
Reversionary Warehouse Investment Opportunity

Wrap Film Systems Limited
Hortonwood 40, Hortonwood, Telford, Shropshire TF1 7EY



Investment Summary 
• Located on the popular Hortonwood Industrial Estate 2.5 miles north 

of Telford Town Centre.  Access to M54 via A442 Queensway Link.

• Modern warehouse of 6,049 sq m (65,113 sq ft) with further loading
canopy of 281 sq m (3,030 sq ft).

• Let to Wrap Film Systems Limited for 10 years from 22 July 2011.

• Site area of 1.27 hectares, 3.14 acres.

• Reversionary passing rents of £125,000 pa (£1.91 psf) until 22 July 2013
increasing to £160,000 pa (£ 2.46 psf ) with an open market review on 
22 July 2016*.

• Strong covenant, Wrap Film (Company Number 01243964).

• Offers in excess of £1.575m subject to contract to show a net initial yield
of 7.5% rising in July 2013 to 9.9% with an underlying reversionary yield
based on a rental value of £200,000 pa of 12%, after allowance for
purchasers costs of 5.8%.

• Capital value of only £25.72 psf.

*See detail under Tenancy1.

Hortonwood 40, Hortonwood, Telford,
Shropshire TF1 7EY.

WRAP FILM SYSTEMS LIMITED 
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Location 

HGV Drive Times*

Birmingham 30 min
Nottingham 1hr 10 min
Manchester 2hr 15 min
Bristol 3 hr
London 3 hr
*ITIS / Experian drive times.

Major UK Port HGV Drive Times*

Liverpool 2 hr 30 min
Felixstowe 3 hr 50 min
Southampton 3 hr 20 min
Immingham 3 hr 10 min
Dover 4 hr 25 min
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Telford was designated a new town in 1968 and benefits from a
strategic motorway location 13 miles east of Shrewsbury, 17 miles
west of Wolverhampton, 34 miles north of Birmingham.  Adjacent
to Junctions 4, 5 and 6 of the M54 connecting to Junction 10A of
the M6 and the nearby Junction T8 of the M6 Toll.

The current population of approximately 162,300 makes Telford
the largest town in Shropshire with a very much larger catchment
area for employment purposes. 

There are many major companies including Capgemini UK, Ricoh
UK Products Ltd, Epson Telford, Faccenda Group Ltd, EDS, GKN
Sankey, Denso Manufacturing UK Ltd and Makita Manufacturing
(Europe) Ltd  located within Telford.  

Situation 
Hortonwood Industrial Estate is situated approximately 2.5 miles north of
the town centre with excellent access via the A442 Queensway to Junctions
4 and 5 of the M54.

The property is situated on the western side of Hortonwood 40 at its
junction with Hortonwood 45 to the north of the estate and very close to
the main Wrap Film Systems manufacturing facility at Hortonwood 45.
Nearby occupiers include Golden Bear Products, Bucsh (UK) Limited,
Tazcopak, Viessmann and Paul Rosco.
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Accommodation
The property comprises the following gross internal floor areas measured in accordance
with the RICS Code of Measuring Practice (7th Edition).

Description Sq m Sq ft
Original Warehouse – includes office area 3,623.23 39,646

Warehouse Extension - Includes office area 2,365.96 25,467

Sub Total 6,049.19 65,113

Loading Canopy 281.45 3,030

Total Gross Internal Area 6,330.64 68,143

The site extends to approximately 1.27 hectares (3.14 acres).

Rating Assessment
The current rating assessment for the unit in the 2010 list is £242,000.

Tenure
Freehold.

Description
The property comprises a detached warehouse facility originally constructed for Toyota Tsusho UK Limited 
in 1996 and subsequently extended in 1999.

The building is of single storey steel portal frame construction in a single bay with double skinned profile steel
clad roof.  The walls are of part insulated profile steel cladding and composite panelling and the warehouse 
is a concrete floor.

The warehouse has the following features:

• 8.3 m eaves height
• Two dock level loading doors
• Two level access doors
• Lit by sodium lighting and heated by gas warm air blowers
• Additional mezzanine flooring of 416.2 sq m (4480 sq ft) is provided within the warehouse

The office accommodation and staff facilities are provided by a concrete block partitioned area to the 
eastern elevation and have the following specification:

• Suspended ceilings with recessed lighting
• Carpeted
• Centrally heated

Externally there are two surfaced car parks providing a total of 23 car parking spaces.  
To the south is the yard and loading area benefiting from the steel frame loading canopy.

