
Brixton is the UK’s leading publicly quoted property investment and

development company specialising in the South East industrial, warehouse

and business space markets.

In this geographical area it owns over 12m sq ft of industrial and

warehouse space and manages a further 3.6m sq ft through its joint

venture interests.

The value of these industrial and warehouse assets accounts for £1.4bn 

of the Company’s total £1.6bn portfolio.

The Company operates through two principal subsidiary companies:

● Brixton Investments: responsible for acquisitions and disposals, 

leasing and development;

● B-Serv: responsible for asset management and customer services, with

a mandate to expand the offering to third party owners and occupiers.
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Highlights

Interim report 2002

● Adjusted NAV per share +2.1% to 340p* (FY 2001: 333p).

● Investment profit +8.5% to £21.6m over H1 2001 (and +1.9% over H2 2001).

● Profit before tax +9.0% to £21.7m over H1 2001 (and +15.4% over H2 2001).

● Adjusted eps +13.4% to 7.6p* over H1 2001.

● Interim dividend up +2.7% to 3.85p.

● Continued industrial rental growth outperformance.

* adjusted to exclude the effects of deferred tax arising under FRS19 and, in the case of eps, also the results arising on sale of properties.

Tim Wheeler, Chief Executive, commented:

“Against a backdrop of economic and financial market uncertainties, these interim results
demonstrate the robustness of Brixton’s business plan. With lower levels of occupier demand, 
we are continuing to take a cautious approach in the short-term. However, we remain confident

that our strong balance sheet and focused and sector-specific strategies will enable the Company
to perform well and to capitalise on the higher levels of economic growth forecast for 2003 
and beyond”.
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Brixton’s industrial portfolio
(by value including share of joint ventures)

Interim report 2002
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Portfolio summary

Industrial Office Total

Property assets £1,357.7m £216.2m £1,573.9m

Portfolio share 86.3% 13.7% 100.0%

Valuation surplus/(deficit) 0.8% (0.7%) 0.6%

Valuation surplus/(deficit) – like-for-like 0.6% (0.7%) 0.4%

Running yield (excluding voids) 6.7% 7.8% 6.8%

(including share of joint ventures)

Geographical focus: major industrial holdings (by value) 2002
(including share of joint ventures)

Chart reads clockwise from top

Heathrow 36.7%
Park Royal 19.6%
Basingstoke 5.4%
Gatwick 3.7%
High Wycombe 3.7%
Radlett 3.7%
Hemel Hempstead 2.3%
Camberley 2.2%
Milton Keynes/Dunstable 2.2%
Remainder 20.5%
Total value £1,357.7m

Sector focus: portfolio
(including share of joint ventures)

Chart reads clockwise from top

Industrial – Greater London £767.8m 48.8%
Industrial – Rest of South East £583.1m 37.1%
Industrial – Elsewhere £6.8m 0.4%
Offices £216.2m 13.7%
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Results

Results for six months to 30 June 2002 In the six months to 

30 June 2002 adjusted net asset value per share, excluding the effects

of deferred tax arising under FRS19, increased by 2.1% to 340p from

333p. The surplus arising from the revaluation of the Group’s portfolio

including joint ventures was £8.8m. Net assets per share including 

the effects of deferred tax referred to above were 321p, compared 

with 315p at the end of 2001 (restated from 333p).

Net rental income for the six months to 30 June 2002 was £42.7m.

While this represents a small decrease (0.5%) in comparison to the

2001 half year figure, the performance on a like-for-like basis reflects

an increase of £1.7m or 4.1% reflecting the additional income

generated from lettings and rent reviews. Property disposals accounted

for a £2.3m decrease in rental income. The average yield on over

£100m of properties sold over the last 18 months was 8.1%.

Acquisitions over this period amounted to just under £60m at lower

initial yields than on the properties sold. This yield differential is one 

of the main causes of the reduction in net rental income in the first half

of 2002. However, the assets acquired have greater growth potential

than those that have been disposed, consistent with our strategy.

In the current market conditions, the quality, security and resilience of

the tenant base is integral to Brixton’s performance. The Company has

a diverse tenant base with more than 520 tenants in its wholly owned

portfolio. The average unexpired lease term at the end of the first half 

– even assuming all tenants vacated at the earliest opportunity – was 

9 years for the industrial portfolio and 9.2 years for the portfolio as 

a whole. Under the same “worst-case scenario” assumption, 71% 

and 45% of Brixton’s rental income is secured for the next 5 and 

10 years respectively. The resilience of the income stream from these

tenants is demonstrated by the very low level of bad debt provision 

of £0.7m which represents only 0.8% of the total rent roll.

The quality of the tenant profile is demonstrated by the following

analysis by rental value:

Government bodies 10%

FTSE 100 companies 12%

Other quoted companies 50%

Other companies and entities 28%

Net interest payable, including joint venture interest, decreased by

£3.7m to £22.0m, reflecting the reduction in debt due to sales and 

a decrease in the cost of debt. Capitalised interest increased by £0.3m

to £1.3m. The average cost of debt charged against profit fell from

7.1% in the first half of 2001 to 6.7% in the current half year. 

Total net interest payable (excluding joint venture interest) was 

covered 2.0 times by net rental income compared with 1.7 times 

in the previous first half. 

Investment profit, which excludes results arising on sale of properties,

increased by 8.5% to £21.6m from £19.9m. Profit before tax, which

includes exceptional items under FRS3, increased by 9.0% to £21.7m

from £19.9m.

Adjusted earnings per share, excluding the results arising from the 

sale of properties and deferred tax relating to capital allowances under

FRS19, were 7.6p compared with 6.7p in the previous first half. 

