
CALEDONIA MILLS
CALEDONIA ROAD, STOKE-ON-TRENT, ST4 2DN



CALEDONIA MILLS
A FULLY LET STUDENT FREEHOLD INVESTMENT OPPORTUNITY, SITUATED WITHIN 
THE HEART OF STOKE-ON-TRENT CITY CENTRE.

INVESTMENT SUMMARY
+  Freehold income-producing student 

accommodation asset in very close proximity 
to Staffordshire University and nearby to 
Keele University

+  Modern purpose built asset, built only 6 years 
ago 

+  High quality scheme with 120 en-suite cluster 
and studio bedrooms

+  Stabilised, fully let asset with 100% 
occupancy. High retention rate with the 
2017/18 academic year anticipated to be 
fully let

+  Only 18% of students at Staffordshire 
University  have access to purpose built 
student accommodation (PBSA)

+  The property is forecast to generate a core 
student Gross Operating Income of £602,820 
for the 2017/18 academic year, plus ancillary 
income

+  Offers in excess of £5,830,000 which 
will show a Net Initial Yield of 6.25% after 
deducting purchaser’s costs of 2.80%

OPPOSITE & ABOVE

1 Typical shared sitting room

2  View of the property front 
along Caledonia Road
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LOCATION
STOKE-ON-TRENT IS LOCATED IN STAFFORDSHIRE IN THE WEST MIDLANDS.

The area benefits from its location at the heart 
of the UK, with strong connectivity via road 
(including the M6, A50, A500, A38, A5) and rail 
(including the West Coast Mainline).

Stoke has traditionally been the home of 
ceramics, notably Wedgewood and Royal 
Worcester. Formerly a primarily industrial 
conurbation, relatively high levels of 
connectivity make it an attractive centre for 
service industries and logistics centres.

Major employers now include First Potteries, 
Steelite and Bet365 and in the surrounding 
county, JCB, Foxes Biscuits, Alstom, Coors, 
Jaguar Land Rover, Michelin, Moog, and Zytek.

Similarly the area is home to a buoyant 
SME sector making a significant contribution 
to economic growth. Inward investment 
performance has been strong in recent years, 
with notable projects including Jaguar Land 
Rover and Amazon.

SITUATION
Caledonia Mills is located on Caledonia Road, 
overlooking the Caldon Canal to the north. 
Ideally located for students, the accommodation 
is only 900m (a 10 min walk) to Staffordshire 
University’s main campus and 3.7 miles (a 15 
min bus journey) to Keele University.

In close proximity to both the main train 
station and shopping area, Caledonia Mills is 
highly accessible.

Stoke-on-Trent Station provides direct rail 
services to major cities in the UK, including 
Birmingham, Manchester and London.

Moreover, the city centre to the north east of the 
site is currently undergoing a £310 million retail, 
cultural and commercial regeneration project. 
Initiatives include a 40,000sqm retail lead 
development, improving on the current offer of 
cafes, restaurants and leisure for the sub region. 

Stoke-on-Trent benefits from excellent road and 
rail connectivity.

ROAD

Point of interest Distance

Staffordshire University 900m

Keele University 3.7 miles

Crewe 15 miles

Manchester 45 miles

Nottingham 53 miles

RAIL (Source: thetrainline.com)

Rail station Time

Birmingham 49 mins

Manchester 40 mins

Liverpool 1h 20 mins

London Euston 1h 35 mins

Not to scale - for identification purposes only.
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HIGHER EDUCATION
THERE ARE TWO MAIN HIGHER EDUCATION PROVIDERS IN STOKE-ON-TRENT: 
STAFFORDSHIRE UNIVERSITY AND KEELE UNIVERSITY, RANKED 92ND AND 42ND 
RESPECTIVELY BY THE TIMES GOOD UNIVERSITY GUIDE 2018.

Combining data from both universities, there 
are currently 25,980 students in total, of which 
17,315 (67%) are full-time. These students are 
likely to require accommodation over the 
duration of their studies.

Of these full-time students, 15,875 (92%) are 
undergraduates and 1,440 (8%) are postgraduates. 
The total number of international students is 
2,450 (9%) with 560 (23%) from within the EU 
and 1,890 (77%) from non-EU countries.

