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Investment Summary 
•  Forward Commitment opportunity to acquire a new 

81 bedroom hotel located in the centre of the historic 
Medway town of Rochester, Kent, near to ME1 1NH  

•  Freehold investment opportunity

•  Situated adjacent to Rochester’s new high speed 
railway station within Rochester Riverside: Countryside 
and Hyde’s new exciting 21 hectare mixed use 
development of 1,400 new homes 

•  The purpose built hotel will benefit from a café  
and terrace with seating for 54 together with  
32 parking spaces

•  A new lease to Travelodge Hotels Ltd for a term  
of 25 years to include 5 yearly CPI indexed linked  
rent reviews, 1% collar and 4% cap

•  Initial rent of £445,500 per annum, reflecting  
£5,500 per bedroom per annum 

•   Travelodge Hotels Ltd have a strong covenant with a  
‘5A1 / Minimum Risk’ credit rating from Dun & Bradstreet 
with a reported turnover of over £585m in 2016

•   We are seeking offers in excess of £7,920,000  
(Seven Million, Nine Hundred and Twenty Thousand 
Pounds) on a ‘three cheque’ commitment basis.  
The transaction is to be structured with a site purchase 
payment of £1,200,000 in July 18 with an interim 
payment of £800,000 in Aug 18 with a balancing 
payment made on practical completion in March 2019. 
A purchase at this level would reflect a Net Initial Yield 
of 5.50% assuming actual purchaser’s costs of 2.4% and 
a capital value per bed of only £98,000. 
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In the area 
 1  Rochester Railway 

Station

 2  High speed railway 
line to St Pancras 
International 

 3  A2 leading to  
M2 Motorway

 4 Rochester Bridge

 5 High Street

 6 Rochester Cathedral

 7 Rochester Castle

 8  Medway Bridge Marina

 9 River Medway

 10 Strood

 11 Strood Railway Station

 12 Train to Chatham

 13  Medway City  
Industrial Estate
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Development includes; 1,400 
new homes, primary school, 
leisure facility, office space, 

shops, cafe/restaurant



Travelodge Rochester Riverside 
Prime South East Hotel Forward Commitment 

ROYAL
TUNBRIDGE

WELLS

SEVENOAKS MAIDSTONE

ASHFORD
CRAWLEY

DARTFORD

CHELMSFORD

CANTERBURY

LONDON

FOLKESTONE

EASTBOURNE
BRIGHTON

RAMSGATE

MARGATE

DOVER

ROCHESTER

SOUTHEND ON SEA

ROYAL
TUNBRIDGE

WELLS

SEVENOAKS MAIDSTONE

ASHFORD
CRAWLEY

HASTINGS

DARTFORD

CHELMSFORD

CANTERBURY

M25

M25

M1

M40

M11

M20

M20

M23

M4

M2

M4

A2070A26

A2

A299

A28

A20

A259

A259

A27A27

A21

A21

A2A20

A2

A1
A40

A13
A406

A13

A127

A23

A13

A3

A40

A3
A232

A22

A22
A259

A229

A289

A230

A231
A231

B2097 A229

A228

A228

A228

A229

A2

A2

A2

A2

M2

M2

2

2

1

City Way

Maidstone Road

Sundridge Hill

Maidstone Road

High Street

Gravesend Road

Cuxton Road

STROOD

CUXTON

DOWNSIDE

FRINDSBURY

ROCHESTER

BORSTAL

CHATHAM

ROCHESTER 
EAST WARD

BROMPTON

RIVER MEDWAY

3
Location  
Rochester is a historic town within the county of Kent, 
England. Rochester and its neighbours, Chatham, 
Gillingham, Strood form a large single urban 
area known as the Medway Towns with a resident 
population in excess of 250,000. The Medway Towns 
are an established commercial and industrial centre, 
located approximately 37 miles south east of Central 
London and 45 miles north west of the Channel Ports 
at Dover and Folkestone. 

Rochester is accessed via the A2 which crosses the 
River Medway at Rochester Bridge. The town is easily 
accessible via motorway located between Junctions 2 
and 3 of the M2 which provides access to the M25 13 
miles (21km) north west and to Canterbury, 31 miles 
(50km) south east. The town is well served by public 
transport with access to several Central London railway 
stations including London Victoria, Charing Cross and 
St Pancras International. The high speed line to London 
St Pancras provides access to Central London with a 
journey time of 34 minutes. 