A tax rate of 15% of investment profit has been used in the current 

half compared with 18% in the first half of 2001. Earnings per share,

including the results of sales of properties and deferred tax on capital

allowances, were 6.7p, compared with 5.5p for the first half of 2001

(restated from 6.7p).

Accounting policies The Group has adopted FRS19 Deferred Tax 

in the current period and has restated comparative figures accordingly.

FRS19 requires that deferred tax should be provided on all timing

Half year review
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Strong growth is still being evidenced from our rent reviews where

nearly £1.3m of net annualised income has been created so far this

year from our wholly owned portfolio which continues the growth

pattern set in the previous full years of £1.6m in 2001, £1.5m in

2000 and £0.5m in 1999.

Lease renewals income has also been enhanced producing over

£260,000 of new annualised income this year so far in the wholly

owned portfolio compared with the last full years of £40,000 in 

2001 and £50,000 in both 2000 and 1999.

Developments – Existing programme Our total development

programme, which totals just under 1.9m sq ft (see page 11) features

a degree of flexibility. As a deliberate policy we only now have 18% 

of this by value presently under construction. More than two-thirds of

the development programme is accounted for by “big box” warehouse

developments which are more likely to attract pre-lets rather than 

to be built speculatively, and a significant element of these are 

in our 50% Premier Greenford joint venture. As mentioned earlier 

under Managing voids availability of such product reduced by 

14% in the South East in the first 4 months of this year.

In anticipation of the potential slowdown generally in occupier demand

we only commenced one speculative scheme during 2001 – Aviator

Park – and we have only added a small industrial scheme in Park Royal

to our speculative development programme this year.

In response to present market conditions, start dates for projects not 

yet under construction have generally been put back by a few months. 

Developments – Future opportunities Given the current state of the

market, there is potential to exploit pricing mismatches and also

purchase income-producing properties now with a view to initiating

development when justified by a future uplift in occupier demand.

These are typically sites which would have previously been purchased

by office developers for as much as 50% more than we have paid.

Our most recent purchases – the 13 acre Polar Park site and Hatton

Cross (mentioned earlier under Acquisitions and Disposals) – are good

examples of this approach. Both are in prime locations at Heathrow

and their short-term position in the portfolio is supported by leasebacks

to quality tenants. In the longer-term, both properties offer attractive

industrial development opportunities, underpinned by potentially higher

future alternative office use values. Short term, Hatton Cross is being

progressed on a refurbishment basis.

There is a window of opportunity here which we intend to continue 

to take advantage of while it still prevails.

Interim report 200210

Half year review continued

Interim report 2002



Interim report 2002 11

Development programme

Under construction To be commenced Total
Cost Completion Cost Projected Cost

000 sq ft £m due 000 sq ft £m start 000 sq ft £m

Brixton
Addlestone, Aviator Park 117 (99 net) 22 Dec 2002 183 (156 net) 25 Jul 2004

Southall, Great Western 106* 6 Sep 2002 95 5 Apr 2003

Park Royal, Victoria Road 36 2 Feb 2003 – –

Staines, Causeway – – 38 (31 net) 6 Nov 2003

Basingstoke, Kingsland – – 117 7 Jan 2004

Polar Park, Heathrow – – 344 31 Jan 2005

Total 259 30 777 74 1,036 104

Premier Greenford joint venture
Greenford Park 42* 2 Aug 2002 436 20 Jul 2003

Premier Park – – 380 20 Jul 2003

Total 42 2 816 40 858 42

Total programme 301 32 1,593 114 1,894 146

Total Brixton including 
50% joint venture share 280 31 1,185 94 1,465 125

* pre-let
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Outlook

Brixton has good buildings with a resilient, diverse and secure tenant

base in prime locations in the South East. Its balance sheet strength

combined with an approach characterised by specialist knowledge,

focus and active management is consolidating our position as a market

leader in the sector.

We have demonstrated outperformance at both property and investor

level and the strategic re-configuration of our portfolio has both

strengthened the Company and proven our ability to move in and 

out of markets quickly to respond to changing conditions.

Against a backdrop of current economic and financial market

uncertainties and lower levels of occupier demand, we continue to 

take a cautious approach in the short-term. However, the indications

are that our sector, being soundly based, should recover well.

Whilst the investment market has seen something of a bounce-back

this year, in response to the apparent greater weight of money available

to enter the sector, and industrial and warehousing sites are still

changing hands at record levels in various locations around London,

some care must be exhibited given the relative slowing of tenant demand.

We are testing the level of investor interest with regard to considering

the potential launch of one or two other, complementary, non-

conflicting limited partnerships. 

B-Serv is a very important new aspect of our business and as well as

improving relationships and the service to our tenants we are exploring

initiatives that will extend its offering.

We will look to divest of some of our more peripheral assets and some

of our smaller successful development schemes and to recycle the

capital, reinvesting in the core heart of our markets around Heathrow

and Park Royal. However, it is possible that, even given the relative

attractions of property as an investment medium, the institutions do 

not invest as heavily in property for the remainder of this year as 

some commentators have suggested they will and there may be 

a reallocation of funds to general equities. 

We will carefully monitor our development programme and we will 

look to create stock for an upturn in occupier demand. It is significant

that the cost of our development programme, which at the moment

represents only about 15% of our adjusted net assets, is much smaller

than many of the other larger property companies. 

Brixton has a high-quality portfolio, a strong balance sheet, low

development exposure, successful joint ventures and new service

initiatives. Accordingly, it is well positioned to continue to produce

strong future performance and capitalise on the higher levels of

economic growth forecast for 2003 and beyond.

Half year review continued
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