
BEDE PARK
72–74 WESTERN ROAD, LEICESTER, LE3 0GE



BEDE PARK
A FULLY LET STUDENT FREEHOLD INVESTMENT OPPORTUNITY, SITUATED WITHIN 
THE HEART OF LEICESTER CITY CENTRE.

INVESTMENT SUMMARY
+  Freehold income-producing student 

accommodation asset in very close proximity 
to De Montfort University

+  Former office conversion and extension which 
completed for the 2012/13 academic year 

+  Ultra-high quality scheme with 59 en-suite 
studio and cluster bedrooms

+  Exceptional communal areas to include gym, 
cinema room and break-out space

+  Fully-let asset with 100% occupancy. 
High retention rate with the 2017/18 academic 
year - anticipated to be fully let

+  The property is forecast to generate a core 
student Gross Operating Income of £400,503 
for the 2017/18 academic year, plus ancillary 
income

+  Ground floor retail let to Central England 
Co-operative Limited at £40,000pa

+  Offers in excess of £5,200,000 which 
will show a Net Initial Yield of 5.9% after 
deducting purchaser’s costs of 2.80%

OPPOSITE & ABOVE

1 Typical studio kitchen

2  View of the property front 
along Western Road
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LOCATION
LEICESTER IS LOCATED CENTRALLY IN THE COUNTRY, IN THE EAST MIDLANDS, 
AND LIES ON THE EDGE OF THE NATIONAL FOREST.

The city benefits from excellent road 
communications, being located very close to 
J21 of the M1 motorway.

Rail services to London St Pancras provide 
fast journey times of approximately 1 hour 5 
minutes.

The population of the City of Leicester unitary 
authority is 329,839, making it the most 
populous municipality in the East Midlands 
region (2011 Census).

It also has the largest economy in the East 
Midlands. Significant employers in the city and 
local area include Next, Dunelm Mill, Everards, 
Caterpillar (Inc.), Topps Tiles and DHL.

SITUATION
Situated on Western Road, overlooking the 
Old River Soar and park, Bede Park is only 
approximately 500m (6 minute walk) to 
De Montfort University campus making this a 
prime student accommodation scheme.

Leicester Railway Station is around 2km 
(23 minutes walk), providing excellent access 
for student links across the country and 
especially good for London St Pancras for 
international students.

Across the Old River Soar is Leicester’s lively 
city centre, not only boasting strong retail 
aided by the Intu Highcross Shopping Centre, 
restaurant and bar offering, but also the second 
most creative city in Britain (Demos Bohemian 
Index).

Alternatively, for the sports enthusiasts, to the 
south of the site are both the famous Leicester 
City FC the Leicester Tigers rugby ground.

Leicester benefits from excellent road and 
rail connectivity.

ROAD

Point of interest Distance

De Montfort University 500m

Leicester Railway Station 1.2 miles

Nottingham 30 miles

Birmingham 45 miles

Cambridge 74 miles

RAIL (Source: thetrainline.com)

Rail station Time

Nottingham 30 mins

Birmingham 50 mins

London St Pancras 1h 10 mins

Manchester 1h 58 mins

Not to scale - for identification purposes only.
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HIGHER EDUCATION
THERE ARE TWO MAIN HIGHER EDUCATION PROVIDERS IN LEICESTER: THE UNIVERSITY 
OF LEICESTER AND DE MONTFORT UNIVERSITY, RANKED 25TH AND 27TH RESPECTIVELY 
BY THE TIMES GOOD UNIVERSITY GUIDE 2018.

Combining data from both universities, there 
are currently 38,730 students in total, of which 
32,625 (84%) are full-time and are likely to 
require student accommodation over the life of 
their studies.

Of these full-time students, 26,380 (81%) are 
undergraduates and 6,245 (19%) are postgraduates. 
The total number of international students is 8,400 
(22%) with 1,405 (17%) from inside the EU and 
6,995 (83%) from non-EU countries.

UNIVERSITY OF LEICESTER
STUDENTS

17,825
(TOTAL)

FULL-TIME

15,275
(86%)

INTERNATIONAL

5,585
(31%)

APPLICANTS

8.2
(PER PLACE)

DE MONTFORT UNIVERSITY
STUDENTS

20,905
(TOTAL)

FULL-TIME

17,350
(83%)

INTERNATIONAL

2,815
(13%)

APPLICANTS

5.4
(PER PLACE)

38,730 32,625 8,400
Source: HESA 2015/16  data and The Times Good University Guide 2018

UNIVERSITY ACCOMMODATION IN LEICESTER
There are 32,625 full-time students studying across the two academic institutions. 
They are only able to provide circa 5,346 bed spaces, equating to circa 16% provision of 
Purpose Built Student Accommodation (PBSA) in Leicester.

