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INVESTMENT
'HIGHLIGHTS |

We are seeking offers on a traditional forward funding
structurein excess of £71,780,000 exclusive of

VAT. A purchase at this level would represent a Net Initial

Yield of 6.00% and based on NOI projections would have
strong reversionary potential.

Consideration will also be given to a site sale.

99 BORRON ST . GLASGOW
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Located on the River Clyde,

Glasgow is Scotland’s largest city. .
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AMENITIES KEY TRAVEL TIMES FROM
DISTILLERS YARD

01 Everyday Athlete Gym - View Website
02 PHF Personal Training and Coaching - View Website

03 The Loading Bay Skatepark and Café - View \Website INSTITUTIONS m G¥ﬁvll.g;(i
04  Pinkston Watersports - View \Website
i

| Roya

05 Speirs Wharf (Scottish Opera) - PBSA Consultation Link- View Website Il Eamenaoe 23 min
06  Skate Park

07 Ocho Spa- View Website ;2585‘&?&82 26 min
08 Ocho Café - View Website 3
09 The National Piping Centre - View Website i 19 min

10 DiMaggio’s - View Website

X i 3 g'{v;;mfclyde 25 min
11  Ardnamurchan Scottish Restaurant & Bar - View Website Glasgow

The site sits approx. 550m north of the M8 corridor in the Port

Dundas area of Glasgow to the the north of Glasgow City

Centre. The site lies on the west side of Borron Street as the ST R S S A1) U%ilvc‘rsity 29 min
q 5 o +, of Glasgow
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https://www.everydayathletegym.com/
https://www.phfcoaching.co.uk/
https://theloadingbayglasgow.com/
https://pinkston.co.uk/
https://www.scottishopera.org.uk/media/f1xaxd4n/new-rotterdam-wharf-scottish-opera-2nd-public-consultation.pdf
https://www.ochospa.com/
https://www.ochoglasgow.co.uk/
https://www.thepipingcentre.co.uk/
https://www.dimaggios.co.uk/
https://ardnamurchan.biz/
https://www.cineworld.co.uk/cinemas/glasgow-renfrew-street/057#/buy-tickets-by-cinema?in-cinema=057&at=2024-08-12&view-mode=list
https://buchanangalleries.co.uk/

DISTILLERS YARD

Speirs Wharf (Scottish Opera) -

s PBSA Consultation Link -

02 Dundashill - 600 unit residential
development by Igloo -

03 [ Port Dundas Canal Basin

o4 Sighthill Regeneration Area -

Sighthill TRA GCC Link -

Sighthill Pedestrian Bridge Link -

Pinkston Basin Terraces

Glasgow Wake Park -

Pinkston Watersports -

The Loading Bay Skatepark and Café -

Everyday Athlete Gym -

The Whisky Bond - Events space and

co-working -

Ocho Café -

There are numerous regeneration projects underway in the surrounding
area, including 100 Acre Hill, Sighthill and Hamiltonhill, which will establish
several dense residential communities, with a population boost of

approximately 4,500 in these areas surrounding the proposed PBSA site.

The Sighthill Transformational Regeneration Area (TRA) is a £250 million
project to regenerate Sighthill in Glasgow, Scotland. It’s one of the largest

urban regeneration projects outside of London, and is expected to create

new homes, infrastructure, and community facilities.

ISTILLERS
4 )



https://www.scottishopera.org.uk/media/f1xaxd4n/new-rotterdam-wharf-scottish-opera-2nd-public-consultation.pdf
https://www.iglooregeneration.co.uk/portfolio_page/dundas-hill-glasgow/
https://www.iglooregeneration.co.uk/portfolio_page/dundas-hill-glasgow/
https://www.glasgow.gov.uk/article/2568/Sighthill-TRA
https://citizen.glascc1-prd.gosshosted.com/article/5467/Landmark-Sighthill-Bridge-over-the-M8-soon-to-open-to-the-public
https://www.glasgowwakepark.com/
https://pinkston.co.uk/
https://theloadingbayglasgow.com/
https://theloadingbayglasgow.com/
https://www.everydayathletegym.com/
https://www.thewhiskybond.co.uk/
https://www.thewhiskybond.co.uk/
https://www.ochoglasgow.co.uk/
https://agile-city.com/building/?acbuilding%5B%5D=glue-factory
https://agile-city.com/building/?acbuilding%5B%5D=glue-factory

DISTILLERS YARD
Cycle Times from Distillers Yard
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DISTILLERS YARD

Glasgow is home to several prestigious universities and colleges, league table published by The Times’ Good University Guide, 2023.

including the University of Glasgow, Glasgow Caledonian
University, University of Strathclyde, Glasgow School of Art, and
the Royal Conservatoire of Scotland.

