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•  A unique opportunity to acquire a 
state-of-the-art Service Area and 
separate hotel in a highly strategic 
location, at the mid-point of Cornwall.

•  The development provides a full 
amenity building, BP-petrol filling 
station and Drive Thru Costa on a 
total site c. 22 acres, including land let 
to Gridserve for a solar farm. A new 
hotel comprising 71 beds will be 
extended to provide a total of 100 beds. 

•  Extremely defensive sector, with high 
barriers to entry, low availability,  
and stable underlying market 
dynamics, due to a high level of 
non-discretionary visits. 

•  The only development of its type  
and scale in Cornwall; effectively 
unopposed and a monopoly on 
passing trade and regular custom  
from surrounding towns. August 2022 
saw c.125,000 vehicles visit the site 
(over 4,000 per day).

•  Let to a strong and carefully balanced 
mix of food, leisure and retail brands, 
including McDonalds, Costa, Subway, 
Greggs, Co-op, BP and Gridserve. 

•  Leases are principally structured by 
way of upwards-only base and 
performance rents, ensuring the 
landlord benefits directly (and annually) 
from growth in trading performance. 

•  The Services has a current base rent  
of £1,035,442 p.a. In addition, the site 
generated £68,902 of performance 
rent in for the year ending March 2022.

•  We forecast an ongoing annual  
service charge deficit of c. £150,000, 
resulting in a total net annual income 
for 2022 of £954,344.   

•  Future asset management 
opportunity to optimise tenant mix, 
lengthen lease terms, increase trading 
potential and benefit from higher 
performance and base rents. 

•  Significant further development likely 
to take place in the immediate vicinity, 
potentially including a logistics ‘hub’  
for Cornwall. 

•  Also available, an adjoining hotel 
trading as Holiday Inn Express (the 
only IHG branded hotel in Cornwall), 
comprising 71 beds, with planning to 
extend this to 100 beds.

•  The hotel is currently operated on a 
management agreement, but will be  
let to MRMU (HIE) Limited (current 
operator) on sale for a period of 20 
years at a commencing rent of 
£453,750 p.a.

•  The total floor area of the scheme 
extends to 58,226 sq. ft. which includes 
the 28,047 sq. ft. hotel building.

Investment Summary.
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We are instructed to seek offers for both elements in excess of 
£23,750,000, which reflects NIY 5.55% on the net annual income. 
Offers will also be considered for the Services or the Hotel in isolation.
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Location.

The Scheme is strategically located  
on the A30, positioned at the mid-point 
of Cornwall and broadly equidistant 
between Exeter and Penzance.

The popular surfing and holiday resort 
of Newquay is 13 miles to the west, with 
St Austell and the world-famous Eden 
Project, home to the world’s largest 
indoor rainforest, approximately nine 
miles to the south.

The site has a highly captive audience 
given the complete absence of any 
competition of similar quality, scale  
and range of high street brands.

The appeal of the site to local trade  
will be further enhanced by the 
construction of a new 3.9-mile road 
by-passing local villages between the 
A30 at the Cornwall Services junction 
and St Austell, at a total cost of 
approximately £85m. Funding was 
approved in June 2022 and it is 
expected to open in 2024.

CLICK HERE FOR  
GOOGLE MAPS LINK
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BACKGROUND
Cornwall Services is the first major 
motorway-style service station in 
Cornwall and the only one of its type 
west of Exeter. The services opened to 
the public in Summer 2014 and has 
proven to be an exceptional success, 
with trade increasing year-on-year, 
albeit yet to reach full maturity.

FACILITIES
The services include a modern and 
attractive amenity building with food  
and retail outlets, showers and toilets, 
cash point, a 24-hour fuel filling station, 
drive-thru coffee ‘pod’, car parking for 
more than 230 cars and dedicated bays 
for HGVs, coaches and caravans. There 
is a dedicated washroom block for 
coach and truck drivers. The site also 
includes a barber shop in a freestanding 
external unit.

EVOLUTION
Each year has seen new brands 
introduced, and the Services has 
continued to evolve to meet the 
demands of its ever growing customer 
base. Most recently, 2020 saw the 
Costa Drive Thru developed, and 
Greggs entering the amenity building.  
In 2021, Co-op commenced trading and 
a deal was agreed with Gridserve to 
provide 16 vehicle charging points. The 
latest addition to the site is Mountain 
Warehouse, opening in early 2022. 

SITE AREA
The site extends to 22.29 acres  
(9.03 hectares).