University
Full-time students 
(HESA 15/16)

University 
accommodation 

Full-time students 
accommodated

Leicester 15,275 4,906 32%

De Montfort 17,350 440 3%

Total 32,625 5,346 16%

PRIVATE SECTOR ACCOMMODATION
The private sector operators provide circa 10,777 bed spaces in 56 halls of residence, offering a 
mixture of non-en-suite and en-suite cluster flats and studio units.

Due to the proximity of the universities, with the city in the middle, occupation of private sector 
accommodation can be from both institutions and so we have amalgamated the data below. 
The shows a further 33% provision of PBSA.

University
Full-time students 
(HESA 15/16)

Private 
accommodation

Full-time students 
accommodated

Leicester and 
De Montfort

32,625 10,777 33%

Total 32,625 10,777 33%



INSTITUTIONAL REVIEW
UNIVERSITY OF LEICESTER HAS EXPERIENCED THREE SUCCESSIVE YEARS OF GROWTH 
IN DEMAND, CULMINATING IN RECORD APPLICATIONS IN 2016.

Subsequently, the University is offering a 
range of new degree options, along with a £1bn 
development plan and the continued investment 
of £6m a year in resources and facilities.

DE MONTFORT UNIVERSITY HAS ALSO BEEN SUBJECT TO INCREASING DEMAND, 
WITH THE NUMBER OF STUDENTS STARTING THEIR DEGREE SURGING BY OVER 1,000 
IN THE PAST THREE YEARS.

Having already invested over £140m on 
its Leicester HQ, DMU’s £136m campus 
transformation project is currently underway, 
with improvements including the public realm 
which is largely now pedestrianised, the 
Student’s Union and catering facilities.

DESCRIPTION
THE PROPERTY COMPRISES AN ATTACHED CONVERSION AND NEW BUILD OVER 
FIVE FLOORS, PRINCIPALLY STUDENT ACCOMMODATION BUILDING WITH PART 
GROUND FLOOR RETAIL WITH ASSOCIATED FACILITIES.

There are 59 bedrooms in total, comprising 
49 studios (83%) and five 2 bedroom flats, with a 
total of 10 bedrooms (17%).

The student accommodation is also serviced 
by a site reception / office / letting suite, high 
specification communal areas to include a gym, 
cinema room, break out/games room together 
with plant rooms, laundry facility and bin stores.

There is a courtyard, with parking, for staff only.

The retail element comprises a ground floor 
self contained unit let to Central England 
Co-operative Ltd, accessed off Britain Street, 
with dedicated car parking. The retail space 
and stores / staff amenity area extends to 
approximately 370 sq m (3,985 sq ft) measured 
on a gross internal area basis.

Room type No. Beds 

Classic studio 16 16

Classic plus studio 33 33

2-bed apartment with en-suite 5 10

Total 54 59

SERVICES
Mains water, drainage, electricity and telecoms 
are connected. A gas supply is provided to the 
front of the Co-op demise which is capped.

The high-tech systems in place include small 
power, data, wet heating systems, domestic hot 
water, mechanical extract and heat recovery 
for each studio, fire alarm, emergency lighting, 
CCTV and lightning protection.

Hot water is generated by heat exchangers 
fed from three air source heat pumps (one 
serving each floor). Lighting is provided by 
a variety of low energy fluorescent and LED 
lamps. The studios are heated via radiators with 
thermostatic valves.

Data cabinets are located on each floor with 
coverage provided by Wi-Fi and wall mounted 
data points with 30MG connection into each flat. 
There is an access control system in place, with 
access to the building via key fob. A passenger 
lift gives access to all floors. A fire alarm panel is 
located within the main entrance with a repeater 
panel at the rear entrance to the building.

Emergency lighting is provided throughout the 
communal areas. CCTV covers the car park, 
building entry points, corridors and stair cases.

The retail unit has an electrical supply and 
cold water service. Fit out beyond the incoming 
services is undertaken by the Tenant.



TENANCY
STUDENT ACCOMMODATION

The scheme is managed on a direct let basis 
by Hello Student, a subsidiary of the Vendor. 
Each tenancy is on a 51 week term.

The scheme is 100% let for the current 2016/17 
academic year and is anticipated to be the same 
for 2017/18. Current bookings are available on 
the data room.

GROUND FLOOR RETAIL

The entire retail area to include the stores / staff area is let to Midlands Co-operative Society Ltd 
(now called Central England Co-operative Ltd) under the terms of a lease dated 27 June 2011.

We provide a résumé below:

Term
15 years from 27 June 2011, so with nine years 
unexpired

Rent
£40,000pa

Rent reviews
27 June 2016 (untriggered) and 27 June 2021

Repairs
Effective full repairing terms with a service 
charge provision

User
Licensed convenience store or such other use 
within Class A1 as the Landlord may approve

Alienation
Total prohibition against underletting part 
but assignment or underletting of the whole 
is permitted, subject to the Landlord’s prior 
consent.

