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Investment Summary

 � An investment opportunity offering almost 9 years of 

income secured by the international banking covenant 

of Royal Bank of Scotland PLC.

 � Central South Yorkshire location benefiting from being 

highly accessible and conveniently located in close 

proximity to an area providing a large and increasingly 

skilled workforce.

 � An established mixed use commercial business park with 

a number of high profile occupiers.

 � Comprising a three storey office building and total net 

lettable area of 6,246 sqm (67,230 sqft). The offices are 

well specified providing air conditioning and raised floors 

and benefiting from flexible accommodation of three 

wings arranged around a central core.

 � Entirely let to Royal Bank of Scotland PLC until 16 July 

2021 (8.8 years unexpired) at a passing rent of £860,814 

per annum (only £12.80 per sqft overall). 

 �Offers are sought in excess of £8,130,000 (EIGHT 

MILLION ONE HUNDRED AND THIRTY THOUSAND 

POUNDS) subject to contract and exclusive of VAT. 

Assuming purchaser’s costs at 5.80% a purchase at this 

level would reflect an attractive net initial yield of 10% 

and a capital value of only £121 per sq ft.



Location

The Royal Bank of Scotland’s Cyan Building is located 
on Adwick Park in the Dearne Valley within the 
Metropolitan Borough of Rotherham and at the 
centre of South Yorkshire county. This significant 
mixed use commercial business park comprises 
offices, contact centres and distribution warehousing 
and falls within the former Dearne Valley Enterprise 
Zone. It was strategically designed to benefit from 
the plentiful labour pool in the surrounding area 
and is highly accessible via the purpose designed 
transport network, as follows:

 � Labour Pool 

The park benefits from its central location in 
South Yorkshire (population 1,343,600) and 
being broadly equidistant from the towns of 
Rotherham, Doncaster and Barnsley (total 
population of 791,200), which are all within only 
20 minutes drive time: Rotherham (9.65 km  
(6 miles) south), Doncaster (16km (10 miles) east) 
and Barnsley (13.7km (8.5 miles) north west). 
The city of Sheffield is within 30 minutes drive, 
22.5km (14 miles) to the south west and Leeds less 
than 1 hour drive, 80km (50 miles) to the north. 

 � Accessibility

The ‘Dearne Towns Link Road’ (A6195) was 
constructed to provide improved access to the 
motorway network, with the M1 (J35A and J36), 
M1/M18 motorway intersection and the A1(M)  
(J36 and J37) all within 16km (10 miles) or 20 
minutes drive time. Subsequently, much of the 
north of England can be reached within 1 hour drive 
time. Doncaster train station (20 minutes drive 
time) sits on the East Coast Mainline with a fastest 
journey time to London of 1.5 hours. 
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Local Economy 

According to a local Economic Assessment in 2010, 
large scale investment and regeneration following 
the demise of the coal industry in the late 1990s 
had a strong impact on major structural changes 
to Rotherham’s economy. Between 2000 and 2010, 
20,000 additional jobs were created, many of them 
in the banking, finance and other service sectors.

These changes have been implemented with the 
benefit of public and private investment and with it 
the requirement for new and improved levels of skill 
for the working population. This has provided the 
catalyst not only for greater local government focus 
on education and the establishment of a strong 
platform for sustainable economic growth, but also 
improved levels of wealth and a general enrichment 
of the local economy.

The Dearne Valley 
Enterprise Zone

The Property is located in the former Dearne Valley 
Enterprise Zone, an area of approximately 250 acres, 
which was established in 1995 to regenerate the 
area and create employment opportunities following 
the closure of the South Yorkshire collieries. The area 
is now established as a major business location for 
both distribution warehousing, office buildings and 
contact centres with attractive car parking ratios. 
Those attracted to the area included a large number 
of contact centre operations, public sector occupiers 
and regional distribution hubs. Local occupiers 
include the retailers, Next (1.1m sqft distribution) 
and Maplin, Capita Services (286,000 sqft contact 
centre), Garnett Dickinson, the UK Commision 
for Employment Skills, South Yorkshire Police, 
Department for Work and Pensions, Cepac, E-On, 
HEROtsc and Morphy Richards.



Situation

The Property is situated on Adwick Park, close 
to the junction with the A6023, Manvers Way. 
The immediate vicinity comprises a number of 
modern office buildings and contact centres, 
occupying a mixture of self contained secure 
sites and open business parks.

Many of the local buildings are occupied by 
contact centre operators, benefiting from the 
deep pool of skilled and semi-skilled labour in the 
surrounding area and good car parking ratios.

Description

The Cyan Building was constructed in 2004 
to provide high specification ‘Grade A’ office 
accommodation on a secure, self-contained site.

The building was constructed over three 
storeys in three wings around a central core 
using a steel frame. The external elevations 
comprise a combination of brick, flat panel 
cladding and ribbon windows, whilst access 
is provided on two sides of the core via an 
impressive reception area with glazing to the 
full 3 storey height.

The offices benefit from full VRV air 
conditioning, raised floors and a floor to ceiling 
height of approx 3m. Given the arrangement 
of the office floors in three wings (approx. 
4,500 sq ft to 8,500 sq ft each) the use of 
the offices is flexible with the ability to split 
the building both vertically and horizontally 
without losing lettable floor area. Furthermore, 
there is an abundance of natural light. There 
are two eight person passenger lifts, male, 
female and disabled WCs on all floors.

The tenant uses the offices intensively, mainly on  
an open plan basis and fitted to a high standard 
with carpets and furniture in the corporate 
style of RBS. There is a staff restaurant with 
kitchen facilities on the ground floor.



