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Important Notice

This presentation is made by Cordea Savills LLP (“Cordea Savills”) of Lansdowne House, 57 Berkeley Square, London W1J 6ER, 
UK to provide information about the Company and its Funds. 

The Funds may not be available in all countries, and nothing contained herein constitutes an offer or solicitation to anyone in any 
jurisdiction where such an offer is not lawful or to anyone to whom it is unlawful to make such an offer or solicitation.

In the UK, all our Funds are unregulated collective investment schemes for the purposes of the UK Financial Services and Markets
Act 2000, and distribution of this presentation in the UK is exempt from the general restriction (in section 21 of that Act) on the 
grounds that Cordea Savills is distributing this presentation in the UK only to persons (i) who have professional experience in 
matters relating to investments, (ii) who fall within Article 49(2)(a) to (d) ("high net worth companies, unincorporated associations 
etc"), or (iii) to whom it may otherwise lawfully be distributed. This presentation must not be acted on or relied on by any other 
persons in the UK.  

Potential investors should note that the information in this presentation may be subject to verification, updating, completion, revision 
and amendment. Actual results or events may differ materially from those forecasted / illustrated here. Any application to purchase 
units in any Fund may only be made on the basis of the information contained in the final scheme particulars, which may differ from 
the information contained in this presentation. 

Investment in property can be difficult to realise and it is unlikely that investors will be able to sell / cash in their investment when 
they wish to. Past performance is not necessarily a guide to future performance and investors may not get back the amount 
originally invested. Potential investors should carefully read the final scheme particulars, familiarise themselves with the risks of the 
Fund and seek independent advice before making an investment decision.

No representation or warranty, express or implied, is made or given as to the accuracy or completeness of the information or 
opinions contained in this presentation and no responsibility or liability is accepted for any such information or opinions.

This presentation and the information it contains is confidential and neither may be reproduced or distributed, in whole or in part, 
without the permission of Cordea Savills. 



2

Contents

The Economy

Property Market Implications

Challenges in the High Street
 Should charities own or rent



3

The Economy
 How long will the economy suffer for? How will it recover?

 What does Credit Crunch mean for property?

 What effect will the fall in sterling and interest rates have on property?

Income (rent) related
 Can and will tenants pay the rent?  What if they cannot? 

Capital (value) related
 Why buy or own property when the environment is risky?

Commonly asked questions



4

UK economy in recession

Recession onset Q3 2008
 Length and depth remain uncertain

 Already 2.1% total output loss

Inflation is falling

Base rates cut to 0.5%
 Taking rates to lowest level in Bank history

 But monetary impact not yet having desired effect

Unemployment rising
 6.1% for 3-months to November 2008; highest since 1999 and rising

 Could reach 3m by end-2009 (CBI, November 2008) 

Tenant defaults will increase as occupier market deteriorates

Hence we strongly advocate ‘secure’ income
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High Street shops
 Weak fundamentals, rising vacancy, rents under significant threat

Shopping centres
 Valuers have yet to adjust to the new environment

Retail warehouses
 Difficult conditions but „winners‟ emerging

Supermarkets
 Defensive strength

On-line
 Materially impacting by digital delivery of goods and services

Retail - sector overview

Significant structural and cyclical challenges for town centres
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Central London
 City and Docklands impacted by credit crunch, rents and values will slide further

 Prime West End rents to slump – BUT stronger support for fringe areas of West End

Rest of London  (South East and M25 markets)
 Whilst rents low, take-up has stalled and rents will fall further

 BUT compensation possible in the yield

Provincial cities
 New supply risk is fading away in most cities – but rental prospects still weak

 BUT compensation possible in the yield

Office - sector overview

Investors should seek the best quality income they can
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London and the South East
 Restricted land supply

 And the interesting prospects of long term housing supply shortfall

 Industrial is the lowest value land use

Distribution warehousing
 High yielding once again

 Movement of retail goods – a serious question for rent levels

Provincial cities
 Strong investor benefits of high and dependable yields 

 Albeit rental growth weak

Industrial - sector overview

High and dependable yields – competition for land supports returns
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Chart shows total returns with capital growth element as remainder from total return

UK commercial property returns (% pa)
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UK property at historic low relative price?

Difference between Property Initial Yield and 5-15yr Gilt Yield (100bp)

Source: IPD Monthly Index December 2008, Cordea Savills

This strongly implies property has relatively good value
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Explaining the threats to the High Street

Diversion of sales
 New supply/invisible supply

 Supermarkets

 Retail Warehouses

 On-line

Where are the threats?
 Town types

 Themes

Is it the death of the High Street?

