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Location / Description

Tenure & Tenancy

• Prime logistics location, situated less than 1 mile from Junction 8
of the M1 and 4.5 miles north of the M1/M25 intersection.

• Fully let to three tenants, with a long average weighted unexpired
lease term of approximately 9.7 years to expiries and 6.7 years to 		
breaks.

• Offers are invited in excess of £11,050,000 for the freehold
interest, subject to contract and exclusive of VAT.

• Current rental income of £648,745 pa equating to a low average
rent of £8.58 per sq ft (£92 per sq m).  

• A purchase at this level reflects a net initial yield of 5.50%
and a capital value of £146 per sq ft after allowing for the usual
purchaser’s costs of 6.7%.  

• Multi-let prime south east industrial estate situated in
Hemel Hempstead.
• The estate provides three detached modern units measuring
approximately 75,611 sq ft (7,024.5 sq m) GIA.

• The three tenants are Hutchison 3G (UK) Ltd, Thermo Electron
Manufacturing Ltd and DBD Distribution Ltd, with 72.5% of the
income from D&B rated 5A1 covenants.
• Freehold.

Proposal
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Location

Situation

Hemel Hempstead is located approximately 26
miles (42 km) north-west of Central London and 11
miles (18 km) south of Luton. The town represents
a core, strategic business location serving Central
London and surrounding major conurbations.

The estate is prominently situated in Maylands
Business Park, one of the largest business parks in
the UK which extends over 250 hectares. The park
is located to the east of Hemel Hempstead Town
Centre, and is home to over 700 businesses, with a
combined work force of over 20,000 employees.

The M1 Motorway intersects with the M25
Motorway at Junction 21A, approximately 4.5 miles
(7 km) to the south-east. The A41 runs to the
west of the town and provides direct access from
Junction 20 of the M25 Motorway, 6 miles (9.5 km)
to the south.

The estate occupies a prominent and strategic
position fronting Boundary Way, the main arterial
road through Maylands Business Park. Boundary
Way leads west from the roundabout with Green
Lane which is accessed from the A414 to the south,
approximately 2.5 miles (4 km) west of Hemel
Hempstead town centre.  

Hemel Hempstead represents a key and strategic
location for industrial occupiers, with over 80% of
the UK’s population living within a 4.5 hour HGV
drive time.
Bedford

The property has excellent road network links,
connecting directly to the A414 and Junction 8
of the M1 Motorway, lessM1than 1 mileA509
to the south
east, providing direct
A508 access into Central London
and the wider national motorway network.

A1
A43

A421

14

A5

Hemel Hempstead Rail Station is situated
approximately 3.5 miles (5.5 km) to the south west
of the subject property, providing regular services
to London Euston with a fastest journey time of 26
minutes. Luton Airport is located approximately 10
miles (16 km) to the north and is easily accessed
via the M1 Motorway.
The strategic location has attracted major
occupiers to Maylands Business Park such as
Amazon, UTC Aerospace, DHL, Palmer & Harvey,
Royal Mail, Martin Brower UK and recently Cormar
Carpets.
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Description

Site Area

Boundary Park is a self-contained industrial estate constructed in 2001 consisting of three high quality
detached units.  The units are of steel portal frame construction benefitting from 8m minimum eaves
height, with profiled steel sheet elevations and pitched profiled steel sheet roofs.  Each unit benefits from
private HGV loading areas and individual landscaped car parking areas. The site has a total of circa 150
car parking spaces.  

The property sits on a triangular shaped site measuring approximately 4.23 acres (1.71 hectares) and
provides a site density of approximately 41%.
Sunswept

Unit sizes range from 19,556 sq ft (1,816 sq m) to 29,791 sq ft (2,767 sq m), providing a total of 75,611 sq ft
(7,024 sq m) GIA.
There is a substantial level of fit out in all the units, which is to be reinstated by the respective tenants
upon yielding up the property.

Hemel Hempstead Industrial Estate

Unit A – The tenant has converted the base specification to allow the creation of a data centre at the
point of construction.  The data centre has a number of back-up generators and plant in an external area
to the side of the building as well as a concrete first floor.  The ground floor warehouse area has been
fully fitted out as a modern secure data centre.
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Unit C – The tenant has extended the ground floor offices area and installed a large mezzanine in the
warehouse for storage purposes.

BUNCEFIELD LANE

Unit B – The tenant has converted the warehouse into mainly high quality research and development
offices with raised floors, air conditioning, recessed lighting and cellular offices.