Situation 
The hotel will be situated with prominent frontage  
on to Station Square, the central hub of the new 
Rochester Riverside development and a main 
pedestrian access point from the train station situated 
immediately adjacent. Station Square will comprise  
a large landscaped public realm together with  
convenience retail and café offering. 

Less than 300m away to the west is the town centre 
with its vibrant High Street, historic Cathedral and 12th 
Century castle. The town centre has a great selection  
of independent shops, restaurants and local amenities. 
Medway City Estate, a substantial area of industrial 
and commercial uses is located 1.4 miles to the east. 

Sat Nav 
Near to ME1 1NH

Travelodge
Rochester
Riverside 

Travelodge
Rochester
Riverside 

Rochester CastleRochester High StreetRochester Cathedral
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Rochester Riverside – The Future
The area will be developed over the next 11 years and will 
include the provision of approximately 1,400 new homes, 
open spaces, riverside walks, a new primary school, leisure 
facilities, office space, shops and cafe/restaurant. 

Countryside and Hyde are joint developers for the 21 
hectare site stretching from Rochester Bridge to the north, 
and Doust Way to the south. 

The development has 2.5km of near continuous frontage 
to the River Medway as well as stunning views up and 
downstream, and inland towards the cathedral and castle.

Phase 1 commences in May 2018 and includes the 81 
bed hotel, convenience store, potential cafe unit, central 
square of public realm as well as 189 new homes.

Travelodge
Rochester
Riverside 

Rochester 
Railway Station

Convenience 
Retailer tba

 Cafe Operator 
tba
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HOTEL

32 PARKING SPACES

Hotel Description
The property will be arranged over ground and three 
upper floors comprising a total of 81 bedrooms with  
27 bedrooms on each of the upper floors.

All rooms will be fitted to the latest Travelodge specifications 
and will include a range of double and family rooms.  

On the ground floor, the bar café will have seating for  
54 with an adjoining terrace. 32 car parking spaces will  
be located to the rear of the property for guest use only. 

Site Area
The self contained hotel site is 0.537 acres (0.217 hectares) 
and is configured in a broadly rectangular shape.   

Planning
The vision for Rochester Riverside is established in 
the 2014 Rochester Riverside Development Brief and 
Masterplan having initially been adopted within the 
2006 Rochester Riverside Masterplan. 

Planning submissions were formally made on the 30th 
June 2017 with approval formally granted on the 25th 
October 2017. The application reference is: MC/17/2333.   

Full planning details and documents can be found  
in the Data Room or accessed online using the link below:

https://publicaccess.medway.gov.uk/online-
applications/

New Design Travelodge Bar/Cafe
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Standard Double Room 
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Tenure 

The property is being sold on a Freehold basis. 

Tenancy
The property will be let on full repairing and insuring 
terms to Travelodge Hotels Ltd from practical completion 
for a term of 25 years, with a tenant option to renew 
for a further 25 years. The agreed rent is £445,500 per 
annum, reflecting £5,500 per bed. The rent will be  
subject to five yearly upward only rent reviews linked 
to the Consumer Price Index (CPI), compounded 
annually with a collar and cap of 1% & 4%. A copy of the 
Agreement for Lease is located in the Data Room. 

Covenant
Travelodge Hotels Ltd is the UK’s largest independent hotel brand boasting over  
530 hotels and 40,000 bedrooms across the UK and is wholly owned by a syndicate  
of Golden Tree Asset Management, Avenue Capital Group and Goldman Sachs  
who took ownership of the business in 2012.

Since 2012 a significant investment program has taken place with close to £100m 
deployed in order to modernise 35,000 rooms across all hotels. Travelodge  
continues to invest in the quality of their hotels, continuing the roll out of the  
new SuperRoom concept.

Unaudited 2017 half year results show the company’s total revenue increasing  
by 6.8% to £293.8m from the previous year with EBITDA rising by £3.3m to  
£42.0m. The positive financial figures were achieved as a consequence of RevPAR  
going up by 2.2% to £37.62 and ARR increasing by 2.3% to £51.08, occupancy  
stood at 73.6%. 

Over the next three years, Travelodge expects to open 20 hotels per year. Travelodge 
opened 15 hotels in 2017, which demonstrates the continuing success and ambition  
of the business.

Travelodge Hotels Ltd currently has a ‘Minimum’ risk of business failure advised  
by Dun & Bradstreet (D&B) with a resultant rating of ‘5A1’ and they are seen as  
an attractive investment tenant.