TENURE
Freehold. Currently owned by Cornwall 
Gateway Services Limited.

CORNWALL Services.

FLOOR AREAS 

UNIT SQ.FT SQ.M

Amenity Block 31,066 2,886.2

Drive Through 319 29.6

Petrol Filling Station 2,485 230.9

Lorry Toilets 347 32.2

Total 34,217 3,178.9
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TENURE
The hotel is held by way of a 999 year 
lease from 22 September 2014, at a 
peppercorn rent. The freehold is held  
by Cornwall Gateway Services Limited 
- owner of the Services. 

SITE AREA
0.8 acre/0.33 hectare  
(shaded blue overleaf).

FLOOR AREAS 

FLOOR SQ.FT SQ.M

Ground 10,719 995.8

First 8,664 804.9

Second 8,664 804.9

Total 28,047 2,605.6

DESCRIPTION
The hotel is under separate ownership 
(but also available) and comprises a 
modern facility trading with the Holiday 
Inn Express franchise. The facility opened 
in Spring 2020 and has proven to be 
exceptionally popular. As a result, 
planning has been secured to undertake 
an extension to add an additional 29 
bedrooms (six being suites), taking the 
total to 100 beds.  

The additional capacity will satisfy existing 
peak demand and accommodate larger 
group bookings. The extension will also 
create expanded dining and kitchen areas, 
along with additional meeting rooms. 

TENANCY
To be let upon completion, on a new 
20-year lease, to MRMU (HIE) Ltd - the 
current operator. The lease will provide  
for 5-yearly upward only reviews to 
CPI+1% (capped and collared at 3%  
and 1% per annum compounded). 

HOLIDAY INN EXPRESS Hotel.
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The UK Service Area market comprises 
approximately 100 motorway and major 
A-Road service areas, and is dominated 
by a handful of operators who control 
over 90% of sites. With the exception  
of Extra and Westmorland, all operate  
a franchise model, having the (often 
exclusive) ability to trade certain brands 
under their operations.

Extra, which operates Service Areas 
including Cobham on the M25, and 
Beaconsfield on the M40, directly  
leases to retailers, acting as landlord  
to individual tenants, whilst retaining 
direct operational management of other 
income streams including HGV parking.

Cornwall Services is similar to the Extra 
operating model, and replicates the 
same tenant leasing structure, with  
the ability to annually capture trading 
success with a base rental payable and 
an upwards only performance-linked 
rental mechanism.

BARRIERS TO ENTRY 
This is a highly regulated market with 
significant planning challenges and 
hurdles, including proving a ‘need’ and 
outweighing objections to Greenbelt / 
Countryside development. 

As a result, development timeframes  
can be significant, in some instances in 
excess of 15 years+ from initial planning 
application to practical completion. 

Where planning permission is granted, 
expensive infrastructure costs prove an 
additional barrier, and as such the threat 
of new competition is extremely low. 

Sector Overview.
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Department for Transport figures along this section 
of the A30 show that road traffic has increased 44% 
for the period 2009 – 2019.

The most recent pre-COVID-19 year, i.e. 2019, shows 
annual daily traffic of c. 36,000 vehicles per day. 

The pandemic clearly had a significant impact on 
traffic volumes with 2020 traffic counts at c. 26,000 
vehicles per day.

The site saw a turn-in rate of 6.3% in 2019, yet total 
visitor numbers for the January – August 2022 show  
a 36% increase to the same period in 2019. 

Assuming that 2022 traffic flows are broadly  
similar to 2019 (i.e. not affected by Covid-19), then 
current visitor numbers would suggest that this 
turn-in rate has now risen to a market leading  
rate of c. 8.5%+. 

This illustrates the continued maturity and success  
of the scheme, and also the impact of new facilities 
and brands being introduced – Holiday Inn Express, 
Costa Drive Thru, Co-op, Greggs and Mountain 
Warehouse all coming onsite from 2020 onwards.

The site continues to achieve rising numbers 
of visitors, which will in turn lead to increased 
performance rent being paid.  

Market dynamics.

Importantly, nearly 29% of vehicle traffic visits 
remain for over half an hour, which indicates a 
healthy proportion of stops are not simply for the 
use of WC facilities, with increased dwell time  
driving discretionary sales at the various leisure  
and retail offers within the amenity building. 

Dwell time is expected to increase with on-site 
enhancements such as Gridserve charging and  
the proposed hotel extension.

