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Investment Summary 

> 	 A unique opportunity to purchase a landmark city centre HQ office 
investment within the heart of Glasgow’s Central Business District  
and International Financial Services District. 

> 	 Completed in February 2009, the property provides 174,947 sq ft 
	 of Grade A office accommodation, designed and executed to the 
	 highest specification.

> 	 Let to the undoubted covenants of Shell, McGrigors, 
PricewaterhouseCoopers, HSBC and BNP Paribas with  
a weighted average unexpired term of over 13 years.

>	 63% of the income is derived from companies with turnover of over 
	 £1 billion and 72% is from companies with a 5A1/5AA1 D&B rating.

> 	 The property has an Excellent BREEAM for Offices 2006 rating, the first 
office building in Glasgow to achieve this high accolade.

> 	 Current rental income of £4,590,875 per annum. This increases during
	 the first five years by virtue of the stepped rental secured by Shell.

>	 Rents range between £252.95 - £306.77 per sq m 
	 (£23.50 - £28.50 per sq ft). 

>	 Offers are sought in excess of £66.8million exclusive of VAT, which 
assuming costs of 5.725%, reflects the following yield profile:

		  > Net initial yield - 6.50%  
	 > Reversionary yield - 7.15% 
	 > Nominal equivalent yield - 7.02% 
	 > True equivalent yield - 7.34% 

	 Shell have secured a stepped rent over the second, third and fourth 	
floors. Accordingly the running yield for the first five years, based on 

	 the asking price, is as follows:

		  > 2010 - 6.50%  
	 > 2011 - 6.50% 
	 > 2012 - 6.50% 
	 > 2013 - 6.63%

		  > 2014 - 6.80%

PRIME OFFICE INVESTMENT
Carefully designed, impeccably executed, beautifully presented, 141 Bothwell Street 
is probably one of the most impressive office developments ever seen in Scotland’s 
economic powerhouse.



4

141 Bothwell Street Glasgow

5

141 is an outstanding landmark office building, 
providing the highest quality open plan office 
space over 9 floors and arranged around an 
impressive double height entrance hall. The 
development reached Practical Completion in 
February 2009, achieving an Excellent BREEAM 
for Offices 2006 rating, the first office building in 
Glasgow to do so.

141 meets the highest operational requirements 
and social responsibilities of modern occupiers.  
It has been designed to be easy to space plan 
and easy to adapt to changing needs, with each 
floor open plan and virtually column free. Floor 
to ceiling heights and raised floors are generous 
for a modern development and the floorplate is 
sub-divisible into suites of approximately 9,000 
to 11,000 sq ft.

Internally, the building benefits from the 
following Grade A specification:

> 	 Excellent BREEAM for Offices 2006 rating.

>  	Full raised access floors, typically 
	 200mm rising to a generous 350mm 
	 on some floors.   

>  	Suspended ceiling incorporating lighting 
complying with LG3 recommendations.

>  	Ceiling height of typically 2.8m rising to 
3.0m on some floors.

>  	4 pipe fan coil air conditioning.

>  	Each floor served by 5 x 21 person 
passenger lifts, providing under 30 
seconds waiting time.

>  	Male, female and disabled toilet facilities 
on each floor, finished to a high quality.  
Showers are provided in the basement.

>  	CCTV and on-site management staff.

>  	Excellent access controls. Foyer entrance 
control barriers supplemented by security 
access control to main lifts and 

	 office doors.

>  	60 basement car spaces providing a 
ratio of slightly better than 1:3,000 sq ft.  
Additionally, there are 60 internal 

	 cycle racks with a cyclist locker 
	 and drying room.

A full specification can be provided to 
interested parties.

TENURE
Heritable interest (Scottish equivalent of 
English Freehold). 

141 occupies a very prominent island site on the south side of the street 
opposite Aurora and jointly acts as the gateway to the city centre from the 
M8 Bothwell Street exit. 141 is at the heart of both the CBD and the IFSD.

DESCRIPTION 
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Tenancy

A testimony to its quality, 141 was 50% pre-let and  
was effectively 100% let 5 months after Practical 
Completion during a period that many consider to 
be a challenging occupational market.

