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Investment Summary

  Prominently located within the City Walk development, 
providing immediate access to Junction 3 of the M621 
Motorway

  A significantly improving micro and macro location subject 
to significant, recent and continuing public infrastructure 
and private investment

  Modern Grade A office building extending to 95,317 sq 
ft* across ground and four upper floors with an excellent 
city centre car parking ratio of 1:745 sq ft

 Highly flexible and divisible floor plates

 Constructed to BREEAM ‘Excellent’ (2005)

  Let by way of two co-terminus leases to The Secretary 
of State for Communities and Local Government 
and Highways England Company Limited, expiring 28 
September 2021 providing unexpired lease terms of circa 
4.0 years 

  Lateral is fully occupied and home to eight government 
departments and agencies who continue to invest heavily 
in the building

  Current passing rent of £2,047,000 per annum equating 
to a low overall rent of only £19.13 psf, circa 34% below 
prime Leeds headline rents within a continually improving 
Leeds office occupational market

  Recent uplift at rent review proving that the building is 
reversionary on a headline basis

 Freehold

  Longer term prospects for lease restructures and renewals 
following the recent announcement that the GPU Leeds 
hub will be occupied by HMRC and NHS Digital

  Offers sought in excess of £24,740,000, reflecting a  
net initial yield of 7.75%, after the deduction of standard 
purchaser’s costs of 6.67% and a low capital price of  
£260 psf

*All references to floor areas within these particulars relate to 
NIA in accordance with the RICS Code of Measuring Practice 
(6th Edition) unless otherwise stated.
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Lateral Leeds

Communications

Road

Leeds benefits from excellent road communications with the  
M621 providing immediate access to the wider national 
motorway network. The M62, running east to west just  
south of Leeds, provides a direct link to Manchester, Liverpool 
and Hull, whilst the M1 connects the city to London and the 
Midlands. 

Distance by Road

Destination Approximate distance

Leeds Bradford Airport 9 miles

Sheffield 35 miles

Manchester 40 miles

Liverpool 73 miles

Birmingham 120 miles

London 180 miles

Edinburgh 205 miles

Rail

With 38 million passengers per year, Leeds City station is 
the busiest in northern England and passenger numbers are 
forecast to double over the next 30 years. It is served by the 
East Coast Main Line which provides access to London King’s 
Cross, whilst also offering direct services to a host of regional 
cities including Manchester, Sheffield and Newcastle.

Journey times from Leeds to UK major rail destinations

Destination Approximate journey time

London King’s Cross 1 hour 59 minutes

Sheffield 40 minutes

Manchester Piccadilly 49 minutes

Newcastle 1 hour 21 minutes

Birmingham New Street 1 hour 47 minutes

Edinburgh 2 hours 55 minutes

 

Leeds is the principal city of the Yorkshire and Humber region and is located 
180 miles north of London, 40 miles north-east of Manchester and 120 miles 
north of Birmingham. Benefiting from excellent access to regional and national 
markets and an estimated population of 751,500, Leeds is one of the fastest 
growing cities in the UK
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Economy & Retailing

The wider Leeds City Region represents the largest economy 
outside of London with a GVA of £60.5bn and the city’s 
economy has grown by almost 40% in the past decade alone. 
The city is the second largest centre in the UK for financial 
and legal services, employing 46,000 people across the 
professional services sector as a whole, and is host to 20 
FTSE 100 company HQs and in excess of 30 national and 
international banks. 

Leeds benefits from a diverse private sector economic 
base but the public sector is an important driver of the local 
economy. In fact there are nearly 250,000 people employed 
in the public sector in Leeds City Region, the highest number 
of any of the city regions and this represents 19% of the total 
workforce. With two large universities, and 120,000 students, 
the city also provides a strong pool of skilled labour. 

The city is currently ranked as the UK’s fifth largest shopping 
location, which was consolidated with the opening of Land 
Securities’ Trinity Shopping Centre and Hammerson’s Victoria 
Gate scheme in 2013 and 2016 respectively. The latter saw the 
arrival of the city’s first John Lewis store, the largest outside of 
London, as well as a number of other new entrants to the city 
including Russell & Bromley, Gant, Hackett, Tommy Hilfiger, 
Joules, Aspinal of London, Anthropologie and international 
restaurant group D&D.

