
Gateway Centre

Unique freehold investment opportunity 
within the popular Cotswold Water Park

Spine Road, South Cerney, Cirencester GL7 5TL



Investment Summary:
• The Cotswold Water Park is a nationally recognised destination 
 for outdoor pursuits.

• Conveniently located just off the A419 dual carriageway, near to  
 Cirencester.

• Nearby occupiers and amenities include; De Vere Cotswold Hotel,  
 The Old Boathouse, Muddy Duck Café, Cotswold Sailing Club 
 and The Lakeside Brasserie.

• The property known as The Gateway Centre includes flagship  
 Cotswold Outdoor store, the Relish Café/Visitor Centre  
 and first floor offices occupied by Orion Holiday lettings.

• The property sits on a 2.7 acre (1.09 ha) site on the shores of Lake 6.

• Currently fully let and occupied by three tenants with a 
 contracted rent of £151,934 per annum. 

• The occupational leases offer an Average Weighted Unexpired  
 Lease Term of approximately 8.50 years.

• Over 60% of the contracted rent secured against Cotswold Outdoor.

• Immediate reversion potential through turnover rent on Café lease.

• Recent site investment by Vendor of approximately £125,000 to  
 improve site drainage and car park surface.

• Low site density offers future development potential subject  
 to planning.

• Extensive car park which is currently one of the few free parking  
 areas in the vicinity.

Offers in excess of £1,800,000 (One Million and Eight Hundred 
Thousand Pounds), reflecting 7.95% NIY on the contracted rent, and 
a potential reversion based on turnover rents of 9.73% assuming 
purchasers costs of 6.22%.

Gateway Centre

Location and Situation:
The ‘Gateway Centre’ is situated at the eastern end 
of the Cotswold Water Park, a nationally recognised 
destination for outdoor leisure activity within the 
heart of the Cotswolds. It is accessed directly from the 
A419 dual carriageway at the B4696 exit (Spine Road) 
which links to the M4 in the south and the M5 via 
Cirencester in the north. 

The property lies between the villages of South Cerney 
and Cerney Wick and is located approximately 5 miles 
(8 km) south west of Cirencester and approximately 
12.5 miles (20 miles) North East of Swindon. 

Nearby Cirencester is an affluent market town often 
referred to as the capital of the Cotswolds. The town’s 
population is estimated at approximately 19,000 with 
its history dating back to the Roman period. The 
town is also synonymous with the Royal Agricultural 
University, the oldest of its sort in the UK.

The nearest railway stations are located at Kemble 
(approximately 7.4 miles/17 km) and Swindon 
(approximately 10.5 miles/28 km). The Kemble station 
operates services to Gloucester, Cheltenham, Swindon 
and London Paddington. 
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Gateway Centre A unique opportunity

Location and Situation:
The ‘Gateway Centre’ is situated at the eastern end 
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heart of the Cotswolds. It is accessed directly from the 
A419 dual carriageway at the B4696 exit (Spine Road) 
which links to the M4 in the south and the M5 via 
Cirencester in the north. 

The property lies between the villages of South Cerney 
and Cerney Wick and is located approximately 5 miles 
(8 km) south west of Cirencester and approximately 
12.5 miles (20 miles) North East of Swindon. 

Nearby Cirencester is an affluent market town often 
referred to as the capital of the Cotswolds. The town’s 
population is estimated at approximately 19,000 with 
its history dating back to the Roman period. The 
town is also synonymous with the Royal Agricultural 
University, the oldest of its sort in the UK.

The nearest railway stations are located at Kemble 
(approximately 7.4 miles/17 km) and Swindon 
(approximately 10.5 miles/28 km). The Kemble station 
operates services to Gloucester, Cheltenham, Swindon 
and London Paddington. 

De Vere Cotswold Water Park Hotel  
& Apartments

The Old Boathouse Pub

Muddy Duck Cafe

Lake 6

Cotswold Outdoor

The Cotswold Water Park:
The Cotswold Water Park covers more than 40 square miles 
(10,000 ha) and straddles the borders of Gloucestershire, 
Wiltshire and Oxfordshire. It is home to 150 lakes and is a 
recognised tourist attraction that is visited by locals and 
overseas visitors alike. 

The lakes are now used and occupied by many business 
operators for fishing, holiday accommodation,  the DeVere 
hotel, a care home, pubs/restaurants, nature reserves, an 
inland beach, water sports, education, outward-bound 
activities, walking and cycling and everything in between.

Description:
The Gateway Centre is the first stop for many people visiting the Cotswold 
Water Park.

The property consists of a 2.7 acre (1.09 ha) site, comprising extensive car 
park, a Cotswold Outdoor retail store, the Relish Café and Visitor Centre as 
well as first floor office accommodation.

The Cotswold Outdoor store comprises a two storey detached retail 
warehouse of steel framed construction, timber clad elevations 
incorporating double glazing completed in a barn style. Internally the unit 
has been fitted out in the Cotswold Outdoor corporate style. The ground 
floor accommodation is mostly set aside as sales area, fitting rooms and tills 
as well as some staff accommodation. The first floor offers another floor of 
sales with store rooms and additional mezzanine providing a smaller sales 
area and plant room.  The building has an A1 retail planning consent.