The property is multi-let to 5 tenants on 10 
institutionally acceptable full repairing and insuring 
leases in accordance with the tenancy schedule, 
with a total passing rent of £4,590,875 per annum.

Part of the 5th Floor remains vacant owing to Shell 
securing an option until the end of December 2009.  

If this option is not exercised and the space is vacant 
upon completion of the sale of this building then 
the vendor will provide a rent, rates and service 
charge guarantee for 2 years or until the space is let 
(whichever is the earlier).

Accommodation Sq ft Sq m

8th floor 18,332 1,703

7th floor 18,207 1,691

6th floor 20,466 1,901

5th floor – East Wing 7,650 711

5th floor – West Wing 12,743 1,184

4th floor 20,471 1,902

3rd floor 20,483 1,903

2nd floor 20,227 1,879

1st floor 18,805 1,747

Ground floor – East Wing 8,628 802

Ground floor – West Wing 8,935 830

Total 174,947 16,253

The property has been measured in accordance with the RICS Code of Measuring 
Practice (6th edition) and provides the following approximate floor areas:

ACCOMMODATION
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Income Analysis by 
Covenant Strength

> 	Weighted average unexpired term of 
13.04 years

> 	63% of the income is derived from 
companies with turnovers of over 

	 £1 billion and 72% is from companies 
with a 5A1/ 5AA1 D&B rating

> 	49% of the income is secured for a term 
certain of 10 years or more

The average weighted unexpired term for the property is 13.04 years. This 
excludes the rental guarantee provided for part of the 5th floor. If break options 
are included then the average weighted unexpired term certain is 11.21 years.

ANALYSIS
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Name	 Description	 Area	 Car	 Term	 From	 Reviews	 Expiry	 Next RR	 Rent	 Rent (sq ft)	 Break Option	 Comments
		  (sq ft)	 Spaces

BNP Paribas 	 Ground	 8,628	 3	 14 yrs 8 mths	 4/1/2010	 5 yrs	 16/9/2024	 28/11/2014	 £210,258	 £23.50	  28/2/2017 	 Rent commencement
Securities Services	 East Wing										          and	 date of 07/8/2011. 					   
											           28/2/2022  

BNP Paribas 	 Ground	 8,935	 3	 15 yrs 0 mths	 17/9/2009	 5 yrs	 16/9/2024	 28/11/2014	 £217,473	 £23.50	 28/2/2017 	 Rent commencement
Securities Services	 West Wing										          and	 date of 07/9/2011.
											           28/2/2022

HSBC Bank plc	 1st Floor	 18,805	 6	 15 yrs 0 mths	 13/3/2009	 5 yrs	 12/3/2024	 13/3/2014	 £550,943	 £28.50	 13/9/2020	 Rent commencement date
												            of 13/9/2010.

Shell Shared	 2nd Floor	 20,227	 7	 10 yrs 0 mths	 21/9/2009	 5 yrs	 20/9/2019	 28/11/2014	 £523,175	 Stepped Rent; 		  Rent commencement date
Service Centre  										          Years 1, 2 & 3 at		  of 19/11/2011. Held on a
Glasgow Ltd.										          £25.00, Year 4 off		  single lease with the 3rd
Guarantor - Shell Finance										          £26.50, Year 5 off		  Floor.
(Netherlands) B.V.										          £28.50. Average =
										          £26.00		

Shell Shared 	 3rd Floor	 20,483	 7	 10 yrs 0 mths	 21/9/2009	 5 yrs	 20/9/2019	 28/11/2014	 £529,575	 Stepped Rent; 		  Rent commencement date
Service Centre 										          Years 1, 2 & 3 at		  of 19/11/2011. Held on a	
Glasgow Ltd.  										          £25.00, Year 4 off		  single lease with the 2nd
Guarantor - Shell Finance 										          £26.50, Year 5 off		  Floor.
(Netherlands) B.V.										          £28.50. Average =				      
										          £26.00