Air

Leeds Bradford International Airport lies 9 miles north of the 
city centre and is serviced by a dedicated coach link. It offers 
scheduled flights to seven destinations throughout the UK and 
to all of the major European economies including; Spain, Italy, 
Germany, France and Holland. 

FLIGHT TIMES FROM LEEDS BRADFORD 
INTERNATIONAL AIRPORT

Destination Approximate flight time

London Heathrow 1 hour 5 minutes

Belfast 1 hour 

Dublin 1 hour 

Glasgow 1 hour 5 minutes

Jersey 1 hour 15 minutes

Amsterdam 1 hour 15 minutes

Paris 1 hour 30 minutes

Dusseldorf 1 hour 30 minutes

Barcelona 2 hours 20 minutes

Rome 3 hours 

HS2 will put Leeds at the heart of an economy worth close to £300billion, stretching 
from Newcastle to Birmingham and Liverpool to Hull

HS2 

The proposed HS2 line will be a huge boost for the city, 
reducing journey times to London to around 1 hour 23 
minutes. Current proposals, confirmed at the end of 2016, 
show the new platforms are to adjoin the existing station at the 
south to create the largest station in the North of England. The 
preferred location for the new platforms is to the south of the 
existing station and this will provide further critical mass to the 
south of the city and mean the HS2 terminal will only be a short 
walk from Lateral.

Source: The Yorkshire Hub: An interim report on the redevelopment of Leeds City station,  
High Speed Two (HS2) Limited (30 November 2015)

Lateral
Leeds
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1. Clayton Hotel

2. 2 City Walk - AECOM, Portal Chantham 
LLP, William Hill

3. 1 City Walk - Jacobs, Telereal Trillium, 
Harrison Goddard Foote

4. Yorkshire Bank

5. Medical Protection Society

6. Lloyds Bank Plc

7. Enact

8. Manor Mills

9. The Mint - Jet2

10. City One Site

11. Sweet Street Site

12. The Interchange 

13. Asda House

14. KPMG HQ

15. No 1 Embankment

16. Direct Line

17. Bridgewater Place - Eversheds,  
BDO Stoy Hayward, Ernst & Young, DWF

18. Investec

19. Hilton Hotel

20. Princes Exchange -  
DLA Piper, Regus

21. Southern Entrance

22. Leeds City Railway Station 

23. Double Tree Hilton

24. City House

25. BT

26. 1 City Square -  
Deloitte, Mills & Reeve,  
Watson Burton

27. 2 Whitehall Quay -  
RBS, Baker Tilly, BPP Law

28. Zurich

29. No 1 Whitehall Riverside -  
Bank of New York, FDM Group, 
Handlesbanken, Grant Thornton

30. 3 Sovereign Square -  
Addleshaw Goddard

31. Trinity Shopping Centre

32. Broadgate - Yorkshire Building Society, 
KPMG

33. First Direct Arena
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Situation

A Prominent Gateway Location 

With frontage to Sweet Street, Lateral occupies 
an exceptionally prominent site towards the south 
of the city centre. Junction 3 of the M621 lies less 
than 400 metres from the building and provides 
unrivalled vehicular access.

The property is situated to the south of Leeds 
City station and set within an established office 
environment adjacent to 1 & 2 City Walk, with 
Bridgewater Place a short distance to the north. 
These buildings are home to a number of corporate 
occupiers including Eversheds, DWF, Ernst & 
Young, AECOM and William Hill. Bridgewater Place 
also provides a varied ground floor amenity offer, 
including a Tesco Express, Philpotts, Juici Sushi 
and an Anytime Fitness gym. 

Lateral is within a 7 minute walk from Leeds City 
station, via its new £20 million southern entrance 
which opened in January 2016. This was seen as 
a huge boost for all commercial occupiers south of 
the station by reducing travel times 
whilst also providing an attractive waterside 
commuter experience.

N

Leeds South Side: The Obvious 
Choice for the Future Development 
of the City

The southern area of Leeds is a transforming and 
exciting environment with the likes of KPMG and 
Addleshaw Goddard recently committing to flagship 
new office schemes at No1 and No3 Sovereign 
Square respectively. 