The Café and visitor centre is housed in a ‘dog leg’ shaped building 
predominantly set over a single storey. External elevations are timber clad  
with an exposed timber cruck frame internally. The southern elevation is 
fully glazed with outdoor terrace and seating overlooking the lake. The café 
seats 80 people inside and an additional 30 outside and holds D1 planning 
consent. 

Within the Café/Visitor centre building is some first floor office 
accommodation with a separate access to the rear as well as associated 
signage. This is let to Orion Holidays.

The buildings benefit from a large car park featuring a mix of coach, car and 
disabled parking, totalling approximately 137 spaces as well as cycle racks.



Tenancies & Accommodation:
The property is fully let to three tenants at a total 
contracted rent of £151,934 per annum. The leases 
offer a Weighted Average Unexpired Lease Term of 
approximately 8.5 years to expiry (8.25 years to the 
break). 

A summary of the tenancy position is set out below:

Tenant Demise Use Type Area (sq ft) Rent pa Lease Start Break Options Rent Review Expiry Date

Cotswold Outdoor Ltd Cotswold Outdoor A1 11,433 £95,000 14/11/2003 - 14/11/2018  13/11/2028 
  Building      14/11/2023  

Relish Festive Ltd Gateway Centre  D1  3060.7 Base Rent: £48,000  22/07/2017  22/07/2020 21/07/2027 
  Ground and part   Plus Turnover Rent*  
  first floor       

Orion Holidays Gateway Centre First  B1 573.9 £8,934.08 01/03/2014  01/03/2020 01/03/2020 29/02/2024 
  floor back office      01/03/2023 01/03/2023 

    15,067.6 £151,934.08    

*The turnover rent on the Café is based on two gross turnover thresholds of £320,000 (x7.5%) and £600,000 (x5%). We estimate through previous years trading that 
this could equate to an additional rent of approximately £34,000 per annum. Copies of the occupational leases are available on request through the data room.

Cotswold Outdoor Limited

Cotswold Outdoor Is an outdoor clothing 
and equipment retailer founded in 1974 and 
headquartered in Malmesbury, Wiltshire. The 
company which forms part of the AS Adventure 
Group who also own; Snow & Rock, Cycle Surgery 
and Runners Need. At the last count there were 
approximately 80 stores around the UK and Ireland 
with recent openings in Dublin, Leicester and 
London (Kensington). Voted The Chain Retailer 
of the Year in 2017, 2016, 2015, 2014 and 2013 by  The 
Great Outdoors magazine.

www.cotswoldoutdoor.com

Income Analysis

Outdoor and Cycle 
Concepts Ltd  
(t/a Cotswold Outdoor)

Relish Festive 
Limited

Orion Holidays 
Limited

63% 

31% 
6% 

Cotswold Gateway Limited 
(Tenant) with Relish Festive 
Limited (Guarantor)

The Gateway Café & Information 
Centre provides the best 
information & local resource for 
the Cotswold Water Park area. A 
green oak barn construction open 
7 days a week from 9am – 5pm 
with stunning lake views and 
excellent café.

D&B Rating – C2 ‘Lower than 
average risk of business failure’.

www.gatewaycafe.co.uk

Orion Holidays Limited (Tenant) 
with Private Individual 
(Guarantor)

Is a holiday home and letting 
agency covering the Cotswold 
Water Park and the surrounding 
area.

D&B Rating – N2 ‘Lower than 
average risk of business failure’.

www.orionholidays.com

GBP (000’s)  31 Dec 2017 31 Dec 2016 31 Dec 2015

Sales Turnover  197,327 191,620 135,530

Profit / (Loss) Before Taxes (6,732) (50,335) 14,888

Tangible Net Worth (46,424) (41,444) (37,764)

Net Current Assets (22,164) (17,281) (10,117)
(Liabilities)

Tenant Covenants:



Savills, their clients and any joint agents give notice that: 1. They have no authority to make or give any representations or warranties in relation to the property. 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. September 2019

Charles Rowton-Lee
01865 269 030
07885185230
Crlee@savills.com 

Sophie Holder
01865 269 104
07966 183 313  
Saholder@savills.com 

Jan Losch 
01865 269 065
07870 555 851
Jan.losch@savills.com

Junction A419 To Swindon/M4To Cirencester

EPC Ratings:
Cotswold Outdoor - D-79 Gateway Centre - D-93     Gateway Centre - C-51 
 Ground Floor 1st Floor 

Proposal:
We are instructed to seek offers in excess of £1,800,000 (One Million and Eight 
Hundred Thousand Pounds).

Designed and produced by www.im
ageworks.co.uk

Tenure:
The property is held freehold under two 
separate title numbers GR202474 and 
GR325098.

VAT:
The property has been elected for VAT.

Data Room:
An online data room providing detailed 
information in relation to the property 
is available to seriously interested 
parties, subject to signature of a 
confidentiality agreement.

Further Information and 
Viewings: 
Viewings are to be undertaken strictly 
by appointment through the sole selling 
agents, in order to avoid disruption to 
the tenants’ businesses.

For further information or to arrange a 
viewing, please contact:

Li
ce

nc
e n

um
be

r: 
10

00
22

43
2.