Shell Shared 	 4th Floor	 20,471	 7	 10 yrs 0 mths	 21/9/2009	 5 yrs	 20/9/2019	 28/11/2014	 £529,275	 Stepped Rent; 	 21/9/2014	 Rent commencement date
Service Centre 										          Years 1, 2 & 3 at		  of 19/11/2011. Break Penalty
Glasgow Ltd.  										          £25.00, Year 4 off		  of £600,924.					   
Guarantor - Shell Finance										          £26.50, Year 5 off				  
(Netherlands) B.V.										          £28.50. Average =
										          £26.00			 

Vacant (Rent Guarantee)	 5th Floor	 12,743	 4	 2 yrs 0 mths					     £328,575	 £25.00		  Shell have an option over
	 West Wing											           this space until 31/12/2009.  
													              
PricewaterhouseCoopers 	 5th Floor	 7,650	 3	 15 yrs 8 mths	 1/5/2009	 5 yrs	 1/1/2025	 28/2/2015	 £206,400	 £26.00		  Rent commencement date
Services. Guarantor - 	 East Wing											           of 1/6/2012.
PricewaterhouseCoopers 
LLP			 

PricewaterhouseCoopers 	 6th Floor	 20,466	 7	 15 yrs 8 mths	 1/5/2009	 5 yrs	 1/1/2025	 28/2/2015	 £549,226	 £26.00		  Rent commencement date
Services. Guarantor - 												            of 1/6/2012.
PricewaterhouseCoopers 
LLP	

M.G.D. Property 	 7th Floor	 18,207	 6	 15 yrs 6 mths	 13/3/2009	 5 yrs	 12/9/2024	 13/9/2014	 £470,175	 £25.00		  Rent commencement date
Company Ltd.    												            of 13/9/2009.       
Guarantor - 
McGrigors LLP	

M.G.D. Property 	 8th Floor	 18,332	 7	 15 yrs 6 mths	 13/3/2009	 5 yrs	 12/9/2024	 13/9/2014	 £475,800	 £25.00		  Rent commencement date
Company Ltd.  												            of 13/9/2009.         					   
Guarantor - 													              
McGrigors LLP													           

Property Total		  174,947	 60						      £4,590,875		  		

													           

Notes  1. Rent for all car spaces is £2,500 per space per annum.

            2. 5th Floor West Wing - the vendor shall guarantee the rent, rates and service charge for two years from date of purchase or until the space is let (whichever is the earlier).							     
							     

													           

TENANCY SCHEDULE
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BNP Paribas Securities Services is a wholly owned subsidiary 
of the BNP Paribas Group which provides securities services 
and investment operations support to issuers, financial 
intermediaries and institutional investors. BNP Paribas Securities 
Services employs 5,400 professionals in 31 locations and has a 
D&B credit rating of 5AA1.

The BNP Paribas Group reported a turnover of €27.4bn and a 
net income of €3bn for their financial year 2008.

 

HSBC Bank is one of the largest banks in the world with around 
8,500 offices spread across 86 different countries. HSBC Bank 
plc shares are listed on the London, Hong Kong, New York, 
Paris and Bermuda stock exchanges. The company has a D&B 
credit rating of 5A1 and reported a pre-tax profit of £4.4bn for 
the financial year to 31st December 2008.

HSBC 
Bank Plc

31st December 
2008 (£000s)

31st December 
2007 (£000s)

31st December 
2006 (£000s)

Pre-tax 
profit

4,366,000 4,081,000 3,796,000

Tangible 
net worth

8,143,000 14,546,000 11,148,000

 

Shell Shared Service Centre Glasgow Ltd provides a wide range 
of finance, accounting and other business or customer services 
to Shell operating companies globally. The main focus of the 
Glasgow operation is on finance operations which supports 
delivery of the global finance functional plan. Shell Shared 
Service Centre Glasgow Ltd has a D&B credit rating of 2A3.

The guarantor, Shell Finance (Netherlands) BV, has a D&B credit 
rating of 5A1 and had a tangible net worth of $4.99bn as at  
31st December 2008.