Year Ended
31/12/2010

Year Ended
31/12/2009

Year Ended
31/12/2008

Year Ended
31/12/2007

Turnover £46,816,000 £36,192,000 £32,491,000 £26,459,000

Pre-tax Profit/(Loss) £3,816,000 £2,926,000 £2,244,000 £1,883,000

Net Worth £10,232,000 £6,826,000 £3,985,000 £1,988,000

Tenancy
The property is let in its entirety to Wrap Film Systems Limited for a term of 10 years from 22nd July 2011 
on full repairing and insuring terms subject to a Photographic Schedule of Condition.

The initial rental is stepped as follows: 

Until 21st July 2013 - £125,000 pa (£1.91 psf).

From 22nd July 2013 – 21st July 2016 - £160,000 pa (£2.46 psf). 

From 22nd July 2016 - the open market rental value subject to a maximum figure of  £176,000 pa (£2.70 psf).

All rents per square foot are calculated excluding both the canopy and mezzanine areas.

Covenant
Wrap Film Systems Limited (Company Number 01243964) is Europe’s leading cling film and foil provider to
the catering and hospitality industries.  Telford is their British Manufacturing base and they are best known for
Bacofoil.  It is owned by private equity firm Growth Capital Partners.  In December 2009 Wrap Film acquired
the business of competitor Baco Consumer Products from US based Reynolds Consumer Products in an off
market deal.  Baco Consumer Products are the manufacturers of the UK’s leading Bacofoil brand and the Baco
range of food bags, waste bags and containers.

Brands include Wrapmaster, Caterwrap for the catering industry and Baco and Bacofoil for the retail industry.
Further information on Wrap Film Systems Limited can be found at www.wrapfilm.com

Wrap Film  have a manufacturing facility of 125,000 sq ft at Hortonwood 45 nearby and employ a total of
approx. 320 personnel in Telford.

We set out below brief financial details on the company who have an Experian rating of A very low risk. The
figures show consistent growth:
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Rental Commentary
The rental levels agreed with Wrap Film reflect a concessionary level in recognition of a related transaction on
Hortonwood 45.  Hortonwood 40 has been continuously occupied since it was built and Wrap Film occupied
the property prior to formally taking a lease on it in 2011.

In our opinion the open market rental value of the property is in the region of £200,000 pa based upon 
£3 psf and evidence of this can be provided to interested parties. 

There is thus an underlying reversionary aspect to this property over and above the increases under the
existing lease.

VAT
The property is elected for the purposes of VAT and therefore VAT will be payable on the purchase price,
however we anticipate the sale may be structured as a Transfer of a Going Concern (TOGC).

Proposal
We are instructed to seek offers in the region of £1,575,000 (one million five hundred and seventy five
thousand pounds) to reflect a yield profile as follows:

After allowance for purchaser’s costs of 5.8%.

Net initial yield 7.5%

July 2013 9.9%

July 2016 based on £176,000 pa 10.56%

Underlying reversionary value (based on £200,000 pa) 12%
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Misrepresentation Act 1967: BNP Paribas Real Estate Advisory & Property Management UK Limited for themselves and for the vendor(s) or lessor(s) of this property whose
agents they are, give notice that: 1. These particulars do not constitute, nor constitute any part of, an offer or contract. 2. None of the statements contained in these
particulars as to the property are to be relied on as statements or representations of fact. 3. Any intending purchaser or lessee must satisfy himself by inspection or
otherwise as to the correctness of each of the statements contained in these particulars. 4. The vendor(s) or lessor(s) do not make or give and neither BNP Paribas Real
Estate Advisory & Property Management UK Limited nor any person in their employment has any authority to make or give, any representation or warranty whatever in
relation to this property.  Finance Act 1989: Unless otherwise stated all prices and rents are quote exclusive of VAT.  Property Misdescriptions Act 1991: These details
are believed to be correct at the time of compilation but may be subject to subsequent amendment. Prepared March 2011.

Further information 
For any further information please contact
the joint agents:

David Allen
BNP Paribas Real Estate
9 Colmore Row
Birmingham B3 2BJ

Tel: 0121 237 1238
Fax: 0121 237 1222
david.allen@bnpparibas.com

Andrew Dixon
Andrew Dixon & Company
Grosvenor House
Central Park
Telford TF2 9TW

Tel: 01952 521 000
Fax: 01952 521 014
andrew@andrew-dixon.co.uk 

Mark Rooke
BNP Paribas Real Estate
9 Colmore Row
Birmingham B3 2BJ

Tel: 0121 237 1213
Fax: 0121 237 1222
mark.rooke@bnpparibas.com

Viewing 
All viewings are strictly by prior appointment with
the joint sole agents.

Sat Nav: TF1 7EY.

Hortonwood 40