Leeds South Bank is one of the UK’s most exciting 
development opportunities with public and private 
sectors working together to create a vibrant mixed-
use community to the south of the River Aire. The 
South Bank extends to a number of schemes 
including Holbeck Urban Village, South Bank and 
Leeds Dock and Hinterland.

The locality will be boosted hugely by the 
completion of HS2 as its terminus is expected to be 
situated within Leeds’ south side, close to Lateral.
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Lateral

Lateral was constructed in 2005 to a BREEAM ‘Excellent’ 
standard and provides 95,317 sq ft (NIA) of Grade A office 
accommodation arranged over ground and four upper floors. 

The building has an impressive double height entrance/
reception and the ground to third floors are arranged over 
two wings around a centrally located core. The fourth floor is 
smaller and arranged over a single wing, but all of Lateral’s 
floor plates are flexible and can be easily and efficiently divided, 
providing excellent potential for multiple occupancy.  

Lateral was constructed to the following specification:

 Four pipe fan coil comfort cooling/heating

 Suspended ceilings throughout  
 (predominantly metal tiled)

 LG3 lighting landlord installation 

 Floor to ceiling heights of 2.8 metres

 Fully accessed raised access floors (150mm void) 

 Three 13-person passenger (1,000 kg) lifts

 Recently installed shower and cycle facilities

The tenants have invested heavily in the building. In 2013 
The Environment Agency carried out significant refurbishment 
and fit-out works to ground, second and part third floors 
and in 2014 Highways England completed a light 
refurbishment, including an LED lighting upgrade, to the 
third and fourth floors.

The building provides 128 parking spaces delivering an 
excellent city centre parking ratio of 1:745 sq ft.
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The property has also been measured in accordance with the 
RICS Code of Measuring Practice (6th Edition) and provides a 
total net internal floor area (excluding reception) of 95,317 sq ft.

Floor Use NIA (sq ft) NIA (sq m)

Ground Reception 1,574 146.2

Ground Offices 16,687 1,550.3

First Offices 21,826 2,027.7

Second Offices 22,808 2,118.9

Third Offices 22,488 2,089.2

Fourth Offices 11,508 1,069.1

Total  96,891 9,001.4

Total (excluding reception) 95,317 8,855.2

The measured survey can be viewed in the data room, is capable of being assigned and can be relied upon by the purchaser.

Ground Floor Plan

Sweet Street

Accommodation

The property has been measured by Plowman Craven 
Associates in accordance with the RICS Property 
Measurements (1st Edition), which incorporates the new 
International Property Measurement Standards (IPMS) and 
became effective on 1 January 2016. On this basis Lateral has 
a lettable floor area (excluding reception) of 100,028 sq ft.

Floor Use IPMS (sq ft) IPMS (sq m)

Ground Reception  1,591  147.8

Ground Offices  18,301  1700.3

First Offices  22,434  2,084.2

Second Offices  23,447  2,178.3

Third Offices  23,441  2,177.8

Fourth Offices  12,405  1,152.5

Total  101,619  9,440.9

Total (excluding reception) 100,028 9,293.1

N



Typical Upper Floor Plan

Fourth Floor Plan

Sweet Street

Sweet Street

Floor plans not to scale

N

N
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Tenure

Lateral is held freehold under 
title number WYK737393 as 
delineated on the plan.
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N

Tenancy Schedule

Tenant Floors
NIA 

(sq ft)
Car  

Spaces
Rent  
(pa)

Rent  
(psf)

Lease  
Start

Lease 
Expiry

The Secretary of State 
for Communities &  
Local Government

Ground, first & 
second

61,321 82 £1,323,400 £19.24 1 29/09/06 28/09/21

Highways England 
Company Limited

Third & fourth 33,996 46 £723,600 £18.92 1 29/09/06 28/09/21

Total 95,317 128 £2,047,000 £19.13

1. Assuming car parking at £1,750 per space per annum.

Tenancy 

The property is let by way of two co-terminus leases expiring 28 September 2021 as summarised below and provides an unexpired lease 
term of circa 4.0 years.

The leases are drawn on effective fully repairing and insuring terms and the rent equates to a rate of only £19.13 psf, assuming an 
allocation of £1,750 per car parking space. The current rents were agreed on a net effective basis at the 2016 rent reviews, proving that the 
building is reversionary on a headline basis. 
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Tenant Covenants 

Both leases were originally granted to The Secretary of State for Communities & Local Government, but the lease over the third and fourth 
floors was transferred to Highways England Company Limited (Company No: 9346363) in April 2015 by way of a transfer scheme made by 
the Secretary of State under section 15 of the Infrastructure Act 2015.

