
1 Deer Park Road, Livingston EH54 8AF

Prime Veterinary Hospital Investment 
Let for 20 Years



•  New 20 year lease to Veterinary Specialists 
(Scotland) Ltd expiring September 2039

•  Guaranteed by Pets at Home Ltd; 5A1 D&B Rating

•  Starting rent of £372,546 per annum 
(£12.07 per sq ft)

•  Fixed rental uplifts to £411,321 pa (September 
2024), £454,132 pa (September 2029) and 
£501,398 pa (September 2034)

•  Prime strategically situated Business Park 
location, on Junction 3 of the M8 motorway

•  Prominent Veterinary Hospital building 
extending to 30,855 sq ft

•  164 dedicated car parking spaces

Offers over £6,000,000 (exclusive of VAT) 
reflecting a NIY of 5.82% rising to 6.43% in 
September 2024, 7.1% in September 2029 
and 7.84% in September 2034.

Investment 
Summary
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Location

Livingston is the largest town in West Lothian with a 
population in excess of 56,000 people (West Lothian 
Council, 2019). Key indicators on the West Lothian 
economy show that the district has one of the fastest 
growing and youngest populations in Scotland and is 
home to an extensive business base with almost 72,000 
jobs in the area. The town is strategically located on 
the M8 corridor in the Central Belt of Scotland, 16 miles 
west of Edinburgh and 33 miles east of Glasgow.  

It is estimated that 60% of Scotland’s population live 
within 1 hour’s drive.  This combined with Livingston’s 
central location and transport links has resulted 
in its growth as an important economic hub. 
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Situation

1 Deer Park Road is situated within Fairways Business Park, a high quality 17-acre 
development and established business setting benefiting from direct access 
onto the M8 motorway.  

The business park is ideally located for businesses to succeed with short 
commutes across central Scotland and easy transport links to the rest of the UK.  

•  Direct access from J3 of the M8 motorway which connects Edinburgh  
and Glasgow.

•  Regular bus and rail links to Edinburgh, Glasgow and the Central Belt.

•  15 minute drive to Edinburgh International Airport and a 45 minute drive to 
Glasgow International Airport. 

•  Excellent car parking provision.

The business park is home to a number of other notable office occupiers such 
as Regus, Spire, WGM Engineering, Neopost and ISS Facilities Services Ltd all 
taking advantage of the on site amenities which include:

•  88 bed Premier Inn Hotel

•  Restaurant and bar

•  BP petrol station

•  M&S Food outlet

•  Large nearby covered mall (The Centre)

•  Conference and meeting facilities  
at Deer Park

•  Country club with gym, pool and spa

•  18 hole championship golf course

•  Well maintained parkland environment

www.fairwaysoffices.co.uk
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Description

1 Deer Park Road was constructed in 
2002 as an office pavilion. The property 
was previously occupied by Scottish & 
Newcastle Limited for a period of 15 years, 
and was primarily used as a call centre 
for Heineken’s European business.

Following a comprehensive search, 1 Deer 
Park Road was identified by the Tenant as 
a suitable property for their first veterinary 
hospital in Scotland, which will serve the 
Central Belt of Scotland and abeyond.

A comprehensive internal strip out has 
been completed, including external 
works to a required specification 
for the incoming Tenant.

The Tenant fit out works started on the 
16th September 2019, with the handover 
due to take place in May 2020.

The Tenant will initially fit out the ground 
floor and part of the first floor to be 
used as a veterinary hospital. Plans 
have been drawn up to fit out the rest 
of the building in a future phase.

The initial fit out consists of extensive internal 
alterations to the main entrance to create 
a reception and waiting area. Operating 
theatres, an intensive care unit, wards, CT 
and MRI scanning facilities, consultation 
rooms, ancillary staff and office facilities 
are included in the first phase of fit out.

External works include a comprehensive 
refurbishment of the roof, windows, 
brickwork, and car park as well as the 
installation of electric vehicle charging points. 

The cost of the phase 1 fit out is £2,500,000, 
with works being undertaken by Muir 
Construction Limited. The Landlord is receiving 
Warranties from the Main Contractor and 
Design Team for the Tenant fit out works, 
which can be assigned to the Purchaser.













