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	Asset Number
	00392

	Asset Name
	Normanton Park

	Address
	Warwick Avenue, Derby

	Post code
	DE23 8DA


1) Asset Description

Normanton Park comprises of 9.3 hectares of parkland and dates back to 1909.  It lies adjacent to the outer ring road in Normanton.  The park comprises of open grassed areas, a bowling green, three multi use games area pitches, a cricket net, a running track along an existing footpath, an outdoor gym, a café (had been trading as Green Thyme Café), two community centres, a car park, changing rooms and a former bowling pavilion.  Vehicular access is from Colwyn Avenue, a side road off the A5111 Derby Ring Road. 

The cafe was constructed in 1909 on the clock tower.  It is a single storey character building with render to external elevations and pitched tiled roofs.  The property is in poor repair.  The ranger officer and changing room is an attractive art décor style property, with a curved canopy typical of the era.
The park has small tar-macadam car park which is accessed off Colwyn Avenue.  Further pedestrian entrances are located off Fairfield Road, Chatsworth Street and Warwick Avenue.
A selection of photos of the subject buildings within the Park are contained within Appendix 1.
Supporting information including building size, tenancy details and usage are contained within Tab 1 of the attached worksheet to support the valuation test.
2) Location
The property is situated in a mainly residential location in Normanton, it is two miles to the south of Derby City Centre off the ring road.  A telephone exchange and allotments lie on the opposite side of the road.  Vehicular access is off Colwyn Avenue.
3) Condition / Repair
The properties are in poor to fair condition, most buildings require investment.  The Ladies and Gents WCs were closed at the time of inspection.
4) Valuation Date

The valuation date is the 31st December 2017.
5) Planning Assumption
It is assumed that planning consent is in place for the existing use.  Parkland is classed as public open space.
Derby Local Plan policy CP 17 and CP 18 protects areas of Green Belt, Green Wedge and public open space by requiring an assessment to be prepared to assess the requirements in the area; this may require the re-provision of leisure facilities.  The Local Plan has just recently been adopted for the period 2011-2028.
6) Comparable Evidence
Comparable evidence to support the valuation of the assets has been provided within Appendix 2.
Appendix 1
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Block A Changing Rooms and ranger office
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Block B Former Bowls Pavilion
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Block C Lodge

[image: image5.jpg]



Block E Ladies WCs
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Block F Male WC
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Block G Cafe
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Block H Community Centre
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Block I Normanton Park User Group Pavilion

Appendix 2 

Comparable Evidence

	RENTAL TRANSACTION DATA ANALYSIS AND ASSUMPTIONS
	Chaddesden Park Cafe
	Alvaston Park Cafe
	Darley Park Cafe

	Date of transaction
	01.10.2011
	28.02.13
	01.06.12

	Primary/secondary/tertiary

(Location)
	Tertiary
	Tertiary
	Tertiary

	Agent and contact
	DCC
	DCC
	DCC

	Use/category
	Cafe 
	Café
	Café

	Tenant
	Mr J Roullison
	tba 
	Mr K Gee  

	Agreed rent
	Stepped £5,000 pa 
	£5,500 pa
	£11,000 pa

	Size
	41.02m² 
	66.4m²
	71.9m²

	Rent per m²
	 £121.89 m2
	£ 82.89 per m²
	£152.99 per m²

	Transaction type
	Open market letting 
	Open market Letting
	Valuation

	Lease term (years)
	6 years
	4 years
	10 years

	Break clause
	n/a 
	n/a
	n/a

	Tenant lease responsibility
	Internal 
	Internal
	Internal

	Specification (see below)
	Standard
	Modern
	Standard

	Condition
	Fair
	Good
	Reasonable

	Notes/Comments
	 Repossessed 2016
	Location inferior 
	Excellent outdoor space 

	Location
	Tertiary Park Location 
	Tertiary – Alvaston Park
	 Tertiary - Darley Park

	Layout
	Open plan 
	Open plan
	Cafe plus kitchen and store

	Overall adjustment 
	Location similar, although more potential than Green Thyme Café. Opening hours fixed. Very small unit. Repossessed in May 2016.
	Location similar with less potential to Green Thyme Café. Opening hours fixed. 
	Opening hours fixed. More potential than Green Thyme Cafe. But affluent catchment. Larger property reflected in rate per m2.


	RENTAL TRANSACTION DATA ANALYSIS AND ASSUMPTIONS
	Community Enterprise Centre

Spital Hill

Sheffield, S4
	60-64 Northfield Road

Kings Norton

Birmingham
	Middleton Community Centre

Church Lane

Middleton Staffordshire

	Date of transaction
	30 September 2016
	On market
	On market

	Primary/secondary/tertiary

(Location)
	Secondary
	Secondary
	Secondary

	Agent and contact
	Hallam Hills
	Google
	Burley Browne

	Use/category
	B1/D1
	D1 Nursery
	D1 former community Centre

	Tenant
	N/K
	TBA
	TBA

	Agreed rent
	£60,000 pa
	£36,000pa
(Asking)
	£16,000pa
(Asking)

	Size m²
	994 m2
	390 m2
	141 m2

	Rent per m²
	£60.36per m2
	£92.30per m2
	£113 per m2

	Transaction type
	On market
	Marketing
	Marketing

	Lease term (years)
	Flexible
	n/a
	n/a

	Break clause
	n/a
	n/a
	n/a

	Tenant lease responsibility
	FRI
	FRI
	FRI

	Specification (see below)
	Good refurbished
	Converted 3 terrace houses
	secondary

	Condition
	Good
	Good
	Good

	Location
	Sheffield
	Good
	Village setting

	Layout
	Historic  building recently refurbished
	Poor
	Good


	YIELD TRANSACTION DATA ANALYSIS AND ASSUMPTIONS
	175 London Road, Derby,DE1 2SU
	238 Normanton Road
	17-19 Morledge, Derby DE1 2AW 

	Date of transaction
	March 2015
	Dec 2015
	9 June 2016

	Primary/secondary/tertiary

(Location)
	Tertiary
	Tertiary
	Secondary

	Agent and contact
	Streets Ahead
	Graham Penny Auctions
	Graham Penny Auctions

	Use/category
	Mixed use
	A1 mixed use
	Mixed use A1 and B1 upper parts

	Tenant
	Riches 2 Hair
	N/a
	various

	Capital Value 
	£196,000
	£125,000
	£229,000

	Rent per annum
	Vacant possession
	£12,000pa
	£27,000

	Yield (%)
	8.91%
	9.6%
	11.50%

	Transaction type New lease/lease renewal
	Vacant possession
	Not available
	Investment disposal

	Lease term (years)


	Better
	worse
	n/a

	Break clause
	March 2015
	Dec 2015
	n/a

	Tenant lease responsibility
	EFRI
	EFRI
	EFRI

	Specification (see below)
	unknown
	Unknown
	Poor

	Condition
	unknown
	Unknown
	Worse

	Notes/Comments 
	N/a
	N/a
	Unknown

	Layout
	Unknown
	Unknown
	Ground plus uppers

	Net adjusted yield of subject property taking all into account
	8.91%
	9.6%
	11.50%

	Valuer assumptions and comments when adjustments have been made
	Mixed use suburban retail with development potential
	The comparable property strength of yield reflects the strong trading location, income security and diversity of income stream.   
	Town centre mixed use.


Valuation supporting Information


THIS IS AN HISTORIC EXAMPLE
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