The city’s reputation as an academic centre attracts, and will continue

to attract a large and diverse student population, both domestic

and international, driving demand for student accommodation.

The PBSA market in Glasgow continues to evolve in response to the city’s
educational landscape and student accommodation needs. With its diverse

In total there are 77,640 full time students (including 26,000
international students). The University of Glasgow is a member of the

Russell Group of Universities (of which there are only 24 throughout the offerings, Glasgow remains a vibrant and attractive destination for

students seeking a world class university level education.

University

& of Glasgow

Total student numbers:

Total non-UK students:

inthe
Times’ Good University
Guide, 2023

UK), and together with University of Strathclyde features in the top 20

University of

Strathclyde

Glasgow

Total student numbers:
Total non-UK students:

inthe
Times’ Good University
Guide, 2023

GCU

Glasgow Caledonian
University

Total student numbers:
Total non-UK students:

inthe
Times’ Good University
Guide, 2023

THE GELASGOW
SCHOOL: 2 AR

Total student numbers:

Total non-UK students:

in 2023 by QS
World University Ranking By
Subject for art and design

I]l Royal

Conservatoire

Il of Scotland

Total student numbers:

Total non-UK students:
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CORE INTERNATIONAL- CHINESE
DEMAND ONLY DEMAN DEMAND

Core demand analyses demand from 1st-year International-only demand which analyses Chinese demand analyses Chinese student
undergraduates, as well as 2nd and 3rd-year international students only. So this metric numbers versus total beds available. Chinese
undergraduate international students and ignores UK based students. students on average will have a greater
international postgraduates. accommodation budget when compared to
students from other international markets.

CITY STUDENTS PER BED CITY STUDENTS PER BED CITY STUDENTS PER BED
122 Glasgow I

1.22 Edinburgh 0.40
0.90 Manchester 0.35
0.75 Coventry 0.30
0.72 Birmingham 0.22
0.70 Leeds 0.22
0.62 Sheffield 0.21
0.61 Cardiff 0.19
0.50 Liverpool 0.10
0.30 Leicester 0.10

In terms of assessing student demand for PBSA in
Edinburgh 1.65 Edinburgh

Glasgow 1.60 Glasgow
ranks in the top two when considering the following et 1.30 Coventry

Glasgow relative to other regional cities, Glasgow

demand metrics: Birmingham 1.25 Manchester
Manchester 1.22 Birmingham
Coventry 1.19 Leicester
Cardiff 1.19 Cardiff
Leicester 1.00 Leeds
Sheffield 0.80 Sheffield
Livernool 0.75 Liverpool

Source: StuRents Source: StuRents Source: StuRents

The table adjacent again highlights the proportion of
non-UK based students currently studying in Glasgow. INSTITUTION FULLTIME FULLTIME FULL TIMEHIGHER % OF NON-UK
] - . UNDERGRADUATES POSTGRADUATES EDUCATION STUDENTS STUDENTS
47 % of the University of Glasgow full time students, and
34% (26,000+ students) ofithe overall full time student University
g [}
population come from outwith Glasgow, highlighting the of Glasgow 20,862 15,588 36,450 47%
current pressures on available accommodation in the city. S
niversity of
Strathelyde 14,542 6,523 21,065 23%
@\ 13,038 3,639 16,677 21%
TOTALSTUDENT GROWTH (SINCE 2017/18)
Glasgow 29% THE GLASGOW
io 1,666 655 2,321 36%
UK 18% SCHOOL: 2 ARL
Royal Conservatoire
¥ of Secotland 866 262 1,128 3%
INTERNATIONAL GROWTH (SINCE 2017/18)
Glasgow 70%
TOTAL 50,974 26,667 77,640 34%
UK 44%

PAGE . 08
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There are a number of established schemes in the
nearby vicinity.

See details of rents currently being quoted for AY
2025/26 in the table below

ACADEMIC YEAR 2025/26 STUDIO RANGE ENSUITE RANGE
SCHEME OPERATOR LOWEST QUOTING HIGHEST QUOTING LOWEST QUOTING HIGHEST QUOTING
Elgin Place QIR srudent iation £261 £408 £234 £246
Bridle Works £310 £399 £248 £258
Gallery Apartments £230 £299 - -
STUDENT
Gibson Street ROOST £349 £364 £279 £289
STUDENT
Merchant Studios ROOST £270 £309 - -
STUDENT
Dobbies Point ROOST £254 £294 £188 £229
STUDENT
Canvas ROOST £299 £47Y £219 £279
Bath Street g-EI-ItIJ'S E NT £272 £282 - -
|
True Student Glasgow true: £327 £481 £273 £314

PAGE . 09
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High quality amenity spaces are provided in both blocks of the .

