income will be subject to income tax at 
your marginal rate. 

Summary 

 

We see the post pandemic world as full of opportunities. 

Many investors are running from retail properties. We see this as a great opportunity for our investors to 
pick up great properties in really good locations, that will be excellent investments over the long term. 

The prime reasons for our recommending this property as suitable for a property club LLP are as follows:- 

• Winchester is a really strong retailing and tourist city. 

• This property is iconic, estimated to be over 300 years old. 

• The location within Winchester is second to none. 

• This city has been very difficult to buy in over the years. This is in fact only our third purchase in 
Winchester! 

• Although currently vacant, we believe that we will find a good tenant for this property. The prime 
location and footfall should ensure a successful business. 

• Long term, we believe that the rental for this unit will be strong. 

I am delighted to invite you to invest in this LLP. We have already exchanged contracts on the property 
and completion is 26th March. Please note that this is confidential and not suitable for all of our clients. 

Stay well and best wishes, Tim 

mailto:action@lewisinvestment.co.uk
http://www.lewisinvestment.co.uk


 

WINCHESTER 
43 HIGH STREET SO23 9JX 

PRIME, WELL SECURED, RETAIL INVESTMENT OPPORTUNITY SECURED TO WEST 

CORNWALL PASTY CO LTD 

 

 
 

INVESTMENT SUMMARY 

• Winchester is the most affluent of PROMIS boroughs. 

• A population of approximately 108,000 people and a compact primary catchment population of 

circa 86,000 which is supplemented by a thriving tourist industry of circa 5 million visitors pa. 

• An established and busy commercial centre with a flourishing retail offer encompassing an 

extensive array of mass market and specialist retailers. 

• A prominent and attractive retail unit, within close proximity to White Company, Sea Salt, The 

Ivy, and Boots. 

• We secured to the national multiple covenant of West Cornwall Pasty Co Ltd. 

• 3 years to expiry. 

• Current Annual income of £77,500 per annum exclusive. 

• Offers are sought in in excess of £1,075,000 (One Million and Seventy Five Thousand 

Pounds) Subject to Contract and Exclusive of VAT, reflecting a Net Initial Yield of 6.75% 

assuming graduated purchasers costs.  



 

LOCATION 

Winchester is an affluent cathedral city and an important retail and commercial centre located 

approximately 12 miles (19 km) north of Southampton, 19 miles (30 km) south west of Basingstoke and 

60 miles (96 km) south west of London.  

 

Winchester is popular with commuters due to its attractive environment and excellent communication 

links. It is situated close to Junctions 9 and 10 of the M3 motorway, providing access to the M25 

motorway and London to the north east and the M27 motorway (J12) and Southampton to the south.  

Winchester is accessed by rail services from London Waterloo in a quickest journey time of 57 

minutes. Southampton Airport is located 9 miles (14 km) to the south whilst London’s Heathrow 

Airport is located approximately 46 miles (74km) to the north east.   

DEMOGRAPHICS 

Winchester has a total population within its primary catchment of 104,000 and an estimated 

shopping population of 71,000. The catchment population is the most affluent of PROMIS centres 

ranking 1st on the PMA Affluence Indicator. The service sector accounts for 81% of total local 

employment, with ‘financial & business services’, accounting for 27% of this figure. 

RETAILING IN WINCHESTER 

The city has an estimated town centre retail floor space of 0.57 million sq ft, including one covered 

shopping centre, The Brooks. Winchester has a significantly above average volume and quality of 

retail provision relative to the size and affluence of the shopping population. This reflects not only the 

affluence of the permanent resident population but also the importance of tourist and visitor spending 

to the city. 

 

THE PROPERTY 

The property is situated in a 100% prime pitch on the pedestrianised High Street and comprises a Grade 

II listed building arranged over ground and two upper floor. The ground and first floors are traded as 

sales space, while the second floor is ancillary. Part of the first floor over sails The Square, and is a 

flying freehold. Please see below a breakdown of floor areas, measured in accordance with RICS 

measuring guidelines on a Net Internal Area (NIA) basis: 

 

Area Sq Ft Sq M  

Ground Floor Sales 450 41.8 

ITZA 350  

First Floor Sales 752 69.8 

Second Floor Ancillary 507 47.1 

TOTAL 1,709 158.7 



 

 

 

 

TENURE 

Freehold.  

TENANCY 

The property is secured to West Cornwall Pasty Co Ltd (8924855) on  a fully repairing and insuring 

lease from 25th March 2013, expiring 24th March 2023 (3 years unexpired). The current passing rent is 

£77,500 pax. 

 

The tenant chose not to exercise their break option in 2018.  

 

In our opinion, the rent reflects £195 Zone A, assuming a 5% positive allowance for return frontage and 

10% negative allowance for shape. This also assumes a rate of A/12 on first floor and £2.50 per square 

foot on the second floor 

TENANT COVENANT 

 

Tenant 

 

Company 

Number 

 

Year ending 

 

Turnover 

 

Profit / loss 

 

Tangible Net 

Worth 

West Cornwall 

Pasty Co 

Limited 

8924855 31/12/2018 £18,674,000 £12,557,000 £223,000 

EPC 

An EPC pack is available upon request. 

VAT 

The property has been elected for VAT and any disposal will be by way of a Transfer of a Going Concern 

(TOGC). 

PROPOSAL 

Offers are sought in in excess of £1,075,000 (One Million, Seventy Five Thousand Pounds) Subject 

to Contract and Exclusive of VAT, reflecting a Net Initial Yield of 6.75% assuming graduated 

purchasers costs.  

 
 



 

MISREPRESENTATION: These particulars do not constitute an offer or contract. They are intended as a guide to prospective purchasers. All reasonable 

care has been taken in the preparation of these particulars but their accuracy is not guaranteed. The purchaser should satisfy himself or herself and as 

to the correctness of these details. Neither the agents nor the vendors or lessors are to be or become under any liability or claim in respect of these 

particulars. These particulars are supplied on the understanding that all negotiations are conducted through this office. March 2020. 

 

 
CONTACT 

For more information, or to arrange an inspection please contact:  

 

Ed Smith 

ed.smith@greenpartners.co.uk 

07817 771005 

 

David Freeman 

david.freeman@greenpartners.co.uk 

07785 253054 

 

 

 

 

 

 

 

 
 

 

 

 

mailto:ed.smith@greenpartners.co.uk
mailto:david.freeman@greenpartners.co.uk


 

 

 

 

 
 

 

 

 



 

 

 

 

 

 

 

 

 

 

 

 

 
 

 

 

 

 

 



 

 


	FINAL - Aqua Cross Keys LLP V2.1
	Historic Investment Details - Winchester 43 High Street