Traffic flows on the Strategic Road Network are 
expected to be c.26% above 2015 levels by 2035, 
supporting tenant sales and rental income. 

Cornwall services visitor numbers
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Tenancy Schedule.
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UNIT TENANT SQ FT LEASE START TERM BREAK  
DATE 

LEASE 
EXPIRY

RENT  
PA

PERFORMANCE 
RENT** RENT REVIEW & COMMENTS TURNOVER 

PROVISION

Unit 1 Costa Limited 2,549 25-Mar-2014 15 - 24-Mar-2029 £77,000 Annual u/o to 80% of previous year's base + turnover rent 8%

Unit 2 Mountain Warehouse 2,045 21-Mar-2022 5 - 20-Mar-2027 £75,000 Fixed: Y1 - Y2 £75k, Y3 - £80k, Y4 -Y5  £85k 10%

Unit 3 Subway Realty Ltd 1,013 25-Mar-2014 15 24-Mar-2026 (T) 24-Mar-2029 £41,362 £12,346 Annual u/o to 80% of previous year's base + turnover rent 10% (£50k cap) 

Unit 4 CGS Gaming Ltd t/a PlayNation 996 14-Sep-2022 5 13-Sep-2025 (M) 13-Sep-2027 £40,000

Unit 5 Greggs Plc 811 14-Aug-2020 10 14-Aug-2025 (T) 13-Aug-2030 £35,000 Open Market Value  

Unit 6 Saltrock Surfwear Limited 1,320 2-Apr-2019 5 1-Apr-2021 (T) 1-Apr-2024 £35,000 £6,036 10%

Unit 7 Indoor Active Ltd t/a Indoor Active Soft Play 1,800 25-Mar-2021 5  24-Mar-2024 (M) 24-Mar-2026 £20,000

Unit 8 MRMU Co-op Ltd t/a Co-op 2,249 18-Mar-2021 10 17-Mar-2026 17-Mar-2031 £50,000 Open Market Value  

Unit 9 Star Surf Camps (UK) Ltd t/a Mango Surfing 1,495 26-Jun-2018 10 25-Jun-2023 (M) 25-Jun-2028 £47,500

Current rent of £35,000 p.a. rising to £47,500 p.a. in June 2023.  
Mutual break being removed. Rent to be topped up by vendor.  

Tenant right to renew for an additional 5 years at expiry, subject  
to an increased rent of £2,500 p.a. Tenant mezzanine 

8%

Unit 10 McDonalds Restaurants Ltd 2,637 25-Mar-2014 25 24-Mar-2024 (T) 24-Mar-2039 £80,000 £45,414 5 yearly u/o to 80% of average base  + turnover rent  
(previous 5 years), or if no turnover rent, to OMV 

5% > £2.0m 
(RPI-linked) 

Kiosk 1 WC Rowe 370 4-Mar-2016 15 3-Mar-2026 (T) 3-Mar-2031 £26,000 £5,106 Annual u/o to 80% of previous year's base + turnover rent 8%

Kiosk 2 Open Oven Pizza Company Ltd  329 25-Mar-2014 15 - 31-Dec-2022 £15,000 Lease will terminate 31 Dec 2022 to be replaced by Miami's (see below) 8%

Kiosk 2 Miami's Ltd (t/a Miami's)  329 1-Jan-2023 10 3-Dec-2024 (T) & 
31-Dec-2029 (T) 31-Dec-2032 - 5-yearly RPI (3% p.a. compounded cap). £15,000 p..a  

on lease commencement 8%

Fuel 
Station Malthurst Retail Ltd (G: Malthurst (UK) Ltd) t/a BP 2,485 25-Mar-2014 25 24-Mar-2034 (M) 24-Mar-2039 £179,676 5 yearly fixed to 3% p.a. compound 1pppl of retail 

fuel >10m ltrs 

Drive Thru Costa Limited 319 24-Jul-2020 10 23-Jul-2027 (T) 23-Jul-2030 £31,000 5-yearly to RPI (3% p.a. cap compounded) 

The Stable Leesa Boulter t/a The Cornish Barber - 1-Oct-2020 5 30-Sep-2023 (M) 30-Sep-2025 £5,453 Annual uncapped RPI

EV 
Charging  Gridserve - 13-Aug-2021 25 12-Aug-2026 (T) 12-Aug-2046 £9,000 Turnover-linked. From Y5 higher of 80% of the average  

yearly rent, or the gross profit rent. 

