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The year to date
- a summary
The B word has now been replaced
by the concept of certainty or lack
of it in the market and realistically
we have been operating in uncertain
times since 24th June 2016.
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Historically low costs of borrowing
do seem the most certain thing at
present, so the case for investing
remains strong but the yield must
more than ever reflect the risk to
the income stream’s longevity
and growth potential.
The Allsop Commercial Auction team
and our clients have good reason
to reflect positively on 2019 to date
despite the prevailing cautionary
tone in the market.
So far this year we have sold the
biggest lot ever sold under the
hammer at £12.4m, a mixed use
building in Covent Garden that was
sold in competition at auction just
one month after formal instruction.
Whilst the commercial auction market
is down in volume by 17%, our
figures have been trimmed by 10%
compared to last year, giving our
clients continued access to the
busiest pool of buyers in the market.

Yields continue to harden for the very
best assets, continuing the shift to
quality by buyers where vendors have
the conviction to offer top quality
stock to a cash rich market.
All is not rosy with the retail market
in particular where CVAs are now
part of the landscape, with Arcadia
being approved in June following
Debenhams in May.
This is however now accompanied
by refreshing new talk of buying

in Covent Garden and one of the
lowest yields ever paid for an Iceland,
on Caledonian Road, London N1
which sold at £2.6m, 3.6%. Appetite
for alternatives was well established
with a Mercedes Dealership in WestonSuper-Mare on a short lease selling
at £2.585m, 7.4% and a leasehold
underground NCP Car Park in St Johns
Wood achieving £3.9m, 5%.
In March, the largest lot was in
the ever popular convenience/
retail sector, a short lease to Co-Op

“Yields continue to harden for
the very best assets, continuing
the shift to quality by buyers”
by investors such as New River and
Greenridge as initial yields rise to
compelling levels. The popularity
of the seven Shopping Centres that
we have sold is an indicator that
there are plenty of opportunistic
buyers in the market.

in Shoreham-by-Sea that offered
scope for development was sold at
£3.85m, 6.3%. One of the most talked
about prices was for a Specsavers in
Hinckley, which sold at £636,000 at a
market beating yield of 4.7%. If only
one swallow could make a Summer!

Highlights of the February sale were
both in London, with the £12.4m sale

The May catalogue was of more
mixed quality, the largest lot endorsed

the recent increase in appetite for
office investments, with a 41,974 sq. ft.
building in Wolverhampton selling
at £3.4m, 9.1%. The bank market
remained strong with 4.6%, £790,000
being achieved for a HBOS unit in
Catford and a Starbucks and four
flats in Camden sold at £2.5m, 5.7%.
Our Prime Minister resigned on
7th June, and the pound began
its fall which may have helped our
July sale, which saw a recovery
in appetite and one of the busiest
auction rooms this year.
The largest lot sold was Lloyds Bank on
Camden High Street, London NW1 let
on a short lease with 4 flats. This sold
prior to the auction at a little under
£6m, 4.5% which reflected both the
location and development potential
of the upper floors.
Boots in Berkhamsted sold early in the
sale after tremendous competition
at £3.2m, 5.0% net despite the short
lease, and the atmosphere got busier
throughout the day. A Co-Op in
Gateshead on a new 15-year lease
achieved 5.4%, £1.180m reflecting
the market’s ongoing faith in the
convenience store sector, and a
long let JD Wetherspoons in Sutton

Coldfield achieved 5.7%, £1.66m
which was £300,000 ahead of the
reserve as the market pursued the
longest let stock with vigour.
Overall the total sold for the year to
date is £300M, which is 10% shy of the
equivalent last year and is broken
down as shown in the table on p6 of
this review.