. development. Block A contains the main amenity provision, while Block %
B contains a smaﬁer dedicated amenity area. Both amenity areas look
out,'and open up, to landscaped open spaces which also contribute to
the overall amenity provision.

Total Internal Amenity:

685 sQ M

D T 1m

EBLTE

The proposed scheme will provide extensive high quality external spaces

not available to other Purpose Built Student Accommodation schemes within the bity
centre. The benefits of high quality external environment on mental health have been proven
extensively. It is therefore proposed within the application site to provide a range of outdoor
spaces which offer a variety of different spaces for outdoor activities.

Total External Amenity:

3,425 sSQ M

PAGE . 12



SUSTA!

ENERGY #

» Highly efficient insulation and airtight construction reducing
energy demand

« Roof-mounted solar photovoltaic panels

« Air source heat pumps

* Smart meters and energy monitoring systems

* Minimum EPC A rating

 BREEAM very good

* Landscape proposals enhance the site’s biodiversity

» Open soft landscaping and locally-relevant planting to attract
wildlife such as birds, bees, and insects

« The site’s existing trees and greenery will be preserved
where:possible

» Sustainable Urban Drainage Systems (SUDS) will be
implemented, including swales and rain gardens

» Improve the ecological value of the site while ensuring
connectivity to nearby amenities and universities through
active and public transport options

WASTE

* Waste minimisation strategy prioritises sustainable
management and reduction of construction waste
Contractor willimplement a Site Waste Management Plan
(SWMP) to sort and segregate waste
Recyclable waste will be clearly labelled and separated within
the bin store
The development aims to minimise environmental impact and
promote resource efficiency

WATER & DRAINAGE Q

* Implementation of Sustainable Urban Drainage Systems (SUDS)

« Systems will include features such as permeable surfaces,
swales, and rain gardens, which will naturally filter and slow down
the flow of rainwater

« The water management strategy incorporates several
sustainable practices

« Water-consuming equipment, such as WCs, taps, showers, and
appliances, will be carefully selected for their low flow rates and
capacities to minimise water usage

« Leak detection and prevention systems will be implemented to
reduce water wastage

* The project will include water meters to monitor overall water
consumption and sub-meters for areas with significant water use

« Sustainable-and active transportation' methods will be promoted

« The project includes facilities for cycling, such as ample bicycle
parking spaces, encouraging cycling as a primary mode of
transport

« Electric vehicle charging points to support the use of

low-emission vehicles will be featured

BREEAM ACCREDITATION V7

« BREEAM accreditation will be sought by the developer

» Assessment will be ongoing during detailed design with
a design stage audit completed to confirm scoring
pre-construction

« A Post-Construction Assessment will be prepared and
submitted to BRE for final audit and certification

* Targeting a minimum ‘very good’ rating

PAGE . 13



Q1 2025 Q2 2025

Students
Demolition Agreement of Construction Commence
Complete Construction Contract Start Date Occupation

Y

I
Q1 2025

Demolition Planning Development Practical
Secured Funding Agreement Completion
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DISTILLERS YARD

A full breakdown of income and expenditure has
been provided by Homes for Students. This is

available to review in the Data Room.

ACCOMODATION TYPE (FLOOR) BEDS SIZE (M2) PERIOD R eEx © | TOTALRENT| OCCUPANCY | LESS VOIDS/BAD DEBT | INCENTIVES RENT
Standard Bed Cluster 25 13.0 44 £226 £248,325 98.5% £244,600 1.5% £240,931
Premium Bed Cluster 22 16.0 44 £236 £228,690 98.5% £225,260 1.5% £221,881
Standard Bed Cluster 25 13.0 51 £215 £274,444 98.5% £270,327 1.5% £266,272
Premium Bed Cluster 22 16.0 51 £226 £253,292 98.5% £249,492 1.5% £245,750
Studio 157 18-19 51 £273 £2,185,911 98.5% £2,153,122 1.5% £2,120,825
Accessible Studio 4 23.0 51 £221 £44,982 98.5% £44, 307 1.5% £43,643
Premium (Adaptable) Studio 21 23.0 51 £289 £309,251 98.5% £304,612 1.5% £300,043
Standard Bed Cluster 50 13.0 44 £226 £496,650 98.5% £489,200 1.5% £481,862
Standard Bed Cluster 57 13.0 51 £215 £625,732 98.5% £616,346 1.5% £607,101
Premium Bed Cluster 56 16.0 @il £226 £644,742 98.5% £635,071 1.5% £625,545
Exec Studio 15 20.0 51 £278 £212,861 98.5% £209,668 1.5% £206,523
TOTAL 454 £5,524,880 £5,442,006 £5,360,376
The HFS figures above are Summer Income £37,239
based on AY 25/26.
The proposed scheme will be gl gl £4,15¢
ready for AY 27/28. Operational Cost (per bed)
The proposed operator is Homes for Students. Total Operational Cost
HFS manage and operate 6 PBSA buildings across Glasgow, with a total of 1,292 beds
Net Operational Income £4,384,357