Solar Farm Gridserve - 1-Feb-2023 25 12-Aug-2026 (T) 12-Aug-2046 £6,000 Four acres of land for solar farm 

Hoardings Ads-Smart Ltd - 1-Jul-2022 10 - 30-Jun-2032 £124,500 Long Term Licence Agreement. Current rent £114,500 p.a.  
Vendor to top up to December 2022 uplift (£124,500).   

Parking Smart Parking  - 16-Jun-2020 3  - 15-Jun-2023 £98,445 Rent Turnover-linked 

ATMs Cardtronics UK Ltd  - 17-Jul-2020 3  - 16-Jul-2023 £5,400 3-year rolling contract. Rent Turnover linked 

Seymac Leaflet Stand  - 1-Jan-2022 1  - 22-Dec-2022 £4,167 Licence Agreement - Rent Turnover Based  

Laundry  Kiswash  - 26-Apr-2017 7  - 25-Apr-2024 £5,880 7-year rolling contract  

Ad Hoc  Vending machins etc.  - - -  - - £1,059 Ancillary income  

Misc Children's rides - - -  - - £5,500 Ancillary income  

Containers Storage - - -  - - £17,500 Rolling Licences with 1  months' notice  

Total: £1,035,442 £68,902

Adjusted*** Service Charge Deficit £150,000

Services Net Rent £954,344

Hotel  MRMU (HIE) Ltd t/a Holiday Inn Express  28,047 01-Oct-2022* 20 - 30-Sep-2042 £443,750 CPI+1% (1-3%) 

Hoarding  MRMU (HIE) Ltd t/a Holiday Inn Express  - 01-Oct-2022* 20 - 30-Sep-2042 £10,000 CPI+1% (1-3%) 

Total Hotel Rent £453,750

Combined rent receivable £1,408,094

*New lease on completion of sale     **For year ending 31 March 2022     ***Current service charge deficit is £188,183, but is estimated to be £150,000 going forwards.



Amenity Income.

SCHEME Income.

A HIGHLY DIVERSE AND DEFENSIVE INCOME PROFILE

KEY FINANCIALS: 

12%
9% 

6% CGS Gaming Ltd  
t/a Player’s Lounge

6% Greggs

5% WC Rowe

2% Open Oven  
Pizza Company Ltd

43%
Amenity

20%
Ancillary Income

12%
Fuel Filling Station

25%
Hotel

6% Saltrock

3% Indoor Active Ltd t/a  
Indoor Acivite Soft Play

8% MRMU Co-op  
Ltd t/a Co-op

6% Star Surf Campus (UK) 
Ltd t/a Mango Surfing

17%

20%

Costa Limited

2020 2019 2018

Turnover £603,588,000 £880,587,000 £1,344,138,000

Pre-tax Profit -£222,103,000 £5,336,000 £139,523,000

Net Assets £640,927,000 £839,362,000 £438,983,000

McDonald’s Restaurants Limited

2020 2019 2018

Turnover £907,266,000 £1,402,777,000 £1,514,374,000

Pre-tax Profit -£23,350,000 £405,994,000 £406,278,000

Net Assets £1,014,157,000 £1,058,642,000 £1,127,168,000

Malthurst Retail Ltd (Guarantor Malthurst (UK) Limited)

2020 2019 2018

Turnover £2,151,000 £3,740,000 £342,553,000

Pre-tax Profit -£13,068,000 -£10,118,000 -£20,459,000

Net Assets £19,615,000 £32,685,000 £5,414,000

Malthurst (UK) Limited Net Assets of £71.5m (YE December 2020). 
Malthurst is owned by Motor Fuel Limited (2020 net assets c. £920m)

Mountain Warehouse Limited

2021 2020 2019

Turnover £239,928,000 £294,956,000 £255,044,000

Pre-tax Profit £7,912,000 £12,031,000 £24,030,000

Net Assets £133,265,000 £126,045,000 £113,758,000

Subway Realty Limited

2020 2019 2018

Turnover £48,458,990 £40,641,235 £35,107,808

Pre-tax Profit -£2,594,638 £925,049 £1,530,929

Net Assets £13,071,493 £998,718 £1,745,725

MRMU (HIE) Limited

2022 2021

Turnover £1,942,192 £1,486,074

Pre-tax Profit £162,168 £17,667

Net Assets £12,984 £243,847
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EV Landscape.
In view of their highly strategic locations, and 
lack of nearby alternatives, Service Areas will 
play a critical role in the Government’s Green 
Infrastructure Plan.  