The market data suggests a 17%
fall in our sub sector, and in the
wider private treaty market a
reduction of over 50% compared
to 2018. The efficacy of the auction
room is delivering - for both the
seller and investor seeking a return
on cash.
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In that time our market has proved
to have a continuing appetite for the
high yielding asset class in which we
trade and robust enough to continue
to trade through a generational shift
on the High Street.
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Auction results 2019

Commercial auction market 2019

Auction Figures for 2016 - 2019

January to July 2019

current totals (£) and success rates (%)

sales (£) / success rates at auction at 6th August 2019 (%)

Source: Allsop Auction Data, correct to 29th August 2019.

Source: Essential Information Group.

Total
Raised

Lots
Sold

Success
Rate

Average
Lot Size

Lots
over £1m

2019

£300m

412

83%

£716,400

78

2018

£321m

529

84%

£607,900

87

2017

£358m

562

86%

£636,600

102

2016

£367m

581

89%

£632,200

96
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February
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UK’s No.1 property auctioneer

£290.6m
81%

Totals

£111.7m
2019
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Total Raised

£94m

£61m

£69m

£76m

£300m
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88%

87%

76%

81%

83%
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£72m

£72m

£89m

£88m
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87%
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£31m
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89%
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Property analysis
Sector analysis

Geographic analysis

Retail, from High Street to the Convenience sector
comprises 68% of the value of sales, from 71%
last year. The biggest change was in offices from
4% to 12.3% as buyers seek the higher yields and
perhaps diversified risk in that sector.

The national spread of auction sales continues
to cover the country as the miles covered by
the team will testify.

This year the proportion of lots sold in London and the South East has
held steady at a little over 50%, with some changes in regional markets.
The South West, North East and West Midlands have seen the biggest
gains in the ever changing flow of assets coming to market and we
continue to attract stock and buyers in Scotland and Wales in line
with previous years.

There has been a drop in Leisure assets perhaps reflecting the dramatic shift
in fortunes of even the biggest operators and we are yet to really prove what
our buyers would pay for industrial assets. There is tremendous untapped
demand for industrial from our buyers, but our market sees very little stock.
Alternatives, in Car Parks, Motor Trade, Medical and other miscellaneous
sectors has grown from £27m to £31m this year. This is a trend that we can
see continuing as cash is weighing heavily on the books and buyers will look
at most investment assets that they understand.

£million raised 2019

North East £37m
2018 £21m 7%

South West £28m
2018 £24m 7%

13%

£million raised 2019
9%

21%

Retail £202m
2018 £14m 4%

12%

2018 £21m 7%

68%

7%
4%

2018 £29m 9%

Alternatives £31m

2018 £27m 8%

8%

North West £20m

11%
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West Midlands £23m

3%

6%

3%

30%
2%

3%

South East £88m
2018 £104m 32%

East Midlands £12m
2018 £24m 7%

Leisure £17m

2018 £31m 10%

Industrial £9m
2018 £22m 7%

2018 £68m 21%

Wales £10m

2018 £11m 3%

East Anglia £9m
2018 £11m 3%

Scotland £7m
2018 £9m 3%
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Offices £37m

2018 £232m 71%

London £62m
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Property analysis
Yield analysis
It is rare to see all four graphs falling together as average yields tightened
in July compared to May, which goes against market sentiment.
This trend reflects the narrowing of the band of “Grade A” stock
and secondary properties become wider, particularly on the High Street.
This trend is reflected in our buyers survey which shows
vigorous demand from buyers, who are keen to invest their
cash in correctly priced properties and a shortage of stock.

for investors with a very long term view, cash to invest
and perhaps an eye on enhancing their real estate
over time.

This continuing shift has also been assisted by a
tightening of yields paid for the very best, longest let
assets to a little below 4%, reflecting a shift to quality

Meanwhile the average retail yield, for all retail stock
sold in the period has tightened a little, reflecting the
long term average of 8% over the last 12 months.

Commercial Auction Results - 2014 To Date
hi/lo range with 5-year swap rate (monthly average)
2017
election
2015
election

Brexit
vote

16%

hi-yield
14%

12%

Overall
Retail yield

8%

6%

lo-yield
4%

2%

5 Year
Swap

0%

2014

2015

2016

2017

2018

2019

“This continuing shift has been
assisted by a tightening of yields
paid for the very best, longest let
assets to a little below 4%, reflecting
a shift to quality for investors”
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10%
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Vendor analysis

Buyer analysis

Whilst the market is always seeing new
entrants, the core private property
company and the private investor
remains the bedrock of the market.

