
NOVA BIA 77 PENSION & LLP SYNDICATE, 11&11A AVIATION PARK WEST, BOURNEMOUTH  



NOVA  BIA 77 Pension and LLP Syndicate—11 and 11A Aviation Park West , Bournemouth International Airport, BH23 6EW 

Purchase Price    £5,100,000 

Total Annual Rent    £510,000 

Tenure      Leasehold — 125 years from August 1996 at a 
      peppercorn rent (103 years remaining) 

Tenants      ‘4Com Plc’ £420,000 pa rent 

      ‘Aeroflex Hose and Engineering Ltd’ £90,000 pa 
      rent 

Site area      Approximately 2.94 acres 

The Property 

Prominently located on Aviation Park West, adjacent to Bournemouth International Airport, the 2 
buildings were constructed in 2002 by respected builder ‘Glossbrook’ and comprise as follows:- 

Winchester House – is a modern production facility with ancillary offices extending to approximately 
17,200 sq ft and let to ‘Aeroflex Hose and Engineering Limited’ at a rent of £90,000 per annum on a 
lease commencing on 29 September 2017 for a term of 5 years. A rent deposit of £22,500 is held.   

Loewy House – is a modern open plan office building, over 3 floors, designed to be easily capable of 
sub-division. The building extends to  approximately 26,380 sq ft and is let in its entirety to 4Com Plc 
on a lease for a term of 10 years from 29 September 2017 with a tenant’s break option at year 5, at 
a rent of £420,000 per annum. A rent deposit of £252,000 is held. 

4Com is a rapidly expanding company with a turnover of £51 million for the year to 30 June 2017 
and a profit of £1.2 million. However their balance sheet is not strong. 

The tenants are responsible for all repairs. 

We believe the purchase price for both properties is below comparable new build costs and 
represents excellent value for the syndicate.  

NB: it should be noted that 4Com have recently agreed to lease a new office in the centre of 
Bournemouth and intend to relocate their head office from Loewy House. Whilst it is understood 
the majority of the staff will be moved to the new building, their intentions for this building are 
unclear as they continue to expand at a very fast rate. Nonetheless, it is the intention for the 
syndicate to have a cash reserve in order that we can take a very proactive approach should the 
property become vacant at the break point in September 2022. 



Liquidity Issues 

• Commercial property is a long term holding. 

• Generally a  syndicate member should not invest for 

less than 6 years. 

• A member can leave the syndicate at any time and 

there are a set of rules that provide a first option to 

the remaining members and it is only if they do not 

purchase the whole share, then it is offered out to 

non syndicate members. 

• If no-one wishes to purchase the share to be sold, 

then the property will be sold. 

 

Description Total including VAT 

(£) 

Purchase price                     5,100,000     

Stamp duty                        244,500  

Legal costs                          36,000 

Mortgage arrangement fee                          15,000       

Agents fees                          12,000 

Lewis purchase fee                        168,300    

Carey/float                        110,000 

Valuation                            7,200 

Total                    5,693,000 

The objective is to form a syndicate whose members can transfer in circa £4,193,000 of funds.  The syndicate will 

then borrow circa £1,500,000. secured against the property.  The loan will be from a bank or possibly a private  

lender.  Investing in the LLP (non pension) will result in taxation. 

Lewis’ annual fee 4% plus vat of rental income (currently £20,800 + VAT per annum), paid quarterly in  

advance. 

Lewis Property Services UK Ltd annual fee 2% plus vat of rental income (currently £ 10,400 + VAT per annum).   

VAT will be reclaimed of circa £37,250 at first VAT quarter. 

The Investment 

We are inviting pension and LLP investment  

• The capital growth (Deferred Income) class will have a share of the mortgage. 

• The immediate income class will receive their share of rent from day one. 

We are only accepting appropriate investments from suitably knowledgeable and  experienced  
investors. For further information please contact your personal adviser at Lewis. 

Potential Return 

The syndicate is buying this property at a gross yield of 10.00%. 

We aim to put aside £24,000 each year from the rent into a sinking type fund. This is to have a reserve 

available should a tenant vacate and will help with any empty property rates or maintenance.  

Immediate Income 

Income will be paid monthly in advance at 8.00% per annum before  tax. 

Therefore an investment of £56,930.00  will receive income of £379.53 per month.  

Deferred Income 

For those that want a deferred income stream an investment of £41,930 together with a £15,000 share 

of the mortgage, makes a total investment of £56,930. 

This will acquire an estimated  1.00% of the property and the following estimated returns:- 

• Immediate share of the rent of £4,554.40 per annum after the annual charge.  This is used firstly 

to repay your share of the mortgage. 

• This rent represents 10.86% per annum (from the original investment) or  18.10% per annum 

for a pension investor who has received higher rate tax relief at 40%  on the investment. 

• The mortgage is likely to have been repaid in 3.75 years, assuming an average interest  rate of  

5.65% per annum. 

• The immediate variable mortgage interest rate is circa 3.10% per annum 

Please note that the float account and VAT  refund will act as a buffer for any future vacant units and 

their empty property rates. We are just remaining  cautious. 
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41 Commercial Road 
Poole, Dorset 

BH14 0HU 
tel: 01202 718400 
fax: 01202 718810 

email: action@lewisinvestment.co.uk 
web:     www.lewisinvestment.co.uk 

  
Lewis Investment is a trading name of Lewis & 
Co (Investments &  Pensions) Ltd 

We are delighted to recommend this investment property to you for the following reasons:- 

• A purchase of almost 3 acres of the prime site on the commercial park at Bournemouth airport is very 

attractive. 

• The main office building, Loewy House, let to 4Com Plc was only built in 2002 to a very high standard. 

• The industrial unit and office space, Winchester House, let to Aeroflex has been very much converted to their 

purposes as a technical and specialist engineering company. 

• The rent deposits, additional capital and ‘sinking fund’ are designed to provide capital to the syndicate if the 

tenant vacates at the next break option. Lease lengths are shorter than we usually like. To compensate the 

income yield is much higher and reflects the increased risk of the tenant vacating.  

• The value of the building calculates at only £115 per square foot, which is a lot less than similar units could be 

built for and excludes the cost of purchasing the land! 

• Bournemouth Airport has recently been purchased by Rigby Group plc, a company that is likely to invest in the 

airport and surrounding infrastructure. 

Lee van Hoyland  

 

Lewis Investment is a trading name of Lewis & Co 

(Investments & Pensions) Ltd which is authorised and     

regulated by the Financial Conduct Authority. Investment via 

your pension is regulated and will be covered by the       

Financial Services Compensation Scheme (FSCS) and the 

Financial Ombudsman Service (FOS). Direct  investment into        

commercial property, outside of a  pension, is not regulated 

and as such, may not have recourse to the FOS or FSCS. 

Risk Factors will be detailed in your personal recommendation report, but key risks to consider are:- 

 Inflation can have positive and negative effects on commercial property. Low interest rates tend to be   

beneficial where a mortgage is being repaid. 

 Vacancy risk is twofold. Firstly an empty property will have certain liabilities, like maintenance. Additionally, a 

failed tenant or lease expiry may require that the mortgage is paid whilst a new tenant is found. A location’s    

general economic profile and demand for property may change over time.   

 Although rent reviews tend to be upward only, there is no guarantee that the rent will increase. Property yields 

and values can fall as well as rise and the costs tend to be high at purchase. 

 The value of the property and the income from it  may fall or rise. Past property market values are not a guide to 

future property values and you may not get back what you invested. 

 The income may have to cease if the rent is not paid. 


