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London E4 — 391

BLUE ALPINE

PROPERTY CONSULTANTS




London E4 — 391-403 Larkshall Road, Waltham Forest E4 SEF
Virtual Freehold Retail Parade Investment

Investment Consideration:

=  Purchase Price: £1,550,000

= Gross Initial Yield: 7.63%

= Rental Income: £118,303 p.a.

= No.397 under rented. ERV: £131,320 p.a. GIY: 8.47%

= VAT is applicable to this property. Transaction will be treated as TOGC.

= Asset Managent opportunity. No.397/399 rent reviews outstanding

= No0.391-393 future redevelopment potential to split into 2 units, STPP

= Held ona 999 Year leases from 2026 at ground rent of peppercorn

= Comprises retail parade of 5 Units (1 double fronted) t/a Subway, Nail
Salon, Office, Beauty Salon and Mobility Scooter Retailer

= No0.403 Subway lease renewal agreed for a new 15 year lease

®= No0.399 Nail Salon lease renewal agreed for a new 10 year lease

=  Forming part of the wider Tesco-led development, incorporating a
large Tesco supermarket together with residential and commercial
accommodation, generating strong levels of local footfall

=  Prominent position directly opposite Highams Park railway station,
which provides regular services into London Liverpool Street.

= QOccupiers nearby include Tesco Superstore, Costa Coffee, Restaurant’s,
Post Office, Paddy Power, Opticians and many more.




London E4 — 391-403 Larkshall Road, Waltham Forest E4 9EF

Virtual Freehold Retail Parade Investment

Tenancies & Accommodation:

Property

No. 391-393
(Ground Floor)

No. 395
(Ground Floor)

No. 397
(Ground Floor)

Ground Floor: 192 sqg m (2,072 sq ft)

Accommodation

Open plan retail, storage, wc

Ground Floor: 110 sg m (1,184 sq ft)
Reception/open plan retail, treatment rooms,

storage, wc

Ground Floor: 108 sg m (1,167 sq ft)
Open plan retail, office, storage, wc

Lessee & Trade

Right Choice
Mobility Limited

D&D Salon and
Academy Limited

Adams Care Limited

Term

10 Years from
29 March 2026

5 Years from
7 September 2022

5 Years from
6 January 2022

Current Rent £ p.a.
£38,000

£23,820

£15,483

Notes

Note 1: FRI

Note 2: Open market upwards only rent reviews on 29.03.2031, 29.03.2033 and
29.03.2035

Note 3: Tenant option to determine on 29.03.2031 with min. 6 month’s notice.

Note 4: The lease falls outside the Security of Tenure Provisions of Part Il of the Landlord
and Tenant Act 1954.

Note 5: Deposit held of £11,511 + VAT

Note 1: FRI

Note 2: The lease falls outside the Security of Tenure Provisions of Part Il of the Landlord
and Tenant Act 1954.

Note 3: Deposit held of £14,292 inc. VAT

Note 1: FRI

Note 2: Open market upward only rent review on 06.01.2024 outstanding.

Note 3: Tenant option to determine on 06.01.2024 NOT exercised.

Note 4: The lease falls outside the Security of Tenure Provisions of Part Il of the Landlord
and Tenant Act 1954.

Note 5: Deposit held of £4,644 inc. VAT

Note 6: Shop under rented. ERV: £28,500 p.a.



London E4 — 391-403 Larkshall Road, Waltham Forest E4 9EF

Virtual Freehold Retail Parade Investment

Tenancies & Accommodation:

No. 399 Ground Floor: 77 sqg m (828 sq ft)
(Ground Floor) Open plan retail, storage, wc

No. 403 Ground Floor: 75 sg m (806 sq ft)
(Ground Floor) Open plan retail, storage, wc

Individual t/a
Nail Salon

Individual t/a
Subway

10 Years from £20,000*
7 July 2027
(lease renewal agreed
and currently in
legals)

15 Years from £21,000*
20 February 2028
(lease renewal agreed)

Total £118,303
ERV £131,320

Note 1: FRI

Note 2: Open market upward only rent review on 07.07.2022 outstanding.

