
Long income investment opportunity with RPI linked rent reviews

TRAVELODGE ABERDEEN AIRPORT 
HOTEL & RESTAURANT

Burnside Drive, Dyce, Aberdeen, AB21 0HW



Investment 
summary

Long income investment opportunity 

40 bedroom hotel and restaurant / pub with close proximity 
to Aberdeen International Airport and new Aberdeen 
Exhibition and Conference opening in 2019

90% of the income let to Travelodge Hotels Ltd until 
November 2030 who have a 5A1 covenant

5 yearly unfettered RPI linked rent reviews 

10% of the income let to a restaurant & pub operator

Total passing rent of £147,608 per annum 

Asset management and development opportunities

£1,900,000 exclusive of VAT, equating to a net initial yield of 
7.34%, assuming standard purchasers costs including LBTT
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Location

Situation

Aberdeen is Scotland’s third largest city and is widely regarded as 
the energy capital of Europe making it one of the most prosperous 
business focussed cities in the UK.

Its status as an energy sector centre 
of excellence has been established 
for in excess of 40 years with other 
industries giving diversity to the local 
economy. The city has a population of 
approximately 220,000 people with 
a catchment population in excess of 
500,000 people. The city’s diverse 
economy includes the financial and 
business services sectors accounting 
for 25% of employment within 
Aberdeen. It is the administrative 
capital of the North East of Scotland 
and benefits from two universities with 
an estimated 30,000 students, seven 
major research institutes, together with 
world renowned food, fisheries and 
agricultural research establishments. 
The city boasts the highest regional 

The subjects are located within 
Riverside Park on the west bank of 
the River Don. The main residential 
areas of Dyce lie to the north side of 
Riverside Drive along with the Dyce 
Shopping Centre. Immediately to 
the south is a modern residential 
development comprising 32 two 
bedroom apartments. Aberdeen 
International Airport is approximately 
2.5 miles to the east. Dyce railway 
station is approx. 1 mile to the north 
east and this is served by the Aberdeen 
to Inverness route. Dyce has several 
major energy companies including the 
BP’s Headquarters which is only 
1/2 a mile to the west.

A new Aberdeen Exhibition and 
Conference Centre (AECC) is currently 
under construction in Dyce and 
will open in 2019. The new facility 
is an important part of Aberdeen 
City Council’s plan to grow the city’s 
economy. The new AECC is expected 
to contribute an additional 4.5 million 
visitors, £113 million of visitor spend 
and £63m net GVA to the Scottish 
economy. The new AECC arena will 
have a maximum capacity of 12,500, 
and in conjunction with the conference 
halls and subterranean multipurpose 
space, will provide an exhibition space 
far greater than the current AECC. This 
will allow it to compete nationally and 

internationally for new events, as well 
as by broadening the appeal of the 
north east to a global audience.

Accessibility to and from Dyce will 
further improve upon completion of 
the Aberdeen Western Peripheral 
Route (AWPR) which has a major 
junction at Aberdeen Airport to the 
east and another junction to the north 
of Dyce. The AWPR is scheduled to 
complete in Q1 2018.

business birth rate of any city outside 
London and also has representation from 
29 of Scotland’s top 100 businesses.

Aberdeen has strong communication 
links with the rest of Scotland, the 
UK and Europe. The A90 trunk road 
links Aberdeen with the Scottish 
motorway network, making Edinburgh 
and Glasgow accessible in just over 
2 hours. The on-going Aberdeen 
Western Peripheral Route (AWPR) is 
Scotland’s largest construction project 
at present and is anticipated to provide 
significantly shorter commuting times 
across all parts of the region once 
complete in Q1 2018. The city is also 
linked to major towns and cities 
throughout the UK by rail and air travel. 
Aberdeen International Airport, handles 

3.1 million passengers every year and 
has business connections with over 
40 UK and European destinations. The 
Airport is currently undergoing major 
construction works to accommodate 
the increase in passenger numbers 
and separately it accommodates the 
world’s busiest commercial Heliport. 
Aberdeen’s harbour is one of the UK’s 
busiest ports, a world leading marine 
support centre, it is the principal port for 
the energy sector in Western Europe. A 
£350 million project to expand facilities 
at Aberdeen Harbour were recently 
approved with the main contractor 
appointed and construction due to 
commence in August 2017.

New AECC
opening in 2019

Aberdeen 
International 

Airport



Aerial View
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Covenant Information

Travelodge Hotels Ltd is the largest 
independent hotel brand in the UK 
with over 500 hotels and over 37,000 
guest bedrooms. In August 2012, 
Travelodge entered into a Company 
Voluntary Arrangement (CVA) to enable 
it to seek agreement from its creditors 
to restructure the business. The CVA 
included a change to the capital 
structure of the business and a drive 
to reduce operating costs. As part of 
the CVA, the business has significantly 
improved its balance sheet by reducing 
net debt from £1.11bn to £331m and 
ultimately reduced the company’s 
gearing ratio from 30.4 to 9.1 (total net 
debt/EBITDA). At this time a syndicate 
of Golden Tree Asset Management, 
Avenue Capital Group and Goldman 
Sachs took ownership of the business.