under management. More detail can be found here and within the Data Room.
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GSS Developments is an award winning Scottish based property
development company. The company is now in their third decade
of delivering high quality best in class developments across

Scotland. Recent high profile developments, include:

\ GSS DEVELOPMENTS

]

HAYMARKET YARDS
EDINBURGH

160 BED PBSA
DEVELOPMENT

A 50/50 joint venture with London & Scottish, this 160-bed
100% studio PBSA development lies within Edinburgh’s
Haymarket area. Proposals were designed, and detail planning
consent secured for this impressive development situated on an
incredibly tight site. After securing all necessary consents, the
joint venture exited this development at the point of contractor
being appointed.

99 BORRON ST . GLASGOW

2 SEMPLE STREET
EDINBURGH

BEST IN CLASS
OFFICE DEVELOPMENT

2 Semple Street set a new benchmark for speculative

office development in Scotland’s Capital City. The office
development is not only in a prime commercial location but the
40,000 sq ft building offers cutting-edge office and retail space
designed for flexibility. In October 2021, GSS Developments
completed its largest development deal to date with the sale of
the prominent Edinburgh city centre building to La Frangaise
Real Estate Managers.

EDI APPROACH
EDINBURGH

BEST IN CLASS
LOGISTICS DEVELOPMENT

EDI Approach is a 60 acres, £150m GDV, logistics development
located adjacent to Edinburgh Airport. GSS acquired the

site in 2022 and subsequently secured planning permission

for 700,000 sq ft of best in class logistics buildings. GSS are
currently on site speculatively delivering the first phase of
infrastructure. BREEAM ‘Excellent’, EPC A, Smart Networks,
maximising roof top PV, and EV opportunities are all being
progressed in the exciting development.

PAGE . 16
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FURTHER INFORMAT! R
& PROPOSAL o ot v

SUSTAINABILITY
CREDENTIALS
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~ 4 GSS.DEVELOPMENTS

DISTILLERS YARD

99 BORRON ST . GLASGOW . G4 9XF

STRUCTURES

Proposal on the following basis will be considered;

- Forward Funding
- Forward Purchase of completed development
- Joint Venture

- Site Purchase

On the basis of a forward funding transaction, offers in excess
of £71,780,000 exclusive of VAT are invited. On the specific
assumption that LBTT is incurred on the site price only, and that
this cost will be treated as a development cost, a purchase at
this level would represent a Net Initial Yield of 6.00% assuming
purchasers costs at 1.8%, rising to 6.50% at year one of trading
(adopting HFS forecasts).

A copy of the Development Appraisal can be provided to parties
expressing a serious interest. For reference the property is held
within a UK registered and domiciled SPV.

Adopting Homes for Students rental forecasts (c. 5% YOY NOI
growth) for the scheme, a purchase at this level will demonstrate a

6.5% return in the first year of trading:

2025/26 2026/27 2027/28

HFS Net
Operating £4,384,357 £4,618,806 £4,752,085
Income
Price e VR YRR vaWe[VRY(l £71,780,570

Price (per bed) £158,107 £158,107 £158,107

Representative
Yield

(Net, after 6.00% 6.32%
purchaser’s
costs)

CONTACT

Ryden

David Fraser Preston Mommsen
david.fraser@ryden.co.uk preston.mommsen®@ryden.co.uk
07827 331 387 07791518 811

Ryden for themselves, for any joint agents and for the vendors or lessors of this property
whose agents they are, give notice that; (i) the particulars are set out as a general outline
only for the guidance of intending purchasers or lessors and do not constitute, in whole or
in part, an offer or contract. (ii) all descriptions, dimensions, references to condition and
necessary permission for use and occupation, and other details, are given in good faith and
are believed to be correct but any intending purchasers or tenants should not rely on them
as statements or representations of fact but satisfy themselves by inspection or otherwise
as to the correctness of each of them. (iii) no person in the employment of Ryden has any
authority to make or give any representation or warranty whatever in relation to this property.
(iv) all rentals and prices are quoted exclusive of VAT. December 2024.