Summer Review buyers survey

The two exceptions in the last period are one Fund who continue to
divest their smaller assets in the retail and roadside sectors with some
success. Whilst LPA Receivership sales are not prevalent, we have dealt
with a significant consensual sale of a portfolio which amounts to over
10% of the £300m raised in this period.
Other vendors include corporate bodies and pension fund trustees
who have assembled some very high quality assets. Proportions
remain static on a historic basis with little change that we shall
report more fully on at the end of the year.

Our buyers survey is unique to us and has run since 2012,
we have picked up on four key themes so far this year.

Demand has never been stronger
for demand for £1m+ lot sizes, with
47% of buyers surveyed wanting to
invest over £1m.
The second key theme centres around
the geographical spread of buyers.
There is a significant rise, 10% in local
buyers buying close to their homes –
from 45% in 2018 it now stands at 50%.
This trend recognises that in difficult or
uncertain times it is local buyers who
benefit from micro knowledge and are
happy to invest in their home regions
ahead of more national buyers.

Buyers are increasingly relying
on cash to fund the purchase
to completion at least, 76% as
against 73% in 2018. Whilst lending
is historically very low cost, the
timescales offered by finance
houses can allow them to finance
auction purchases, completion is
typically done in cash.
We are aware of one High Street
lender working on a strategy to offer
quicker facilities, which is scheduled
for delivery in mid 2020 at the earliest.

Finally, we picked up at our July
auction 92% of buyers surveyed
intend to buy again within 12-months,
so demand is clearly there.
The presence of overseas capital is often
hard to assess as UK based companies are
typically the buying entity. The year has
seen the continued presence of overseas
investors, with the rare appearance of
an Australian investor and the ongoing
spending of some Southern African buyers.
The weak pound will no doubt incentivise
them further to invest via the familiar
and accessible route of the auction.

How much do you intend to invest in any single property

50%
45%
40%
35%
30%
25%
20%

10%
5%
0%

2019

2018
£0 - £250,000

2017
£250,000 - £500,000

2016
£500,000 - £1M

Further analysis is available from the auction team, a fuller account will be provided in the annual review.

£1M+
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15%
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Modernising our
marketing
Technology is playing an ever-increasing and important role
in the auction process and the gathering of market intelligence.
This coupled with our desire to provide the best possible user
experience for buyers, sellers and third parties involved in the
auction process has led to a few changes this year.

This has resulted in a cleaner and more
modern looking website, incorporating bigger
photos, enhanced functionality and new
features such as the ability to seamlessly
create and save searches across both our
commercial and residential catalogues, and
add comments and notes to specific lots.
In the four months following its launch in
mid-April nearly 300,000 users have
accessed it, 11% of which were based
overseas highlighting our global reach.
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To further improve accessibility to our
catalogues, we released an App to
accompany the new website and are the
only Auctioneer to do so. It is essentially a
catalogue which fits in your pocket with
the ability to view both our commercial

and residential catalogues on and offline,
download legal documents, check guide
prices, and view addendum updates and live
auction results on the day. Encouragingly it
appears to have been embraced quickly with
almost 3,000 downloads to date. Moreover,
with almost 50% of all our
online traffic for the past
two auctions emanating
from mobiles and
tablets, we expect its
popularity to grow.
Whilst the printed
catalogue is not as
popular as it once
was, there is clearly still
a demand for it and
so we have taken the
opportunity to redesign
it in a more concise
and portable
format, in
keeping with
the new look
of our website.