Since 2012, the company has gone from 
strength to strength having invested 
close to £100m in a modernisation 
program across all hotels. Travelodge 
has recently undertaken a successful 
refinancing. The terms are as follows:

A £290m fixed-rate bond in place  
until 2023 (7 years)

A £100m floating-rate bond in place 
until 2023 (7 years)

The proceeds of the new arrangements 
allowed Travelodge to repay all their 
existing bank loans on 10th May 2016, 
which were due in 2017 and 2018. 
Interest will be all cash paid half yearly 
on the fixed element and quarterly on 
the floating.

This is a significant step forward for 
Travelodge. It extends the maturity of 
their debt, giving room to operate 
and greater flexibility in how they run 
the company. Travelodge has come 
a long way over the past three years, 
modernising approximately 35,000 
guest rooms, opening many new 
hotels, ensuring customer satisfaction 
scores rise significantly and they 
have outperformed the overall UK 
hotel market and more than doubled 
their EBITDA, which exceeded £100m 
in 2015 for the first time in the 
Company’s history.

In November 2016 the CVA was formally 
lifted and Travelodge was re-rated to 
a D&B core of 5A1,  representing a 
minimal risk of business failure.
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Description
The property consists of a two storey 40 bedroom hotel and semi 
detached restaurant and bar which is partly single storey and party two 
storey. The property comprises an “L” shape layout built in circa 1995.  
The grounds incorporate substantial parking for both buildings.

Accommodation
We understand the building provides the following on a gross 
internal area basis:

Use Sq m Sq ft

Hotel 1,210.80 13,033

Restaurant and Bar 1,000.20 10,766

Site Area
The property occupies a broadly rectangular shaped site bound to the 
east by the River Don, south by modern residential flatted development 
and west and north by Burnside Drive and Riverview Drive respectively. 
The site extends to approximately 1.2 hectares (2.97 acres) and with 
a very low site coverage ratio of 12.6%.
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Tenure

Tenancy

Future Asset Management/ 
Development Opportunities

Heritable (equivalent of English Freehold).

There is a development agreement in place for the landlord to undertake a 
new hotel. Further details can be provided upon request.

The site lies within an area zoned as H2 Mixed Use and therefore has scope 
for future redevelopment as residential. Interested parties are advised to 
make their own investigations in this regard.

Hotel 

The hotel is let to Travelodge Hotels Ltd on a full repairing and insuring 
lease (subject to schedule of condition) until November 2030 at a passing 
rent of £135,608 per annum reflecting a room rate of £3,390 p/bedroom. 
The rent is reviewed on a five yearly basis to the greater of open market rent 
or unfettered RPI with the next review due in 2020. There is a tenant option 
to extend the lease by a further 25 years to 27 November 2055.

Car Park

The adjacent car park is let to Travelodge Hotels Ltd until 27 November 
2030 at a rent of £1 if asked.

Restaurant and Bar 

The restaurant and bar is let to Jakigonj Ltd t/a The Raj Spice on a 10 year 
lease with effect from 1st July 2017 until 30 June 2027 at a rent of £12,000 
per annum. There is a mutual break option on 1st July 2022 and 5 yearly 
upwards only rent reviews.



TRAVELODGE AIRPORT HOTEL & RESTAURANT   |    ABERDEEN 8

VAT EPC

Further Information

The asset has been elected for VAT, it is anticipated that the 
sale will be treated as a Transfer Of Going Concern (TOGC)

The hotel has an EPC rating of G (197). The restaurant 
and bar has an EPC of G (151). Further information can 
be supplied to interested parties.

A full suite of lease and title documentation is available by way of a Data Room. Access available upon specific request 
of a client’s interest. For further information please contact: 

Alasdair Steele
alasdair.steele@knightfrank.com
0131 222 9622
07808 479 333

Eric Shearer
eric.shearer@knightfrank.com
0122 441 5948
07712 868 594

Ewan Mackay
ewan@ewanmackay.com
0141 226 1662
07917 834 912

Chris Ion
chris.ion@knightfrank.com
0122 441 5969 
07717 425 298

Charlie Fletcher
charles.fletcher@knightfrank.com
0207 861 1450
07838 575 063

Proposal
£1,900,000 exclusive of VAT, equating to net initial yield of 7.34% 
after standard purchasers costs including LBTT of 5.79%

Subject to Contact and Exclusive of VAT . Particulars: These particulars are not an offer or contract, nor part of one. You should not rely on statements by Knight Frank LLP in the 
particulars or by word of mouth or in writing (“information”) as being factually accurate about the property, its condition or its value. Neither Knight Frank LLP nor any joint agent 
has any authority to make any representations about the property, and accordingly any information given is entirely without responsibility on the part of the agents, seller(s) or 
lessor(s). Photos etc. The photographs show only certain parts of the property as they appeared at the time they were taken. Areas, measurements and distances given are 
approximate only. Regulations etc.: Any reference to alterations to, or use of, any part of the property does not mean that any necessary planning, building regulations or other 
consent has been obtained. A buyer or lessee must find out by inspection or in other that these matters have been properly dealt with and that all information is correct. VAT: 
The VAT position relating to the property may change without notice. Knight Frank LLP is not authorised and cannot advise in relation to any sale of shares or units and will act as 
agents in respect of the sale of the property interest only. We would recommend that you seek your own independent advice in relation to any sales of shares or units in other 
corporate structures and we are not responsible for any information or opinions provided in respect of any such sale.  Knight Frank LLP is a limited liability partnership registered 
in England with registered number 0C305934. Our registered office is 55 Baker Street, London, W1U SAN, where you may look at a list of members’ names. September 2017. 


