HEADS OF TERMS - Kew Bridge Distribution Centre


	STRUCTURE OF DEAL:

	New head lease


	PROPERTY ADDRESS:

	Unit 2A Kew Bridge Distribution Centre, Lionel Road South, Brentford, TW8 9QR


	SIZE: 
	The property extends to a gross external area of 6,058 sq ft 


	LANDLORD:
	Reg. Name:	    			
Address:    	   	


Attention: 
Email:

	CEP CBRE UK Property Nominee 1 Limited and CEP CBRE UK Property Nominee 2 Limited

Third Floor
One New Change
EC4M9AF

Sarah Preston
sarah.preston@cbreim.com 

	TENANT:
	Reg. Name: 
Reg. Address:




Registered No: 

Attention: 
Email:

	Brentford FC Limited
Vantage London,
Great West Road,
Brentford
England,
TW8 9AG 
03642327

Michelle Baldock
mbaldock@brentfordfc.com

	TERM: 

	A new lease for a term of 10 years from 1st June 2026 to 1st June 2036 .
The lease is to be outside the Landlord and Tenant Act 1954.


	BREAK OPTION:
	The lease is subject to a Mutual Break Option on 24th December 2030, subject to not less than 6 months’ prior written notice. Following this a 6 month rolling mutual break option on 23rd June and 24th December each year subject to not less than 6 months’ prior written notice; payment in full  of the principal rent and delivering back the premises free from any third-party occupation.  If the Landlord intends after the break date or term end date (as appropriate) to demolish or reconstruct the Property or a substantial part of it (or the building of which the Property forms part or a substantial part of that building) or to carry out substantial works of construction at the Property (or the building of which it forms part), the Tenant will not be liable to repair, redecorate etc. the Property or to remove its alterations and reinstate the Property.


	RENT:
	An annual rent of £142,363 per annum (£23.50 psf) exclusive of business rates, service charge, VAT, insurance, and all other outgoings. 

The rent will be payable quarterly in advance.

The service charge will be payable quarterly in advance.

Rent commencement date to be 1st September 2026.

Interest will be payable at 4% above the current base rate on arrears.

Rent Review : CPI 5th anniversary 4% cap and 2% collar.


	RENT DEPOSIT / GUARANTOR / OTHER SECURITY:
	N/A

	ASSIGNMENT AND SUBLETTING:

	The tenant may assign or sub-let their interest in the whole only, subject to the landlord’s consent (not to be unreasonably withheld or delayed).  

The landlord may require additional measures relating to the provision of security on an assignment.  

Any sub-letting will be at market rental value and contracted out of the security of tenure provisions set out in Part 2 of the Landlord and Tenant Act 1954 (as amended).

The tenant may share occupation with a group company without landlord's consent provided there is no relationship of Landlord and Tenant. 


	RIGHTS OF ENTRY (FOR LANDLORD)

	At reasonable times during the term, the full and free right to enter onto the Property and carry out such alterations to the Property which the Landlord reasonably considers will improve the asset rating in any Energy Performance Certificate commissioned in respect of the Property.


	ENERGY PERFORMANCE CERTIFICATES:

	The Tenant shall:
· co-operate with the Landlord so far as is reasonably necessary to allow the Landlord to obtain an Energy Performance Certificate and Recommendation Report for the Property including providing the Landlord with copies of any plans or other information held by the Tenant that would assist in obtaining an Energy Performance Certificate; and
· allow such access to any Energy Assessor appointed by the Landlord as is reasonably necessary to inspect the Property for the purposes of preparing an Energy Performance Certificate and/or Recommendation Report for the Property.
The Tenant shall not commission an Energy Performance Certificate for the Premises.  Where the Tenant is required to provide one by law the landlord will commission the Energy Performance Certificate and recommendation Report at the Tenants expense.

	SUSTAINABILITY:
	The lease will make reference to Tenant support of the Landlord’s sustainability agenda, including sharing energy, waste and water consumption data where available and not reducing the property’s existing EPC Level.

	SERVICE CHARGE:
	A service charge is payable to cover maintenance and management of the common areas calculated on a fair and reasonable basis.  The amount payable by the tenant has been budgeted at £0.59 psf or £3,574.22 for 2025/26 exclusive of VAT.

Service charge year currently runs from 1st April 2025 – 31st March 2026


	REPAIRING OBLIGATIONS:

	The lease will be on a full repairing and insuring basis, subject to a Schedule of Condition which will be prepared by the Tenant at the Tenant’s cost and approved by the Landlord.


	PERMITTED USE:
	The permitted use will be for any use falling within B1(c), B2 and B8 of the Town & County (Use Classes) Order 1987 to include MOT Testing & Inspection


	ALTERATIONS:

	· [bookmark: OLE_LINK1]External or structural alterations to the property will not be permitted save for any works agreed under a Licence to Alter.
· Internal non-structural alterations will be permitted without the landlord's consent if they do not affect services or systems in the building and the tenant provides specifications and drawings to the landlord and takes into account the landlord's recommendations before work commences. 
· Any other internal alterations require the landlord’s consent (not to be unreasonably withheld or delayed). 
· The tenant cannot undertake any works to the property during the term that would have the effect of reducing its Energy Performance Rating as would be determined by an Energy Performance Certificate
· The tenant cannot undertake any works to the property during the term that would have an adverse effect on the environmental performance of the Property or the estate
· All alterations are to be removed and the property reinstated at the end of the term without the need for the Landlord to provide notice.


	SIGNAGE:
	The tenant will be permitted to display signage / logo within the existing sign framework. 


	RATES AND UTILITIES:

	The Tenant is responsible for all outgoings.

It is recommended that the tenant make their own enquiries. 


	INSURANCE:
	The landlord will insure the property structure and fabric, the cost of which will be recovered from the tenant.  Insurance of the building’s contents is the responsibility of the tenant.  

Annual insurance premium estimate to follow.


	COSTS:
	Each party to bear its own costs.


	LANDLORD’S SOLICITOR:





	Name:

Address:




Attention:
Telephone:
Mobile:
Email:
	CMS Cameron McKenna Nabarro Olswang LLP

Cannon Place
78 Cannon Street 
London 
EC4N 6AF

Laura Longman 
Laura.Longman@cms-cmno.com 
07920 372888
0207 367 3116


	TENANT’S SOLICITOR:
	Name:

Address:




Attention:
Mobile:
Telephone:
Email:

	 Michelle Baldock 

Brentford FC, 
Vantage London,
Great West Road,
Brentford,
TW8 9AG 
Michelle Baldock 
07966 569250
07966 569250
mbaldock@brentfordfc.com 


	LANDLORD’S AGENT:
	Name:

Address:




Attention:
Telephone:
Email:

	CBRE Ltd

Henrietta House, 
Henrietta Place, 
London, 
W1G 0NB

Molly Powell / Emily Middleton
07880 487 839 / 07720 975013
molly.powell@cbre.com/emily.middleton@cbre.com 


	TIMING:
	Solicitors are to be instructed by both parties immediately.


	CONDITIONS:
	This transaction is subject to:
· Contract
· Landlord Board approval




DATED: 25.02.2026
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