Shell Shared 
Service Centre 
Glasgow Ltd

31st 
December 

2007 (£000s)

31st 
December 

2006 (£000s)

31st  
December  

2005 (£000s)

Sales Turnover 21,477 12,724 11,603

Tangible net 
worth 1,772 1,744 1,756

Shell Finance 
(Netherlands) BV

31st  
December 

2008 ($000s)

31st 
December 

2007 ($000s)

31st  
December  

2006 ($000s)

Tangible net 
worth 4,990,100 6,315,700 5,596,200

 

PricewaterhouseCoopers is one of the ‘Big 4’ accountancy 
firms. PricewaterhouseCoopers Services has a D&B 
credit rating of 3A1 and reported pre-tax profits of £11.7m 
for the financial year to 30th June 2008. The guarantor, 
PricewaterhouseCoopers LLP, has a D&B credit rating of 
5A1 and reported a pre tax profit of £686m for the financial 
year to 30th June 2008.

PricewaterhouseCoopers 
Services

30th June 
2008 

(£000s)

30th June 
2007  

(£000s)

30th June 
2006   

(£000s)

Turnover 1,268,866 1,195,201 1,114,757

Pre-tax profit 11,649 11,986 10,807

Tangible net worth 10,097 1,833 (7,093)

PricewaterhouseCoopers 
LLP

30th June 
2008 

(£000s)

30th June 
2007  

(£000s)

30th June 
2006   

(£000s)

Turnover 2,244,000 2,107,000 1,980,000

Pre-tax profit 686,000 711,000 700,000

Tangible net worth 600,000 499,000 382,000

 

McGrigors LLP is a leading UK law practice providing advice 
to 35% of FTSE 100 companies. Whilst the firm provides legal 
advice across a wide range of sectors, there is a particular 
focus on the Energy, House Building, Infrastructure and 
Regeneration industries. McGrigors LLP has a D&B credit 
rating of 4A1 and reported a pre-tax profit of £21.4m for the 
financial year to 30th September 2008.  

McGrigors LLP 30th September 2008  
(£000s)

30th September 2007  
(£000s)

Turnover 62,042 60,479

Pre-tax profit 21,439 19,103

Tangible net 
worth 18,820 25,200

COVENANT

Financial Information Source: Dunn & Bradstreet
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The city has the largest office centre in 
the UK outside London and continues to 
experience significant growth. Glasgow is 
the Scottish centre for commerce but has 
a vibrant and diverse local economy.  It is 
one of the fastest growing employment 
centres in the UK, having delivered a growth 
rate almost twice that of both Scotland and 
Britain as a whole since 1996.

Major employers include AON, Barclays, 
BT, Dell, Esure, JP Morgan, KPMG, 
Lloyds Banking Group, O2, Royal Bank of 
Scotland, and Santander Bank. The public 
sector has also long played a major role 
within the Glasgow office economy, with 
key employers including Glasgow City 
Council, the Ministry of Defence and 
the Scottish Executive.

 

Glasgow has generated over £13 billion 
Gross Value Added each year and supports 
over 400,000 jobs. The number of jobs 
located in the city grew by more than 70,000 
in the ten years to 2005, making it one of 
the fastest growing cities in the UK.

Glasgow makes a powerful contribution to 
the Scottish and UK economy. The Glasgow 
Economic Audit 2007 found that in terms 
of Gross Value Added (GVA) per capita, a 
wealth creation measure, Glasgow is one 
of the star performers among UK cities. 
The city’s GVA per capita is more than 
one-third greater than the UK figure and 
even further ahead of the Scottish average. 
Glasgow’s growth rate has been faster than 
Edinburgh, Scotland, the UK and any of the 
English core cities. Against a group of 35 
European cities, Glasgow’s average growth 
rate from 2000 to 2005 was exceeded by 
only two others. Almost 80,000 new jobs 
have been located in the city since 1995, 
and almost 40,000 extra city residents have 
found work over this same period.

Source: Glasgow City Council

Glasgow is the biggest city in Scotland and the third largest in the UK.  
It has a population of approximately 630,000 and is at the centre of a 
catchment population of over 3 million.