Note 3: Tenant option to determine on 07.07.2022 NOT exercised.

Note 4: Tenant in occupation on existing lease and currently paying rent of £16,000 p.a.
Note 5: New renewal lease agreed and with solicitors for a term of 10 years from expiry of
current lease (07.07.2027) at £20,000 p.a. Fixed rent increase to £24,000 p.a. from
07.07.2031 and £27,000 p.a. from 07.07.2034. No breaks. Rent deposit of £10,000.
Note 6: Expected completion early October 2026. The vendor will top-up rent until
renewal lease start date, so the buyer receives the equivalent to £20,000 p.a.

Note 1: FRI

Note 2: Tenant option to determine on 20.02.2023 NOT exercised.

Note 3: Trading as Subway since 20.02.2013 and currently paying rent of £16,000 p.a
Note 4: HoTs agreed for a new 15 year lease from expiry of current lease (20.02.2028) at
£21,000 p.a. Fixed rent increase to £23,000 p.a. from 20.02.2033 and £26,000 p.a. from
20.02.2038. No breaks. Deposit of £10,500.

Note 5: Lease renewal rental income of £21,000 p.a. includes an outstanding rent review
from 20.02.2023 valued and agreed at £19,000 p.a. for the period 20.02.23 - 20.02.28
Note 6: Expected completion Oct/Nov 2026. The vendor will top-up rent until renewal
lease start date, so the buyer receives the equivalent to £21,000 p.a. from completion.



London E4 — 391-403 Larkshall Road, Waltham Forest E4 SEF
Virtual Freehold Retail Parade Investment

391-393 Larkshall Road:

Comprises ground floor retail shop t/a Right Choice Mobility and
providing the following accommodation and dimensions:

Ground Floor: 192 sgm (2,072 sq ft)
Open plan retail, storage, wc

Tenancy:

The property is at present let to Right Choice Mobility Limited for a
term of 10 years from 29t March 2026 at a current rent of £38,000
per annum and the lease contains full repairing and insuring
covenants. Open market upward only rent reviews on 29.03.2031,
29.03.2033 and 29.03.2035 and tenant option to determine on
29.03.2031. The lease falls outside the Security of Tenure Provisions of
Part Il of the Landlord and Tenant Act 1954. Deposit held of £11,511.




London E4 — 391-403 Larkshall Road, Waltham Forest E4 SEF
Virtual Freehold Retail Parade Investment

395 Larkshall Road:

Comprises ground floor retail shop t/a Beauty Salon & Academy
and providing the following accommodation and dimensions:

Ground Floor: 110 sgm (1,184 sq ft)
Reception/open plan retail, treatment rooms, storage, wc

Tenancy:

The property is at present let to D&D Salon and Academy Ltd for
a term of 5 Years from 7t September 2022 at a current rent of
£23,820 per annum and the lease contains full repairing and
insuring covenants. The lease falls outside the Security of
Tenure Provisions of Part Il of the Landlord and Tenant Act 1954,
Deposit held of £14,292.




London E4 — 391-403 Larkshall Road, Waltham Forest E4 SEF
Virtual Freehold Retail Parade Investment
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397 Larkshall Road: et - ?" ;;;jﬁfﬂfi

Comprises ground floor retail shop t/a Right At Home Care Services
and providing the following accommodation and dimensions:

Ground Floor: 108 sqm (1,167 sq ft) | rom T
Open plan retail, office, storage, wc | e | L A

COMPANIONSHIP
& SUPPORT

Tenancy:

The property is at present let to Adams Care Limited for a term of
5 Years from 6 January 2022 at a current rent of £15,483* p.a.
and the lease contains full repairing and insuring covenants. Open
market upward only rent review on 06.01.2024 outstanding.
Tenant option to determine on 06.01.2024 NOT exercised. The
lease falls outside the Security of Tenure Provisions of Part Il of the
Landlord and Tenant Act 1954.

*Shop under rented. ERV: £28,500 p.a.