Service Charge
The estate has a service charge that is 100% recoverable from the 3 units and the current service
charge budget for the year 1st January 2017 to 31st December 2017 is £32,114 equating to £0.42 per sq ft
working off the service charge area of 75,812 sq ft.
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Ordnance Survey © Crown Copyright 2017. All rights reserved. Licence number 100022432. Plotted Scale - 1:1250

Tenure
Freehold.
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The estate has been measured on a Gross Internal Area basis in accordance with the RICS Property
Measurement (1st edition). The property is fully let to three tenants, with a long average weighted unexpired
lease term of approximately 9.7 years to expiries and 6.7 years to breaks, and is occupied as follows:

Area

Unit

Tenant

(Sq Ft)

Unit A

Hutchison 3G (UK) Ltd

29,791

Unit B

Unit C

TOTAL

Thermo Electron
Manufacturing Ltd

DBD Distribution Ltd

26,264

19,556

75,611

Lease Start Break Option Option
28/05/01

18/06/01

15/08/03

-

18/06/21

14/08/23

-

T

T

Expiry

UXT
(TBO)

27/05/26 9.2 yrs

17/06/26

UXT
(Exp)

Next
Review

9.2 yrs 28/05/16

4.2 yrs 9.2 yrs

18/06/21

14/08/28 6.4 yrs 11.4 yrs 15/08/23

6.7 yrs 9.7 yrs

RR
%
Cycle Income
5

5

5

38.1%

34.4%

27.5%

Current
Income

Rent
(Psf)

Comments

£247,335 £8.30

Extensive tenant fit out converting the unit into a data centre.  
The tenant did not action a break option in May 2016.

£223,210 £8.50

Reversionary FRI lease for 10 years from 18 June 2016 with a tenant
break option 18 June 2021. Rent commencement 1 April 2017.  The
tenant receives a further rent free period from 18 June 2021 to 17
September 2021 if the tenant does not exercise their break option.  
The building has been converted into a R&D facility. The rent is
geared to 103% of the open market rental value.

£178,200

Reversionary FRI lease for 10 years from 15 August 2018 at an
improved rent of £178,200 pa.  The tenant receives a rent free period
of 4 months from 15 August 2018.  If the tenant does not action their
break option on the 14 August 2023 they receive a further 2 months
rent free.  The vendor will top up the rent to £178,200 pa from the
current passing rent of £153,450 (£7.75 psf).  The rent review is to a
hypothetical term of 5 years.

£9.11

£648,745 £8.58
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The estate is let to three tenants and benefits from a strong covenant profile, with 72.5% of the income
attributed to tenants with a Dun & Bradstreet rating of 5A1, demonstrating robust income security.

Hutchison 3G (UK) Ltd

Thermo Electron Manufacturing Ltd

(Co Number: 03885486) (38.1% of total income)

(Co Number: 00441506) (34.4% of total income)

Hutchison 3G (UK) Limited is a mobile telecommunications company operating in the UK under the brand
“3” / “Three” – the popular 3G mobile phone service provider. The company employs 4,400 people across
the UK, servicing 9.2 million customers and capturing 35% of the UK’s mobile traffic.

Thermo Electron Manufacturing Limited is a subsidiary of U.S. based Thermo Fisher Scientific, a
worldwide supplier of various analytical instruments, scientific equipment, services, software solutions and
consumables. The company provides instruments for a variety of manufacturing processes and in-the-field
applications, including mass spectrometry.

Hutchison 3G (UK) Limited has a Dun & Bradstreet rating of 5A1, indicating minimum risk of business
failure. The previous three years’ accounts are set out below:

HUTCHISON 3G UK LIMITED
(03885486)

31/12/2015

31/12/2014

31/12/2013

Turnover

£2,153,401,000

£2,056,920,000

£2,041,882,000

Pre Tax Profit / Loss

(£778,132,000)

£281,723,000

£166,484,000

Tangible Net Worth

£2,782,900,000 (£8,470,636,000) (£8,911,581,000)

DBD Distribution Ltd

(Co Number 02465079) (27.5% of total income)
DBD Distribution Ltd is a family business that has grown into the UK’s leading Appliance Installation
Distributor. The company started in 1988, and was the first distributor to offer an installation service to
Housebuilders. The company now distributes across the UK, utilising Hemel Hempstead as its headquarters.
DBD Distribution Limited has a Dun & Bradstreet rating of 2A2, indicating lower than average risk of
business failure. The previous three years’ accounts are set out below:

DBD DISTRIBUTION LIMITED
(02465079)

31/12/2015

31/12/2014

31/12/2013

Turnover

£32,525,389

£27,236,960

£23,222,108

Pre Tax Profit / Loss

£631,278

£404,464

£397,827

Tangible Net Worth

£2,310,114

£2,107,745

£2,001,021

Thermo Electron Manufacturing Limited has a Dun & Bradstreet rating of 5A1, indicating minimum risk of
business failure. The previous three years’ accounts are set out below:

THERMO ELECTRON MANUFACTURING
LIMITED (00441506)