The Secretary of State for Communities & Local Government 

The Secretary of State for Communities & Local Government provides an undoubted government tenant covenant.

Highways England Company Limited

Highways England Company Limited is a wholly owned Government company which looks after the operation 
and maintenance of England’s national motorway and major A road network. This includes modernising and 
maintaining the highways and the management (and prevention) of incidents on England’s motorways through 
the Traffic Officer service.

Further information on Highways England Company Limited can be found at www.gov.uk/government/
organisations/highways-england/about

Occupiers

Lateral is intensively occupied by eight Government 
departments and agencies via a number of MOTO 
agreements. The departments which currently occupy 
Lateral are set out adjacent. 

MEPC’s Wellington Place in Leeds has been identified as 
the location for West Yorkshire’s 378,000 sq ft civil hub. 
Consolidating from various buildings across Yorkshire, the 
majority of the scheme shall be occupied by HMRC with 
the balance to be occupied by NHS Digital. Neither of 
these occupiers are located within Lateral and therefore the 
building is unaffected by this recent announcement.

In addition to the strong building fundamentals, the two 
leases held at Lateral represent two of the longest within 
the region’s Government estate. The tenant chose not to 
exercise its option to break the lease over the third and fourth 
floors in September 2016, committing them to the whole 
building for at least another five years. This presents a very 
realistic opportunity for lease renewal or restructure.

Occupation by Government Department/Agency1 

Environment Agency 

Highways England

Natural England

Health & Safety Executive 

Homes & Communities Agency

Government Legal Department 2

Cabinet Office

Department for Communities 
& Local Government

39.5%

32.2%

9.3%

6.2%

5%

4.1%

2.5% 1.2%

1.  Accurate at the time of going to print (September 2017)
2.  Government Legal Department in the process of moving into the building

Service Charge

The building is subject to a service charge which runs on a typical 
budget and reconciliation basis. The service charge budget for the 
year ending 30 September 2018 totals £520,800 and equates to 
£5.46 psf.

The occupational leases allow for the landlord to provide additional 
FM services to those that are provided on-site and within the lease 
service charge provisions. However, there is a verbal agreement 

between the landlord and tenants that allows the latter to provide 
some of their own services via their chosen FM provider (currently 
Amey). The most notable services that are included here are 
security, common area cleaning and waste management.

The current service charge budget and recent reconciled 
certificates are available within the data room.
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Prime headline office rents in Leeds are the lowest of all the ‘Big 6’ regional office 
markets, making them attractive to occupiers

Leeds Office Market 

Headline Rents 

Prime headline rents in Leeds are currently £29.00 psf, the 
lowest of all the ‘Big 6’ regional office markets. Equivalent rents 
in Manchester and Edinburgh are now approximately £33.50 
psf, greater than those in Leeds and over 75% ahead of the 
current passing rent at Lateral. 

In Q2 2017 a FTSE 100 company have taken 45,000 sq ft at 
6 Queen Street at a rent of up to £30 psf, setting a record rent 
for the city. This illustrates continued upward pressure on rents 
and Cushman & Wakefield Research forecast that headline 
rents shall reach £30.00 psf by next year.

The headline rental growth on new build grade A 
accommodation provides headroom for further rental growth 
in the refurbished office market with rents currently standing at 
£26.00 psf, 35% ahead of the current passing rent at Lateral.

Take Up & Requirements

Leeds office take-up for 2016 fell below the 5 year average, 
recording 435,000 sq ft. In line with national trends, the figures 
were impacted by political uncertainty. However after a very 
positive second quarter of letting activity in 2017, coupled with 
a number of significant deals which are currently under offer 
or in advanced negotiations, 2017 is set to be a record year of 
take-up for the city.

Leeds continues to be targeted by a number of large office 
requirements from occupiers targeting the city. Cushman & 
Wakefield are aware of at least five 100,000 sq ft requirements 
for Leeds targeting occupation within the next five years.