London E4 — 391-403 Larkshall Road, Waltham Forest E4 SEF
Virtual Freehold Retail Parade Investment

399 Larkshall Road:

Comprises ground floor retail shop t/a Nail Salon and providing the
following accommodation and dimensions:

s

° m
Ground Floor: 77 sgm (828 sq ft) * e
Open plan retail, storage, wc :f‘.‘;ﬁ

v
e

ALZHEIMER’S
AND DEMENTIA

Tenancy: S 2

The property is at present let to an Individual t/a Nails & Co for a term
of 10 Years from 7t July 2027* at a current rent of £20,000 p.a. and
the lease contains full repairing and insuring covenants. Open market
upward only rent review on 07.07.2022 outstanding. Tenant option to
determine on 07.07.2022 NOT exercised.

*Tenant in occupation on existing lease and currently paying rent of
£16,000 p.a. New 10 year lease agreed and with solicitors for a term of
10 years from expiry of current lease (07.07.2027) at £20,000 p.a.
Fixed rent increase to £24,000 p.a. from 07.07.2031 and £27,000 p.a.
from 07.07.2034 until the remainder of the term. No breaks. Rent
deposit held of £10,000. Expected completion early October 2026. The
vendor will top-up rent until renewal lease start date, so the buyer
receives the equivalent to £20,000 p.a. from sale completion.




London E4 — 391-403 Larkshall Road, Waltham Forest E4 SEF
Virtual Freehold Retail Parade Investment

403 Larkshall Road:

Comprises ground floor retail shop t/a Subway and providing the
following accommodation and dimensions:

Ground Floor: 75 sg m (806 sq ft)
Open plan retail, storage, wc

Tenancy:

The property is at present let to an Individual (Franchisee) t/a Subway
for a term of 15 Years from 20t February 2028 at a current rent of
£21,000* p.a. and the lease contains full repairing and insuring
covenants. Tenant option to determine on 20.02.2023 NOT exercised.

*Trading as Subway since 20.02.2013 and currently paying rent of
£16,000 p.a. HoTs agreed for a new 15 year lease from expiry of
current lease (20.02.2028) at £21,000 p.a. Fixed rent increase to
£23,000 p.a. from 20.02.2033 and £26,000 p.a. from 20.02.2038 until
the remainder of the term. No breaks. Deposit of £10,500. Lease
renewal rental income of £21,000 p.a. includes an outstanding rent
review from 20.02.2023 valued and agreed at £19,000 p.a. for the
period 20.02.23 - 20.02.28. Expected completion Oct/Nov 2026. The
vendor will top-up rent until renewal lease start date, so the buyer
receives the equivalent to £21,000 p.a. from completion.




London E4 — 391-403 Larkshall Road, Waltham Forest E4 SEF
Virtual Freehold Retail Parade Investment
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London E4 — 391-403 Larkshall Road, Waltham Forest E4 9EF
Virtual Freehold Retail Parade Investment

Contacts:

For further information or to schedule a viewing, please contact Joseph Bachman or Sam Georgev.

Joseph Bachman —COO Sam Georgev — VP Sales & Lettings B I J l J I 1 / \ L P I N E

M: +44(0)77236 19270 M: +44(0)75545 57088

E: joseph@bluealpine.com E: sam@bluealpine.com PROPERTY CONSULTANTS

Address:

Blue Alpine Partners Limited
Trading Address: 54 Welbeck Street, Marylebone, London W1G 9XZ
Registered Address: Suite 115, Devonshire House, Manor Way, Borehamwood, Hertfordshire, WD6 1QQ

Disclaimer: Blue Alpine Partners prepares sales and letting particulars diligently and all reasonable steps are taken to ensure that they are correct. Neither a seller nor a landlord nor Blue Alpine Partners will, however,
be under any liability to any purchaser or tenant or prospective purchaser or tenant in respect of them. If a property is unoccupied, Blue Alpine Partners may not have all the information required by a prospective
purchaser or tenant in its possession, may not be able to obtain it and may not be able to verify all the information which it does hold. Prospective purchasers should make their own investigations before finalising

any agreement to purchase or lease. In the event any part of the property is in residential use, The Renter's Rights Act 2025 may apply to this property. In accordance with the Estate Agents Act 1979, it is disclosed
that the directors and shareholders of the Blue Alpine Partners Limited have an interest in the property.
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