 
03.03.16  
£000’s

03.03.15  
£000’s

03.03.14  
£000’s

Turnover £835,037 £735,974 £633,427

Pre-Tax Profit (Loss) £117,498 £127,221 £100,449

Net Current Assets (Liabilities) £542,180 £444,814 £318,767

Tangible Net Worth £545,353 £449,549 £321,333

Typical Reception
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Professional Team
Site preparation, remediation and engineering works at 
Rochester Riverside were initially commenced by Medway 
Council and Homes England. 

Countryside and Hyde are the joint developers of 
Rochester Riverside. Hyde are responsible for the long-
term management and maintenance of the affordable 
homes. The hotel element will be delivered by the 
experienced construction team at Marshalls Construction 
Ltd.  The design team is led by HTA and BPTW.

Development Timetable

Planning Consent Granted October 2017

Investment opportunity marketed  
as a Forward commitment (‘three cheque basis’)April 2018

May 2018 Hotel Construction Starts 

Payment 1 - Site acquisition for £1,200,000 and contract 
entered into for developer to deliver subject hotelJuly 2018

Hotel Practical Completion  
& Lease Completes 

March 2019  Investment Acquisition completes with  
Payment 3 - Balancing Payment 

(Balancing payment = Total commitment less site 
acquisition price, interim payment, cost of rent free  

and notional finance cost) 

Developers  

 

Countryside was founded 60 years ago and has become 
one of the UK’s leading house builders specialising 
in placemaking and urban regeneration.  In 2017 
Countryside was named “Large Housebuilder of the Year” 
at the Housebuilder Awards. In addition, Countryside has 
been presented with a further nine awards during 2017 
for work at Acton Gardens (London), Abode (Cambridge), 
Woolley Hall (Berkshire) and Englemere (Ascot).

Following a successful public offering in February 2016, 
Countryside is now listed on the stock exchange and valued 
in excess of £1.3 billion with the latest turnover reported 
to be £840 million.  Countryside currently has 1,200 
employees located within six offices throughout the UK.  

Hyde Group are a housing association operating in London, 
the South East, East of England and the East Midlands with 
over 1,200 employees and a turnover of c.£240 million. 
Hyde’s core aim is to provide housing for those people 
who are unable to meet their needs on the open market. 
They have completed several large-scale regeneration 
projects including Packington Square in Islington. 

Lead Contractor 

The group’s principal activities are commercial 
development and construction. Marshall’s employ 
approximately 220 employees and build operational 
facilities, distribution warehouses, retail parks, offices 
both in city centres and on business parks, residential 
property, city centre retail development, hotels and 
leisure uses such as cinemas, bars and restaurants. 

Payment 2 - Interim payment of £800,000  
made to Developer August 2018
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VAT
The property is elected for VAT.

Capital Allowances
Any unclaimed plant and machinery allowances will be made 
available to the purchaser by way of separate negotiation.

Data Room
Access to a secure online data room is available upon request.

Proposal
Our client is seeking offers in excess of £7,920,000 (Seven 
Million, Nine Hundred and Twenty Thousand Pounds) on a 
‘three cheque’ commitment basis. 

The transaction is to be structured with a site purchase payment 
of £1,200,000 in July 18 with an interim payment of £800,000 
in Aug 18 and a balancing payment made on practical 
completion in March 2019. A purchase at this level would 
reflect a Net Initial Yield of 5.50% assuming actual purchaser’s 
costs of 2.4% and a capital value per bed of only £98,000. 

A purchase at this price would produce the following running yield:

Date Fixed Rent (£ p.a.) Running Yield* 
Apr-19 £445,500 5.50% 
Apr-24 £491,868 6.07% 
Apr-29 £543,062 6.71%
Apr-34 £599,584 7.41% 
Apr-39 £661,990 8.18%  

*assuming CPI growth of 2% pa



9 Travelodge Rochester Riverside 
Prime South East Hotel Forward Commitment 

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 information 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.  
April 2018. Design by carve-design.co.uk 13385.

KnightFrank.co.uk

Contacts
Charles Fletcher
+44 (0) 20 7861 1450
+44 (0) 78 3857 5063
charles.fletcher@knightfrank.com

Hector Ahern
+44 (0) 20 7861 1749
+44 (0) 7976 577 214
hector.ahern@knightfrank.com

55 Baker Street, London, W1U 8AN