Availability & Development

With 550,000 sq ft of new build Grade A space completed 
in 2016, availability in Leeds increased from what has been 
a long-term shortage. However by the end of Q2 2017 
approximately 60% of the new build space is already let, 
demonstrating the strength of occupier demand.

As supply and demand re-balances, attention turns to the 
next development cycle. 3 Wellington Place (109,000 sq ft) is 
the only new speculative development due to complete within 
the next 12 months whilst Platform (120,000 sq ft) and 7 Park 
Row (40,000 sq ft) are the only major refurbishment schemes 
that are currently on site. With an average annual take-up of 
approximately 550,000 sq ft, we expect the market dynamics 
over the next few years will favour landlords and create an 
excellent opportunity for further rental growth.

£psf

‘Big 6’ Prime Headline Office Rents
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UK Commercial Property Investment Market

Transactional Volumes & Returns

The UK commercial property market recovered strongly in 2016 
following the UK Referendum with total investment volumes of 
£48.9bn, 10% above the 10-year average. The market gathered 
momentum towards the end of the year and demonstrated its 
resilience to wider economic factors and political uncertainly, 
with £16bn invested in Q4. The first half of 2017 has witnessed 
£26.1bn, which on an annualised basis will see the market perform 
ahead of 2016.

The office market continues to be the most popular investment 
class and in 2016 it accounted for £21.2bn, reflecting 43.3% of 
all investment transactions. The sector performed strongly in H1 
2017 with circa £11.5bn transacted and again when analysed on 
an annualised basis, this is set to see the office sector outperform 
2016 volumes. 

Date Property NIA  
(sq ft)

Tenant Term Certain 
(years)

Rent 
psf

Purchaser Price NIY Capital 
Price 
(psf)

U/O
No 2 Capital Quarter,  

Cardiff
82,029 Multi-let 7.81 £19.34 Confidential c.£22.90m c.6.50% c.£279

Aug-17
One Arlington Square, 

Bracknell
84,583 Multi-let 4.40 £19.58 Capital London £22.10m 6.60% £261

Aug-17
19 Cornwall Street, 

Birmingham
132,903 Multi-let 4.64 £19.21 Kier Property £35.00m 6.77% £263

May-17
9 Bond Court, 

Leeds
66,438 Multi-let 4.50 £25.30

Canal & Rivers 
Trust

£24.25m 6.25% £365

Feb-17
1-2 St Philips Place, 

Birmingham
63,430 Royal Bank of Scotland 2.00 £27.83 CBRE GI £26.25m 6.30% £414

Feb-17
Zenith Building,

Manchester
74,207 Multi-let 2.40 £23.89 AM Alpha £22.95m 7.07% £309

Dec-16
One Park Lane,  

Leeds
76,449

Callcredit Information 
Group Ltd

10.00 £19.00 Private Overseas £19.10m 7.36% £240

Jun-15
2 City Walk,

Leeds
63,790 Multi-let 4.34 £21.69 Kames Capital £19.37m 6.75% £304

Total UK Investment Volumes (£Million)

The graph below details total investment volumes over the past 
5 years in £millions:
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UK Office Investment Volumes (£Million)

The graph below shows UK office market investment volumes in 
£millions since 2012:
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UK Regional Office Investment

Regional office investment transactions (excluding the Greater London/South East markets) totalled approximately £4.5bn in 2016, which is 
in line with the 5-year average since 2012. Entering 2017, investment volumes in H1 totalled approximately £1.6bn, which on an annualised 
basis would suggest transaction levels will be lower than in 2016. Despite this, the regional office market continues to attract the attention 
of investors buoyed by their discount to London and South East pricing, with H2 2017 forecast to see increased investment volumes as 
investors face increasing pressure to allocate cash.

Relevant Regional Office Investment Transactions

We have set out below a schedule of relevant regional office investment transactions.



Lateral Leeds Page 18

Investment Rationale

UK: Investment Safe Haven

The UK commercial property investment market continues to 
be viewed as a safe haven for investment, particularly in light 
of continuing global political and economic instabilities. UK 
commercial real estate has continued to perform strongly and 
consistently when compared with other asset classes.

By way of example, over the last five years the IPD All Property 
Index has outperformed the FTSE 100 and Bloomberg 
Commodity Index. The office sector has also significantly 
outperformed the wider All Property Index.