Electric vehicle ownership continues to grow 
rapidly, as billions of pounds of automotive 
industry investment in zero-emission cars, 
vans, trucks, buses and coaches delivers a 
growing choice of models. Nearly three 
quarters of a million vehicles on the road 
today can be plugged in, including 720,053 
cars, 26,990 vans, 993 buses and 313 trucks.

The UK Government has implemented several 
policies aimed at decarbonisation (e.g., the ban 
on new ICEs by 2030)

Current margins from EV charging are more 
than double those from fossil fuel sales (for 
any given distance travelled) and an expected 
increase in dwell times due to longer charging 
times (vs. traditional refuelling) will further drive 
rental income.

The Government’s vision is ensuring that every 
motorway service area has at least six rapid 
chargers by the end of 2023, with some 
having more than 12. 

Given the strategic importance of Cornwall 
Services, Gridserve are planning to install  
16 chargers, which is in addition to the two 
existing chargers. 

FUTURE ASSET  
MANAGEMENT POTENTIAL.
•  Planned hotel expansion will increase 

trading potential across the scheme and 
reduce the overall service charge deficit

•  Further expansion of EV forecourt to meet  
future demand. New substation planned to 
be installed in 2024

•  Capacity for additional HGV parking

•  McDonald’s rent is highly reversionary

•  Further opportunity to develop additional  
drive thru pods

•  Enhance tenant mix and rental income  
by exercising break events

•  Enhance advanced road signage

Photo taken August 2022 pre-opening



Property Location Operator
Unexpired 

Term 
Rent Review Pattern Price (m) NIY Date 

Barton Mills A11 Various 15.1 £391K OMV/RPI £8.0 4.58% Under Offer

Abraham 
Portfolio 

Various Various P&C P&C Turnover-linked P&C P&C Jun 21

Ulysses 
Portfolio 

Various Welcome Break 25 £16.7m Fixed c. £500 c. 4.1% Nov 21

Grantham A1 Moto 25 £740k RPI £14.5 4.8% Mar 21

Cardiff Gate M4 Welcome Break 17.1 £515k OMV £10 4.8% Aug 20

Investment Market Activity.
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Access will be provided to interested parties.

The property is elected for VAT and it is anticipated that it will 
be sold by way of a Transfer of a Going Concern (TOGC).

Available on request.

Dataroom.

VAT.

EPC.

We are instructed to seek offers for  
both assets in excess of £23,750,000 
(Twenty-Three Million, Seven Hundred 
and Fifty Thousand Pounds), subject  
to contract and exclusive of VAT.

A purchase at this level reflects an 
attractive Net Initial Yield of 5.55%. 
Offers will also be considered  
for either the Services, or Hotel  
in isolation.
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CONTACT.
Adam Chapman
+44 7918 560870 
adam.chapman@knightfrank.com

Tom Rigg
+44 7468 727 538
tom.rigg@knightfrank.com 

Ed Price
+44 7816 640 873 
ed.price@knightfrank.com

Steve Oades
+44 7920 807 796
steve.oades@knightfrank.com

James Bater
+44 7866 057 112 
james.bater@knightfrank.com 

Subject To Contract and exclusive of VAT. Important notice. Particulars: These particulars are 
not an offer or contract, nor part of one. You should not rely on statements by Knight Frank 
LLP in the particulars or by word of mouth or in writing (“information”) as being factually 
accurate about the property, its condition or its value. Neither Knight Frank LLP has any 
authority to make any representations about the property, and accordingly any informa-
tion given is entirely without responsibility on the part of the agents, seller(s) or lessor(s). 
Photos etc: The photographs show only certain parts of the property as they appeared at 
the time they were taken. Areas, measurements and distances given are approximate only. 
Regulations etc: Any reference to alterations to, or use of, any part of the property does 
not mean that any necessary planning, building regulations or other consent has been 
obtained. A buyer or lessee must find out by inspection or in other ways that these matters 
have been properly dealt with and that all information is correct. VAT: The VAT position 
relating to the property may change without notice. Knight Frank LLP is a limited liability 
partnership registered in England with registered number OC305934. Our registered office 
is 55 Baker Street, London W1U 8AN, where you may look at a list of members’ names.  
September 2022. carve-design.co.uk 15598/14

Knight Frank LLP 
55 Baker Street, London W1U 8AN

KnightFrank.co.uk
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