Break clause
Tenant only break on 27 June 2021

COVENANT INFORMATION
The Society traces its origins to 1854, and 
changed its name from Midlands Co-operative 
Society Limited to Central England Co-operative 
Limited on 23rd January 2014.

Central England Co-operative is a regional 
consumer co-operative in the United Kingdom, 
based in Lichfield, and trades from over 400 sites 
across the English Midlands and East Anglia.

The business is owned, and democratically 
controlled, by its members who can stand for 
election to the board and who also share in the 
society’s profits.

The Society’s key businesses are its 237 food 
stores and 122 funeral directors which all trade 
using the 2008 version of The Co-operative 
brand. It has 1,731,005 members (including over 
329,000 regular trading members) and 8,600 
employees as at January 2017.

Central England Co-operative Limited has a 
Dun & Bradstreet rating of 5A1, which represents 
a minimal risk of business failure. In the year 
ending 23 January 2016, it had a turnover of 
£806,847,000, a pre-tax profit of £8,763,000 and 
a tangible net worth of £196,607,000.

ACCOMMODATION AND INCOME PROFILE
A summary of the available accommodation and the Net Operating Income is shown below. 
The current Operational Expenditure Budget is £1,959 per bed per annum equating £115,576 for the 
2017/18 academic year.

 Local market comparables No. Beds
Term 
(weeks) 

Rent 
p/week

Gross term 
income

Classic studio 16 16 51 £132 £107,712

Classic plus studio 33 33 51 £137 £230,571

2-bed apartment with en-suite 5 10 51 £122 £62,220

Total 54 59 — — —

Gross term income — — — — £400,503 

Occupancy void allowance (3%) — — — — (£12,015)

Net term income — — — — £388,488

Operating expenditure — — — — (£115,576)

Net income after operational expenditure — — — — £272,912

Ancillary student income — — — — £2,919

Retail income — — — — £40,000 

Net operating income — — — — £315,831



LOCAL MARKET COMPARABLES

Scheme (Operator) Beds
Term 
(weeks) 

Room type
Rent 
2017/18

Western Road
(Code)

651 48

Standard studio

Deluxe studio

Deluxe studio with views

£105

£120

£130

St Martins House
(Unite)

148 51

Premium range 1 studio

Classic studio

Standard

£186

£165

£110

Newarke Point
(Unite)

600 43
Premium en-suite

Classic studio

£146

£167

The Summit
(Sulets)

369 48

Bronze studio

Silver studio

Gold studio

Platinum studio

1-bedroom apartment

£135

£140

£145

£154

£195

Newarke Street
(Sulets)

284 48
2-bed apartment

Studio

£129

£149

134 New Walk
(Hello Student)

16 51 Classic studio £169

New Walk
(Hello Student)

30 51 Studio £163

Upper New Walk
(Hello Student)

17 51 Studio £163

City Block 1
(Hello Student)

92 50 Superior plus studio £147.44

City Block 2
(Hello Student)

76 50
Superior self-contained studio

Superior plus self-contained studio

£147.44

£153.26

MANAGEMENT
The scheme is managed on a direct let basis by 
the Vendor’s operational platform, Hello Student. 
The Purchaser is expected to allocate an 
alternative management solution, of which the 
vendor will of course be reasonable to manage a 
careful handover process.

PROPOSAL
Savills is instructed to seek offers in excess of 
£5,200,000, demonstrating a Net Initial Yield of 
5.90% after deducting purchaser’s costs of 2.8%.

TENURE
Freehold.

VAT
The property is elected for VAT and in 
consequence VAT is applicable to the sale price.

EPC
An EPC dated 4 May 2010 was done for the 
development classifying the property in the ‘C’ 
band. Individual EPCs are available for the flats 
which are generally C or D rated. The certificates 
are available in the data room.

DATA ROOM
Information is available in the data room, 
available at savills.com/bedecaledonia

CONTACT
To discuss the Property and arrange a 
viewing please contact the agents:

LIZZIE BEAGLEY
Director

t. +44 (0)20 7016 3863

e. lizzie.beagley@savills.com

MICHAEL DONAGHY

Associate Director

t. +44 (0)115 934 8030

e. mdonaghy@savills.com

PHIL DOCHERTY

Graduate Surveyor

t. +44 (0)115 934 8056

e. pdocherty@savills.com

IMPORTANT NOTICE

Savills and their clients give notice that:

1. They are not authorised to make or give any representations or warranties in relation to the property either here or elsewhere, either on their 
own behalf or on behalf of their client or otherwise. They assume no responsibility for any statement that may be made in these particulars. 
These particulars do not form part of any offer or contract and must not be relied upon as statements or representations of fact.

2. Any areas, measurements or distances are approximate. The text, photographs and plans are for guidance only and are not necessarily 
comprehensive. It should not be assumed that the property has all necessary planning, building regulation or other consents and Savills have 
not tested any services, equipment or facilities. Purchasers must satisfy themselves by inspection or otherwise.     June 2017