Investors continue to target UK commercial real estate and, as 
such, the UK accounted for 22% of all European commercial 
property investment in 2016. Furthermore, Cushman & 
Wakefield Research shows that there has been an increasing 
amount of global capital targeting the UK.

UK Commercial Property Returns: Yield 
Margin vs Bonds & Gilts

Whilst we have seen limited and recent inflationary pressure, 
interest rates remain at historically low levels. As such 
corporate bond and gilt rates are following suit, meaning real 
estate returns and associated income yields continue to look 
exceptionally attractive to investors, which we believe will 
continue for UK commercial real estate throughout 2017.

Lateral, Leeds: An Outstanding  
Investment Opportunity

 Prime Grade A Government let office building.

  Reversionary on a headline basis as evidenced by the 
recently documented rent review.

  Passing rent of only £19.13 psf, 34% below current prime 
headline rents in Leeds and 43% below Manchester and 
Edinburgh, providing excellent growth prospects.

  Situated within a continually improving gateway location 
which has seen, and will continue to see significant private 
and public investment.

  An intensively occupied government office facility to which  
its occupiers continue to demonstrate their commitment 
through ongoing capital investment and the passing of  
the September 2016 break clause within the lease of the 
third and fourth floors.

  The recent announcement that the GPU Leeds hub will be 
occupied by HMRC and NHS Digital provides an excellent 
opportunity for longer term lease restructures and renewals.

  Highly flexible and divisible floor plates which offer 
themselves favourably to multi-occupation in event of 
tenant vacation, protecting downside risk.

  Quoting yield reflective of a 275 basis points discount to 
current prime provincial assets despite strong underlying 
fundamentals.

UK commercial real estate continues to look exceptionally attractive when 
compared with other asset classes



Tim Cameron-Jones

tim.cameron-jones@cushwake.com 
0113 233 8833

Richard Brooke

richard.brooke@cushwake.com 
0113 233 8879

Disclaimer

Important Notice: Cushman & Wakefield gives notice to anyone who may read these particulars as follows:
1.These particulars are prepared for the guidance only of prospective purchasers. They are intended to give a fair overall description of the property but are not intended to constitute part of an offer or contract. 2. Any information contained 
herein (whether in the text, plans or photographs) is given in good faith but should not be relied upon as being a statement or representation of fact. 3. Nothing in these particulars shall be deemed to be a statement that the property is in good 
condition or otherwise nor that any services or facilities are in good working order. 4.The photographs appearing in this brochure show only certain parts and aspects of the property at the time when the photographs were taken. Certain aspects 
may have changed since the photographs were taken and it should not be assumed that the property remains precisely as displayed in the photographs. Furthermore no assumptions should be made in respect of parts of the property which are 
not shown in the photographs. 5. Any areas, measurements or distances referred to herein are approximate only. 6. Where there is reference in these particulars to the fact that alterations have been carried out or that a particular use is made of 
any part of the property this is not intended to be a statement that any necessary planning, building regulations or other consents have been obtained and these matters must be verified by any intending purchaser. 7. Descriptions of a property 
are inevitably subjective and the descriptions contained herein are used in good faith as an opinion and not by way of statement of fact. 

November 2017

VAT

The property is subject to an option to tax and VAT will 
therefore be payable upon the purchase price. However, it is 
anticipated that the sale can be treated as the transfer of a 
going concern (TOGC).

Data Room

Further information is available via the data room. Please 
contact Cushman & Wakefield to arrange access.

EPC

Lateral has an EPC rating of D(79) which is valid until 2026. 
A copy of the certificate and recommendation report can be 
found within the data room.

Capital Allowances

Significant capital allowances remain unclaimed and 
are available to be transferred to a purchaser by way of 
negotiation. Further information in relation to capital allowances 
is available within the data room.

Further Information

Jeremy Beckett

jeremy.beckett@cushwake.com
020 7152 5341

Jason Pickering

jason.pickering@cushwake.com
020 7152 5131

04835

Proposal
We are seeking offers in excess of 
£24,740,000 (Twenty Four Million 
Seven Hundred and Forty Thousand 
Pounds) for our client’s freehold 
interest, exclusive of VAT. A purchase 
at this level reflects a net initial yield of 
7.75%, after the deduction of standard 
purchaser’s costs of 6.76% and a low 
capital price of £260 psf.