There are many threats, what are the impacts? 
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Supermarkets

Changing nature of trade

Increasing densities

The threats are many fold, what are the impacts? 
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The impact of Supermarkets

DIY Divorce kits – Buy One Get One Free?

Who would get the Clubcard points?

Dominate health & beauty

The largest CTNs

Bulk sellers of books

Top 5 clothing sellers

Moving into banking

How do they do it

 150 hour trading week

 Free, on site parking

 Massive economies of scale

The impacts on small towns are already significant



13

Online and the effects of IT

Margin pressure

Diversion of comparison goods sales

Diversion of High Street agency

Online threat does not necessarily mean the sale of ‘stuff’ 
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Margin pressure

“Now is the Winter of our discount tents“
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Financial Services - High Street banking

>10,000 bank closures in 20 years, target is for just 11,500 Post Offices
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Financial services - Building Societies and Insurance agency

Hill House Hammond close 240 
branches

"This is as a result of shopping habits 

changing…customers buy insurance direct over the 

phone, or on the internet… people are going to the 

supermarket and getting insurance.“

Digital delivery removes the need for financial services shop windows 

"If you value this facility then we need you to

demonstrate that is the case. Frankly, we

need a viable business case to make this

work.“ (Development Director 2004)

http://www.broadstone.net/photogallery/now/1999/imagepages/image25.htm
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Other threats

Music

Travel Agency

Estate Agency

Fashion and household goods?

Food?

If the ‘shop window’ is electronic then why will retailers pay retail rents?
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High Street initiatives? ïsmall towns

There are many reasons why trade is being drawn away from 

small town centres – car park charges won’t help

http://www.marketdraytonadvertiser.com/
http://www.marketdraytonadvertiser.com/
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Serious impacts on small towns/High Streets

Impact from other centres

 Existing oversupply

 Significant improvement and additions in the largest centres/towns

Impact from supermarkets

 Yes, supply is limited

 But massive growth of non-food sales, growth in densities too

 And massive pricing economies for the operators 

Impact from on-line

 Sales growth accelerating rapidly

 Service sector diversion

Small towns require a USP to survive otherwise why bother visiting?
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Conclusion

UK property attracting investors

 But investors should focus on the scale and certainty of income

 As property rents are likely to fall

Owning versus buying

 The benefits of owning might be limited, with multiple risks

 The benefit of renting is in exploiting the attraction of charity tenants to investors

High Street

 Be prepared for significant impacts of the structural changes

Charities should exploit their power, that means hard negotiation on rent terms
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Contact information

Cordea Savills LLP
Lansdowne House
57 Berkeley Square
London W1J 6ER
Tel:  +44 (0)20 7877 4700
Fax: +44 (0)20 7877 4777
www.cordeasavills.com

IMPORTANT NOTICE

Cordea Savills is the brand name of Cordea Savills LLP and Cordea Savills Investment Management Limited.

This presentation may not be reproduced in any form without the express permission of Cordea Savills and to the extent that it is passed on care must be
taken to ensure that this is in a form which accurately reflects the information presented here.

In order to advise and manage discretionary investment management business, Cordea Savills uses its subsidiary company, Cordea Savills Investment
Management Limited, which is authorised and regulated by the Financial Services Authority, registration number 193863.

The funds, products and services described may not be available in all countries, and nothing contained herein constitutes an offer or solicitation to anyone in
any jurisdiction where such an offer is not lawful or to anyone to whom it is unlawful to make such an offer or solicitation. Investment in property can be difficult
to realise – and it is unlikely that you will be able to sell/ cash in your investment when you want to. The value of property is generally a matter of a valuer‟s
opinion rather than fact.

Please remember that past performance is not necessarily a guide to future performance. The value of an investment and the income from it can fall as well as
rise as a result of market and currency fluctuations and investors may not get back the amount originally invested. Tax assumptions may change if the law
changes, and independent advice should be sought.

Any reference made to specific investments is purely for the purposes of illustration and should not be construed as a recommendation. Cordea Savills will
only provide information on its investment products and services and does not provide other investment advice.

Whilst Cordea Savills believe that the information is correct at the date of this presentation, no warranty or representation is given to this effect and no
responsibility can be accepted by Cordea Savills to any intermediaries or end users for any action taken on the basis of the information.
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