STAFFORDSHIRE UNIVERSITY
STUDENTS

15,860
(TOTAL)

FULL-TIME

9,440
(60%)

INTERNATIONAL

1,020
(6%)

APPLICANTS

5.5
(PER PLACE)

KEELE UNIVERSITY
STUDENTS

10,120
(TOTAL)

FULL-TIME

7,875
(60%)

INTERNATIONAL

1,430
(14%)

APPLICANTS

8.8
(PER PLACE)

25,980 17,315 2,450
Source: HESA 2015/16  data and The Times Good University Guide 2018

UNIVERSITY ACCOMMODATION IN STOKE-ON-TRENT
There are 17,315 full-time students studying across the two academic institutions. 
They are only able to provide circa 5,848 bed spaces, equating to circa 34% provision of 
Purpose Built Student Accommodation (PBSA) in Stoke-on-Trent.

University
Full-time students 
(HESA 15/16)

University 
accommodation 

Full-time students 
accommodated

Staffordshire 9,440 1,010 (3 properties) 11%

Keele 7,875 4,838 (6 properties) 61%

Total 17,315 5,848 34%

PRIVATE SECTOR ACCOMMODATION
There are currently six operators in private sector student housing across eight properties.

In total there are 1,262 private beds. Of these 678 beds are associated with Staffordshire University, 
being situated in Stoke, including the subject property, with only four other competing halls. 
The remaining 584 beds are in three halls associated with Keele University, being situated closer 
to that campus.

University
Full-time students 
(HESA 15/16)

Private 
accommodation

Full-time students 
accommodated

Staffordshire 9,440 678 (5 properties) 7%

Keele 7,875 584 (3 properties) 7%

Total 17,315 1,262 7%



INSTITUTIONAL REVIEW
STAFFORDSHIRE UNIVERSITY IS UP 3 PLACES FROM LAST YEAR IN THE TIMES GOOD 
UNIVERSITY GUIDE MAINLY DUE TO THE INCREASED INVESTMENT AND INITIATIVES 
THAT IMPROVED STUDENT SATISFACTION.

It is transferring its highly rated midwifery 
and nursing degrees to a £4 million centre of 
excellence in town, as well as spending £80 
million improving university halls, the library, 
public spaces and other buildings.

The university is attracting some outstanding 
athletes since the launch of the Team Staffs 
Sport Elite scholarships and the £1.25 million 
refurbishment of the sports centre.

Staffordshire University is developing a 
‘connected university’, offering the greatest 
number of higher apprenticeships than any 
other university. It has also been a pioneer of 
two-year fast-track degrees and is currently 
undergoing a £40 million investment 
programme across its main city campus.

The ‘University Quarter project’ will upgrade 
buildings such as the library and public spaces.

KEELE UNIVERSITY, SITUATED IN 600 ACRES OF PARKLAND IN THE HEART OF RURAL 
KEELE, BOASTS THE UK’S LARGEST CAMPUS.

Frequently ranking in the Times Good 
University Guide top five for teaching quality 
and it won The Times University of the Year 
award for Student Experience, the University 
aims to further their success over the upcoming 
five years, through expanding by over a third.

There has been a host of investment, upgrading 
and expanding the halls of residence, with more 
in the pipeline.

More than £115 million has been spent on the 
campus since the turn of the century and a new 
£1.7million sports facility opened in 2016.

DESCRIPTION
BUILT IN 2011, THE PROPERTY COMPRISES A FIVE STOREY BUILDING AROUND A 
CENTRAL COURTYARD WITH GATED ACCESS AND PARKING FOR 14 VEHICLES.

The construction is primarily timber and steel 
framed with areas of traditional masonry. The 
roof and floors are primarily timber with the 
roof having a felt cover.

The courtyard elevations are primarily clad 
and have balcony access corridors to each level, 
accessed by passenger lift and a stairwell.

There are 120 bedrooms in total, comprising 
95% en-suite cluster beds and 5% self-contained 
studios.

Plant rooms, a laundry facility, bin stores and 
the reception and office are provided at ground 
floor level. The main reception faces Caledonia 
Road providing a welcoming entrance.

Room type No. Beds 

2-bed apartment with en-suite 1 2

3-bed apartment with en-suite 28 84

4-bed apartment with en-suite 7 28

Classic studio 4 4

Premier studio 2 2

Total 42 120

SERVICES
Mains gas, electric and water are provided to the 
building and service risers are located at each 
floor level within the communal lobbies.

Heating is provided by via electric panel 
radiators in each of the apartments. Domestic 
hot water is provided by gas fired boiler plant 
with a boosted cold water service from the 
cold water storage tank. Mechanical extract 
ventilation is provided to each kitchen and  
shower room within the apartments.