“The App is essentially
a catalogue which
fits in your pocket”
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Demand for our printed catalogues has
declined significantly in recent years and our
statistics show the majority of prospective
buyers choose to browse online before the
hard copy catalogue is published. Our
website was therefore the obvious place to
start in seeking to improve the user journey.
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2019 Selection of typical sales by sector
Retail - High Street

Retail - Shopping Centres

SOLD £636,000 (4.7% NIY)

SOLD £3.2M (5.0% NIY)

SOLD £1.37M (30.0% NIY)

SOLD £3.55M (14.0% NIY)

MARCH

JULY

JULY

JULY

Lot 10 - Specsavers, Hinkley

Lot 11 - Boots, Berkhamsted

Lot 47 - Deiniol Shopping Centre, Bangor

Lot 85 - College Walk Shopping Centre, Rotherham

Town centre Specsavers Opticians let at £31,500 p.a. until 2023.

Substantial Boots Chemist let at £169,950 p.a. until 2022
with future residential potential.

Shopping Centre comprising 27 units. Tenants including
Specsavers, Vodafone and Iceland. Total Rents £436,736 p.a.

Shopping Centre comprising 18 units. Tenants include Home
Bargains, JD Sports, Warren James, Greggs, CeX, Subway,
Coral and Ladbrokes. Total Rents £528,250 p.a.

Sector summary
Price range from: £55,000 - £3.85M

Yield range from: 3.9% - 19%
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Retail - Convenience

Sector total: £6.2M

Price range from: £310,000 - £3.55M

Yield range from: 14% - 48%

Offices

SOLD £370,000 (4.7% NIY)

SOLD £1.18M (5.4% NIY)

SOLD £3.17M (3.8% NIY)

SOLD £3.4M (9.1% NIY)

MARCH

JULY

MARCH

MAY

Lot 23 shown

McColl’s Store Portfolio, UK Wide

Lot 40 - Co-Op, Gateshead

Lot 57 - London Business School, London NW1

Lot 103 - Wolverhampton

McColl’s, Harrogate, one sold of 10 McColls Stores let
on a new 16.5 year lease for a total £3.62M 6.6% average.

Co-op convenience store let at £67,500 p.a. on a new
15 year lease.

Marylebone offices let to The London Business School at
£127,500 p.a. until 2023. Residential development potential.

Multi-let office with parking, extending to 41,874 sq. ft.
Total rents £328,872 p.a.

Sector summary
Sector total: £21.1M

Sector summary
Price range from: £80,000 - £1.43M

Yield range from: 3.4% - 14%

Sector total: £36.5M

Price range from: £135,000 - £12.4M

Yield range from: 3.7% - 18.9%
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Sector total: £69.8M

Sector summary
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2019 Selection of typical sales by sector
Industrial

Leisure

SOLD £1.2M (6.9% NIY)

SOLD £430,000 (5.3% NIY)

SOLD £2.5M (7.0% NIY)

SOLD £1.66M (5.7% NIY)

MAY

MAY

MARCH

JULY

Lot 107 - Tufnell Distribution, Oldham

Lot 132 - Clothier Road, Bristol

Lot 76 - Greenwich Leisure Gym, Walsall

Lot 74 - JD Wetherspoon, Sutton Coldfield

Distribution warehouse let to Tuffnells at £88,500 p.a. until 2023.

Industrial investment comprising 5,027 sq. ft.
of accommodation on a site area of 0.37 acres.

Gym Investment let at £178,448 p.a. further uplift to £206,870 p.a.
in 2024. Reversion 2039.

Attractive J D Wetherspoon pub let at £100,000 p.a. until 2035.

Sector summary
Price range from: £190,000 - £1.24M

Yield range from: 4.2% - 12.8%
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Mixed Use

Sector total: £16.8M

Price range from: £135,000 - £2.4M

Yield range from: 4.8% - 20%

Alternatives

SOLD £850,000 (5.5% NIY)

SOLD £2.42M (6.2% NIY)

SOLD £2.585M (7.4% NIY)

SOLD £3.9M (5.0% NIY)

JULY

FEBRUARY

FEBRUARY

FEBRUARY

Lot 1 - West Street, Marlow

Lot 12 - Foots Cray High Street, Sidcup

Lot 81 - Mercedes Benz, Weston-Super-Mare

Lot 85 - NCP, London NW1

Retail investment including a large maisonette & vacant office.
Total Rent £49,000 p.a.