31/12/2015

31/12/2014

31/12/2013

Turnover

£81,520,000

£82,447,000

£84,206,000

Pre Tax Profit / Loss

£12,983,000

£28,538,000

£9,153,000

Tangible Net Worth

£102,137,000

£90,464,000

£55,925,000
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Occupational Market
Hemel Hempstead is a major recognised commercial hub on the northern outskirts of London and is suffering
from a lack of supply of modern warehousing product similar to most industrial markets around the M25.  
Prime rents are in excess of £10.00 per sq ft in the location and are trending higher.  When units in the vicinity
become vacant, these have experienced short void periods.  This is recently evidenced by the adjacent
warehouse known as DC3 Boundary Way, measuring 122,730 sq ft which Prologis have let to Cormar Carpets at
£9.00 psf with a void period of just one month.  Chancerygate have pre-let Unit 1 Maylands Point, measuring
36,000 sq ft to Selco at a rent we understand is over £10.00 psf.
Rental growth prospects are positive in the short to medium term with nearby markets within London and the
South-East region seeing limited supply coming through and strong occupier demand.

Investment Market
The industrial investment market has shown continued investor appetite fuelled by strong occupational
demand and rental growth in key south east locations.  The growth of internet retailing driven by
population growth has led to continued yield compression and strong investor demand.

Prime industrial estate yields reached circa 4.5% NIY in 2016 and demand remains strong, restricted by
limited supply in early 2017.
Comparable investment transactions for multi-let south east industrial estates are as follows:

Address

Size (sq ft)

AWULT

Purchaser

Price

Initial Yield

Capital Value (psf)

Date

Orchard Business Centre, Woking

75,907

-

Royal London Asset Management

£21,000,000

4.50%

£276

Mar 17

Perth Trading Estate, Slough, SL1 4XX

131,946

3.1 years

UBS

£19,050,000

5.04%

£144

Jan 17

Elstree Trade Park, Borehamwood, WD6 1GT

84,284

8.8 years

CBRE GI

£23,150,000

4.43%

£275

Dec 16

Egham Business Park, Egham

108,892

13.8 years

Runneymeade Council

£30,550,000

4.60%

£280

Dec 16

Reading Approach, Reading

81,584

8.7 years

A local authority

£13,100,000

4.85%

£161

Dec 16

Nimbus Park, Porz Avenue, Dunstable, LU5 5WZ

139,103

5.8 years

Pears Group

£15,500,000

5.50%

£111

Dec 16

Clayton Business Centre, Clayton
Road, Hayes, UB3 1RT

35,667

7.0 years

CCLA

£7,581,000

4.60%

£213

Sep 16

Chessington Park Industrial Estate,
Chessington, KT9 1ST

94,500

3.8 years

Royal London Asset Management

£18,070,000

4.96%

£191

Sep 16

Puma Trade Park, Morden Road, Mitcham, CR4 4DB

47,599

7.1 years

DTZ IM

£10,750,000

4.87%

£226

Aug 16
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Energy Performance Certificates
The units have the following EPC ratings:
Unit A

E-115

Unit B

C-60

Unit C

C-63

VAT
The property has been elected for VAT.

Proposal
Offers are invited in excess of £11,050,000 for the freehold interest, subject
to contract and exclusive of VAT. A purchase at this level would reflect an
attractive net initial yield of 5.50% and a capital value of £146 per sq ft after
allowing for the usual purchaser’s costs of 6.7%.

Website Access

Contact Details
For further information, or to arrange an inspection of the property, please contact either:

Details for this opportunity can be downloaded from www.kimmre.com/sales

Richard Peace MRICS

Peter Winfield MRICS

Mike Needham MRICS

Data Site

e: richard.peace@kimmre.com

e: peter.winfield@kimmre.com

e: mike.needham@kimmre.com

  t:   +44 (0) 20 7952 6104

t: +44 (0) 20 7952 6101

  t: +44 (0) 20 7952 6295

www.kimmre.com/boundary-way

m: +44 (0) 7870 649 217

m: +44 (0) 7778 159 402

m:  +44 (0) 7903 136 242

MISREPRESENTATION ACT 1967
Kimmeridge Real Estate Ltd on its own behalf and for vendors or lessors of this property, whose agent it is, gives notice that: 1. The particulars are produced in good faith, but are a general
guide only and do not constitute any part of a contract. 2. No person in the employment of the agent(s) has any authority to make or give any representation or warranty whatsoever in
relation to this property. 3. The property is offered subject to contract and unless otherwise stated all rents are quoted exclusive of VAT. 4. Nothing in these particulars should be deemed a
statement that the property is in good condition, or that any services or facilities are in working order. 5. Unless otherwise stated, no investigations have been made regarding pollution, or
potential land, air or water contamination.  Interested parties are advised to carry out their own investigations if required. Publication Date:  April 2017
Brochure Design by JRB Creative Ltd
www.jrb-creative.com

Kimmeridge Real Estate Limited