Lighting is provided by a variety of low energy 
fluorescent lamps. Emergency lighting is 
provided throughout the communal areas.

The fire alarm system is provided by an 
addressable panel. CCTV and door access 
control systems are also present to the property.

The property is served by a single passenger lift. 

Wi-Fi was upgraded in April 2017 and is provided 
at 50MB inclusive, upgradable to 100MB direct 
with the provider, currently at £125pa.

Laundry facilities are provided by Circuit.

The present operators provide 24hr on site 
security.



TENANCY
The scheme is managed on a direct let basis 
by Hello Student, a subsidiary of the Vendor, 
and each tenancy is on a 51 week term.

The scheme is 100% let for the current 2016/17 
academic year and is anticipated to be for the 
2017/18 academic year. Current bookings are 
available on the data room.

ACCOMMODATION AND INCOME PROFILE
A summary of the available accommodation 
and the Net Operating Income is shown below. 

The current Operational Expenditure Budget is 
£1,847 per bed per annum equating £221,615 for 
the 2017/18 academic year.

 Local Market Comparables No. Beds
Term 
(weeks) 

Rent 
p/week

Gross term 
income

2-bed apartment with en-suite 1 2 51 £109 £11,118

3-bed apartment with en-suite 28 84 51 £99 £424,116

4-bed apartment with en-suite 7 28 51 £89 £127,092

Classic Studio 4 4 51 £129 £26,316

Premier Studio 2 2 51 £139 £14,178

Total 42 120 — — —

Gross term income — — — — £602,820

Occupancy void allowance (2%) — — — — (£12,000)

Net term income — — — — £591,000

Operating expenditure — — — — (£221,600)

Net income after operational expenditure — — — — £375,000



LOCAL MARKET COMPARABLES

Scheme (Operator) Beds
Term 
(weeks) 

Room type
Rent 
2017/18

Staffordshire

Empire House
38 51

Deluxe en-suite

Standard en-suite

Standard plus en-suite

Super deluxe en-suite

£110.78

£88.24

£98.04

£132.35

Staffordshire

Carlton House
(Carlton Suites)

55 43

Deluxe

Single

Standard

£115

£105

£110

Staffordshire

Lomax
(Galbraith Property Services)

120 48
Duplex room

Single room

£149

£109

Staffordshire

College Court
(Homes for Students)

345 43 Classic en-suite £109

Keele 

Keele House
(Urban Student Life)

160 51

Classic studio

Deluxe studio

Ground floor deluxe studio

Ground floor premium studio

Ground floor studio

Penthouse deluxe studio

Penthouse premier studio

Penthouse studio

Premier studio

£139

£144

£134

£136

£131

£146

£151

£141

£149

Keele 

Sky Building
(Galbraith Property Services)

277 51

Large studio

Premier studio

Standard en-suite

Standard studio

Top floor en-suite

Top floor large studio

Top floor premier studio

£149

£155

£109

£135

£115

£155

£159

MANAGEMENT
The scheme is managed on a direct let basis by 
the Vendor’s operational platform, Hello Student.  

The Purchaser is expected to allocate an 
alternative management solution, of which the 
vendor will of course be reasonable to manage a 
careful handover process.

PROPOSAL
Savills is instructed to seek offers in excess of 
£5,830,000, demonstrating a Net Initial Yield of 
6.25% after deducting purchaser’s costs of 2.80%.

TENURE
Freehold.

VAT
VAT is not expected to arise on the sale.

EPC
The EPC rating for the property is C (52). 
The certificate is available in the data room.

DATA ROOM
Information is available in the data room, 
available at savills.com/bedecaledonia

CONTACT
To discuss the Property and arrange a 
viewing please contact the agents:

LIZZIE BEAGLEY
Director

t. +44 (0)20 7016 3863

e. lizzie.beagley@savills.com

MICHAEL DONAGHY

Associate Director

t. +44 (0)115 934 8030

e. mdonaghy@savills.com

PHIL DOCHERTY

Graduate Surveyor

t. +44 (0)115 934 8056

e. pdocherty@savills.com

IMPORTANT NOTICE

Savills and their clients give notice that:

1. They are not authorised to make or give any representations or warranties in relation to the property either here or elsewhere, either on their 
own behalf or on behalf of their client or otherwise. They assume no responsibility for any statement that may be made in these particulars. 
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.