 





































































































































































































 






3D Colour Department Layout - Ground Floor



The property has been measured in accordance with 
the RICS Code of Measuring Practice (Sixth Edition) 
and provide the following areas:

Heritable Interest (Scottish Equivalent 
of English Freehold)

The total site area is 0.88 Hectares (2.18 Acres)

Accommodation

Tenure

Site Area

Floor Area

Second Floor 10,304 sq ft

First Floor 10,276 sq ft

Ground Floor 10,275 sq ft

TOTAL 30,855 sq ft

Ordnance Survey © Crown Copyright 2019. All Rights Reserved.
Licence number 100022432
Plotted Scale - 1:1250. Paper Size - A4

Overall Site Layout
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Veterinary Specialists (Scotland) Limited (Co. Reg SC592084) is a majority owned 
owned subsidiary of Pets at Home Limited (Co. Reg 01822577). The company operates 
as a dedicated veterinary referral centre and is a subsidiary of the Pets at Home brand.

Pets at Home Limited is the largest pet supplies retailer in the United Kingdom, with more 
than 370 stores and 6,000 employees. The company sells products including food, toys, 
bedding, medication, accessories and pets. It is listed on the London Stock Exchange and 
is a constituent of the FTSE 250 Index.

Pets at Home Limited has a Dun & Bradstreet rating of 5A1. The following 
is a summary of their recent financial data:

Covenant

Pets at Home Limited
31st March 

2016 (£000s)

31st March  

2017 (£000s)

29th March  

2018 (£000s)

Sales Turnover £ 739,726 £752,374 £804,848

Profit/(Loss) Before Taxes £81,843 £67,557 £53,922

Tangible Net Worth £598,310 £650,186 £690,294

The property is let in its entirety to Veterinary Specialists (Scotland) 
Limited, with a parent company guarantee in place from Pets 
at Home Limited on a 20 year Full Repairing and Insuring lease 
commencing 10th September 2019.

The current rent payable is £372,546 per annum, equating to £12.07 
per sq ft on the measured floor area, exclusive of VAT. The rent is 
subject to fixed uplifts every five years at 2% Annual Compound 
Interest. This produces the following fixed income profile:

Tenancy

Date Rent Per Annum (£) Net Initial Yield (%)

10th September 2019 £372,546 5.82%

10th September 2024 £411,321 6.43%

10th September 2029 £454,132 7.10%

10th September 2034 £501,398 7.84%

The lease includes a reinstatement clause which, at the Landlords 
discretion, obliges the Tenant to reinstate the property to a new 
modern pavilion office specification upon expiry of the lese at their 
own cost.



CBRE Limited and Ryden on its behalf and for the Vendors or Lessors of this property whose Agents they are, give notice that: 1. These particulars are set out as a general outline only for guidance to intending Purchasers or Lessees, and do not constitute any 
part of an offer or contract. 2. Whilst CBRE Limited and Ryden uses reasonable endeavours to ensure that the information in these particulars is materially correct, any intending Purchasers, Lessees or Third Parties should not rely on them as statements or 
representations of fact, but must satisfy themselves by inspection, searches, enquiries, surveys or otherwise as to their accuracy. CBRE Limited and Ryden as such cannot be held responsible for any loss or damage without limitation, indirect or consequential 
loss or damage, or any loss of profits resulting from direct or indirect actions based upon the content of these particulars. 3. No person in the employment of CBRE Limited or Ryden has any authority to make any representation or warranty whatsoever in relation 
to this property. 4. Unless otherwise stated, all purchase prices and rents are correct at the date of publication and, unless otherwise stated, are quoted exclusive of VAT. Lease details and service ground rent (where applicable) are given as a guide only and 
should be checked and confirmed by your solicitor prior to exchange of contracts. November 2019.

Designed by TurnbullRipley.

VAT
The property is elected for VAT purposes. However, it is 

anticipated that the sale will be treated as a transfer of going 

concern (TOGC).

Capital Allowances
There is the potential for Capital Allowances in relation to the 

Landlord’s works to be made available, however, given the extent 

of the works, these are not anticipated to be extensive.

EPC
The EPC of the existing office building is ‘D’. A new EPC 

assessment will be undertaken on  completion of the  

Tenant works.

Pricing
Offers are invited in excess of £6,000,000 (Six Million Pounds) for 

our client’s heritable interest. A purchase at this level would reflect 

a Net Initial Yield of 5.82%, assuming full purchaser’s costs of 6.6%.

Nick Armstrong 

nick.armstrong@ryden.co.uk 
0131 473 3223 

Ford Swanson 

ford.swanson@ryden.co.uk 
0131 473 3236

Oli Cory 

oli.cory@cbre.com 
0131 243 4183

Steven Newlands 

steven.newlands@cbre.com 
0131 243 4171

Viewing & Further information