Unbroken parade of 8 shops and 8 flats. Tenants include
William Hill. Total Rent £161,850 p.a.

Mercedes Benz main dealer let to Cruickshank Motors Limited
(part of the Sytner Group) at £202,905 p.a. comprising
14,048 sq. ft. on a 1.59 acre site with parking for 104 cars.

Long leasehold car park in St Johns Wood, let to NCP Ltd
at £209,535.85 p.a. until 2037 with annual RPI increases.

Sector summary
Sector total: £70.7M

Sector summary
Price range from: £67,500 - £5.85M

Yield range from: 3.4% - 31%

Sector total: £31.2M

Price range from: £3,500 - £4M

Yield range from: 1% - 10%
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Sector total: £9.2M

Sector summary
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2019 Selection of typical sales by sector
Multi-Million Pound Lots
SOLD £12.4M (1.3% NIY)

SOLD £5.85M (4.5% NIY)

Looking ahead

FEBRUARY

JULY

Lot 87 - “The Lady” Magazine, London WC2

Lot 72 - Lloyds Bank, London NW1

Rare freehold office and residential investment comprising
11,140 sq. ft. let at £170,000 p.a. £1,113 per sq. ft..

Lloyds Bank & four flats in Camden, with potential to create
further flats. Total rents £276,732.50 p.a., £706 per sq. ft.

SOLD £3M

SOLD £2.6M (3.6% NIY)

With the Scottish Referendum, the Brexit vote, two General Elections, a
vote of no confidence, the Prime Minister resigning, we have all worked
with this new norm of heightened uncertainty in the air for over three years.
The short term promises a spending review, the prorogation of
Parliament, a Brexit deadline and potentially another General Election.
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JULY

FEBRUARY

Lot 77 - Earls Court Road, London, SW5

Lot 79 - Iceland, London N1

Well located former banking hall extending 6,456 sq. ft.
let at £464 per sq. ft.

Well located supermarket on Caledonian Road, let to Iceland
at £100,000 p.a. until 2022.

Sector summary
Sector total:
78 Lots sold at £156M

Price range from:
£1M to £12.4M

Yield range from:
Average £2M - Median Price £1.6M

For supply to meet the proven
demand, sellers will need motivation
or clear conviction to price assets
appropriately in the market. Our
£300m of sales since February
provides the data and pool of buyers
to interpret the vagaries of demand
and assist with pricing as the market
becomes ever more selective.
The Funds have been motivated
to raise cash, liquidating smaller
assets for some time, and this will
continue if the pressure continues
and their valuers can meet the
price expectations of our cash rich
but very well informed market –
this evolves on a monthly basis.

The falling High Street will
continue to provide challenges,
from which will come opportunity
as more higher yielding stock
comes forward.
This uncertainty will continue to
fuel the appeal of alternatives and
added value opportunities which
allow investors to spread their risk.
Where debt is available, it remains
one of the few certainties. It looks
set to remain at its lowest rate for
a decade and the yield gap
remains as compelling as ever.
Against this back drop, we see
the average retail yield perhaps
softening as more secondary stock
is traded. The rarer long let, mixed
use and alternative assets will
continue to be highly sought after,
with yields potentially tightening
further in the face of clear demand.

In these uncertain times, our
combined experience of over 250
years will, we hope offer some clarity
as the market continues to evolve.
We would like to thank our clients
for your support this year and look
forward to speaking to you all in
September as we prepare the
October 23rd catalogue.

“The falling High
Street will continue
to provide challenges,
from which will come
opportunity as more
higher yielding stock
comes forward”
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Regardless of any grand statement
from Westminster, Brussels or Dublin
any new trading status will take
several years to establish itself, but
based on the last three years our
market will continue to trade briskly in
the long term asset that is real estate.
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