GLASGOW
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Road

The M8 motorway bisects the city centre 
providing access to Edinburgh to the east 
and Glasgow Airport to the west. The 
M8 motorway links to the M73 and M74 
motorways at Junction 4 offering access 
to Carlisle and northern England and the 
M80 provides access to Stirling and the 
north of Scotland. The construction of the 
M74 motorway extension is well advanced, 
due for completion in 2011. The motorway 
will connect Junction 1 of the M74 at 
Cambuslang to the Kingston Bridge on the 
M8, thus completing an orbital motorway 
network around the city.

Rail

Glasgow has two main railway stations: 
Central Station and Queen Street Station. 
In addition to local services throughout 
Central Scotland, National Express and 
Virgin also operate daily Inter-City services 
to the main centres throughout the United 
Kingdom. Queen Street Station provides 
services to the major Scottish centres 
including Edinburgh, Aberdeen, Dundee 
and Inverness. Glasgow City Centre is 
served by an underground and low level rail 
system which links the city centre to outlying 
residential areas.

Air

Glasgow Airport is located approximately 
9 miles west of the city centre at Junction 
29 of the M8 motorway offering regular 
domestic, European and Transatlantic 
flights. Glasgow Airport is the sixth busiest 
airport in the UK and has a current annual 
passenger turnover in excess of 8 million 
people.

Glasgow has excellent communication links.

COMMUNICATIONS

Princes
Square

St Vincent Pl
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MARKET COMMENTARY
Occupational Market Commentary 

Date Address Tenant Area  
(sq ft) Term Rent  (psf) 

Q3 2009 Broadway One Tesco Personal 
Finance 126,000 Confidential Confidential

Q3 2009 Capella, York 
Street Macroberts LLP 34,635 15 yrs £27.00

Q1 09 G1 Glasgow, 
George Square Gardiner & Theobald 12,300 15 yrs £29.50

Q1 09 Aurora, 120 
Bothwell Street Marks & Clerk 8,500 15 yrs £27.50

Q4 08 Aurora, 120 
Bothwell Street BNP Paribas 8,039 15 yrs £27.50

Q2 07 Aurora, 120 
Bothwell Street Aggreko plc 8,500 10 yrs £27.50

Q2 07 Aurora, 120 
Bothwell Street

Cushman and
Wakefield 8,500 15 yrs £27.50

Q4 06 Aurora, 120 
Bothwell Street Barclays Bank plc 96,208 10yrs £26.00

Investment Market Commentary 

We provide a regional reference with the following recent prime office transactions:

Date Address Tenant Term Certain Price NIY 

Sept 09 1 Balloon Street, Manchester Co-operative Bank plc 21 yrs £21m 6.50%

Aug 09 New Uberior House, Edinburgh HBOS plc 17 yrs £55.7m 6.98%

Apr 09 Exchange Crescent, Edinburgh Standard Life plc 22.5 yrs £54.55m 6.50%

Apr 09 MPTA, Mann Island, Liverpool Merseyside Passenger Transport 
Autority 25 yrs £44.9m 6.25%

Feb 09 5 St Philips Place, Birmingham The Home Office, Marks & 
Spencer, HSBC, Halifax In excess of 10 yrs £30.3m 7.00%

Jan 09 2 Hardman Street, Manchester Deloitte & Touche LLP and MEN 
Media plc 20 yrs £56.7m 6.75%

Nov 08 Waverley Court, Edinburgh  Edinburgh City Council 18 yrs £91m 5.57% 

Aug 08 Portcullis House, Glasgow Government 27 yrs £17.6m 5.37% 

May 08 1-3 Lochside Crescent, Edinburgh Aegon Scottish Equitable 29 yrs £92m 5.44% 

Prime Glasgow rents have reached £28.50 per 
sq ft, although £29.50 per sq ft was achieved in 
early 2009 at G1 Glasgow on George Square. 
The resurgence in occupier demand over the 
last 15 months is still evident and with a limited 
supply of new Grade A office space and good 
quality Grade B space, prospects and predictions 
of rental growth in the short to medium term are 
encouraging. 