Accommodation

The building provides the following net lettable accommodation as follows:

Accommodation Area (sqm) Area (sqft)a

Ground  2,082 22,410

1st 2,082 22,410

2nd  2,082 22,410

Total 6,246 67,230

In addition, there are 284 car spaces, providing a ratio of 1:236sq ft.

The secure site extends to 1.59 hectares (3.94 acres).

Tenure

The subject property is held under long lease until 27 March 2127 at a 
fixed peppercorn rent. 

There is an option to buy the superior lease for £10,000 after 18 July 
2013 (or after such later date, as the landlord shall notify the tenant,  
to be no later than 16 July 2033) until the end of the term. 

The superior leaseholder has an option to purchase the freehold for £1 
between 3 November 2015 to 2 November 2035. 



n



Tenancy

The Property is fully let to the Royal Bank of Scotland PLC (SC090312) by way of a full repairing and 
insuring lease for a term of 15 years from 17 July 2006 (8.8 years unexpired). The current rent passing is 
£860,814 per annum reflecting only £12.80 per sqft overall. 

There are provisions for the rent to be reviewed upward only every five years, the next in July 2016, 
together with an assumption for a hypothetical lease term of 15 years.

Occupational Comment

The building is occupied by a number of different departments of RBS including those related to retail 
banking services and Lombard, the asset finance arm of RBS and the UK’s leader in this sector.  Recently, 
staff numbers within the building have increased significantly through on-going recruitment.  This 
growth is arising not only from the areas of the business already sited in the building, but also new 
departments of RBS being relocated here following the closure of other RBS offices in the area.  

We understand that RBS currently have five other offices in Doncaster and Leeds.  However, in contrast 
to the subject property, three of these offices, including Doncaster, are involved in the insurance services 
of the bank, and the remaining two are used for ‘front office’ functions or entertaining.

Covenant

The covenant strength of RBS should be considered as ‘undoubted’, given that it is one of the U.K.’s largest 
clearing banks and its current government backing, in the form of its 87% shareholding. 

A summary of the last three years accounts for the Royal Bank of Scotland (SC090312) are as follows:

Year Ending 31 Dec 2011 31 Dec 2010 31 Dec 2009 
 £ (000’s) £ (000’s) £ (000’s)

Sales Turnover 30,665,000 - -

Pre-Tax Profit/Class (864,000) (171,000) (3,000)

Tangible Net Worth 49,361,000 45,178,000 43,237,000

Net Current Assets (Liabilities) 38,263,000 557,021,000 (199,575,000)

Dunn and Bradstreet has provided the tenant with a credit rating of 5A1.





Investment Considerations

 � Established mixed use commercial business 
park benefiting from an extensive labour 
pool and its highly accessible central South 
Yorkshire location.

 � High quality Grade A office accommodation 
completed in 2004 within a large secure site.

 � Attractive car parking ratio of 1:236 sqft

 � Almost 9 years of secure rental income, 
without break.

 � Fully let to the international banking covenant 
of Royal Bank of Scotland PLC.

 � Low rental base of £12.80 per sqft with one 
further upward only rent review in July 2016.

 � Attractive running yield of 10% and low 
capital value given the age and specification 
of the building.

Proposal 

Offers are sought in excess of £8,130,000 
(EIGHT MILLION ONE HUNDRED AND THIRTY 
THOUSAND POUNDS) subject to contract and 
exclusive of VAT. Assuming purchaser’s cost at 
5.80% a purchase at this level would reflect an 
attractive net initial yield of 10% and a capital 
value of only £121 per sq ft.



Further details

For further details please contact 
 
Will Stanley-Evans: will.stanley-evans@joinercummings.co.uk
John Blackwell: john.blackwell@joinercummings.co.uk 
Peter Flanders: peter.flanders@joinercummings.co.uk

Tel: 020 7409 7828 
Fax: 020 7491 9121

impact 01622 833880/ www.impact-im.co.uk (E1035/WH)

Disclaimer Notice Messrs Joiner Cummings for themselves and (and their joint agents where applicable) for the vendors or lessors 
of this property whose agents they are give notice that; (i) the particulars are set out as a general outline for the guidance of the 
intending purchasers and do not constitute part of an offer or contract; (ii) all descriptions, dimension references to condition 
and necessary permissions for use and occupation and other details are given in good faith and are believed to be correct, but are 
given without responsibility and any intending purchasers or tenant should not rely on them as statements or representations of 
fact but must satisfy themselves by inspection or otherwise as to the correctness of them; (iii) all plant, machinery, equipment, 
services and fixtures and fittings referred to in these particulars were present at the date of preparing these particulars, they 
have not however been tested and therefore we give absolutely no warranty as to their condition, operation or fitness for the 
purpose of an intending occupier or purchaser; (iv) no investigations have been undertaken by Joiner Cummings in respect of 
asbestos, issues concerning pollution and potential land, building, air or water contamination and any intending purchasers or 
tenant must satisfy themselves by inspection. (v) unless otherwise stated, all prices rents and other charges are quoted exclusive 
of Value Added Tax (VAT) and any intending purchaser or tenant must satisfy themselves as to the incidence of VAT in respect 
of any transaction; (vi) no person in the employment of Joiner Cummings has any authority to make or give any representations 
or warranty whatever in relation to this property; (vii) no responsibility can be accepted for any expenses incurred by intending 
purchasers in inspecting properties which have been sold, let or withdrawn. The date of this publication is October 2012

Further information 
available on request