The letting success of 141 Bothwell Street in a 
perceptibly weaker occupational market speaks 
volumes for the quality of the development. 50% 
of the building was pre-let with effectively 100% 
let within 5 months after Practical Completion.

In terms of comparable lettings, ignoring the 
subjects, we are aware of the following:

Address Quoting Price Quoting Yield Comment 

151 West George Street £16m 7.63%
Concluded missives but not yet 
completed. Achieved in excess of the 
asking price.

Capella, 5 Atlantic Quay £24 - £26m Under offer at below £26million.

Collegelands, Duke Street £25.9m 7.00% Achieved in excess of the asking price.

Kentigern House, 65 Brown 
Street £47.4m 7.00% Under offer in excess of the asking 

price.

191 West George Street £25m 7.54% Under offer in excess of the asking 
price.

Glasgow has a proven track record of attracting 
strong investment demand from both national and 
international purchasers.  

The first half of 2009 witnessed practically no 
activity in the office sector, however, there has been 
a significant increase during the latter part of Q3 
and start of Q4, resulting in over £138 million of 
office investments placed on the market from the 
following buildings:
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DTZ for themselves and for the vendors or lessor of this property for whom they act, give notice that: i) these particulars are a general outline only, for the guidance of prospective 
purchasers or tenants, and do not constitute the whole or any part of an offer or contract; ii) DTZ cannot guarantee the accuracy of any description, dimensions, references to condition, 
necessary permissions for use and occupation and other details contained herein and prospective purchasers or tenants must not rely on them as statements of fact or representations and 
must satisfy themselves as to their accuracy; iii) rents quoted in these particulars maybe subject to VAT in addition; iv) DTZ will not be liable, in negligence or otherwise, for any loss arising 
from the use of these particulars; and v) the reference to any plant, machinery, equipment, services, fixtures or fittings at the property shall not constitute a representation (unless otherwise 
stated) as to it’s state or condition or that it is capable of fulfilling its intended function. Prospective purchasers/tenants should satisfy themselves as to the fitness of such items for their 
requirements. vi) no employee of DTZ (and its subsidiaries has any authority to make or give any representation or warranty or enter into any contract whatever in relation to the property; 
October 2009

Stuart Orr  
DTZ 
199 St Vincent Street  
Glasgow
G2 5QD 

Direct Line: 0141 226 5241 
Direct Fax: 0141 221 0910

Email: stuart.orr@dtz.com

Nick Lawley  
DTZ  
48 Warwick Street
London
W1B 5NL 

Direct Line: 020 3296 2101
Direct Fax: 020 3296 3200

Email: nicholas.lawley@dtz.com

Jason Winfield  
DTZ  
48 Warwick Street
London
W1B 5NL 

Direct Line: 020 3296 2116 
Direct Fax: 020 3296 3200

Email: jason.winfield@dtz.com

OTHER INFORMATION

CONTACT

VAT 

The property has been elected for VAT purposes and 
therefore VAT will be applicable to the sale. 

Capital Allowances 

Our client has commissioned a capital allowances 
estimate which indicates that significant capital 
allowances are available. Further information is 
available upon request. 

Construction Warranties
There is a full pack of construction warranties capable 
on assignment to the purchaser.

Environmental Credentials
The building has an Excellent BREEAM for Offices 2006 
rating and an Environmental Performance Certificate 
rating of C+. Both certificates are available on request.

SPV
141 is held in a UK domiciled Special Purpose Vehicle. 
Further information upon request.

Pricing and Yield Profile 
Offers are sought in excess of £66.8million exclusive 
of VAT, which assuming purchaser’s costs of 5.725%, 
reflects the following yield profile: 

> Net initial yield - 6.50%  
> Reversionary yield - 7.15% 
> Nominal equivalent yield - 7.02% 
> True equivalent yield - 7.34% 

Due to the stepped rent secured by Shell, the running 
yield for the first five years based on the asking price is 
as follows:

> 2010 - 6.50%  
> 2011 - 6.50% 
> 2012 - 6.50% 
> 2013 - 6.63%
> 2014 - 6.80%
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