
MAYBROOK HOUSE
Grainger Street, Newcastle upon Tyne NE1 5JE

MULTI-LET CITY CENTRE 
OFFICE AND RETAIL 
INVESTMENT



Investment Summary

• Multi let office and retail investment 
occupying a key city centre location in the 
immediate vicinity of Newcastle Central Station.

• Maybrook House comprises 3,711 sq m 
(39,945 sq ft) of modern office accommodation 
over five floors in addition to 3 fully let retail units. 

• Fully refurbished office accommodation 
and common parts.

• Weighted unexpired lease term of 5.3 years 
to expiry and 3.8 to break. 

• A strong tenant line up including Places 
for People and Thompsons Solicitors. 

• Passing rent of £592,019 per annum. 

• We are instructed to seek offers in excess 
of £6,400,000 which reflects a net initial yield of 
8.67% after deducting purchases costs of 6.63%.

Key city centre location
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Newcastle upon Tyne is the commercial and administrative 

capital of the North East with a population of approximately 

280,000 people [census 2011] and forms part of the wider 

Tyneside conurbation with a total population in the region of 

1.1 million people, making it the 7th largest in the UK. Located 

approximately 286 miles north of London and 105 miles south 

of Edinburgh, the city is well connected to the wider road 

network with the A1 approximately 2 miles to the west and 

the A19, 7 miles to the east. 

The city is well served by public transport with Newcastle 

Central an established station on the East Coast Mainline 

with connections to London Kings Cross in 2 hours and 40 

minutes and Edinburgh in 1 hour 30 minutes. Newcastle 

Central station is also the main interchange for the Tyne & 

Wear Metro, the rail network which runs throughout Tyneside. 

The network supports 60 stations throughout Tyne and 

Wear extending as far as Newcastle Airport, 6 miles to the 

north west and Sunderland to the south east. Newcastle 

International Airport, provides daily scheduled flights to both 

domestic and international locations.  

Newcastle upon Tyne is home to two leading universities. 

Newcastle and Northumbria Universities attract in excess 

of 55,000 students from both the UK and in 136 countries 

abroad. Newcastle University is a member of the Russell 

Group comprising the leading 24 Universities in the country.

Location

Newcastle is the commercial 
and administrative capital 
of the North East
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Situation

Key

Maybrook House is prominently 

located on Grainger Street within 

Grainger town, which forms the 

heart of Newcastle City Centre. 

40% of the buildings within 

Grainger Town are Grade I or 

Grade II* listed, emphasising the 

significance of the architecture. 

The property is situated to the 

south end of Grainger Street a two 

minute walk from the retail core and 

in close proximity to the transport 

hub of Central Station. This area 

in particular has seen significant 

investment mainly though NE1 and 

Network Rail’s refurbishment of the 

Central Station doubling the size 

of retailing and leisure provisions 

in and around the Station.

1 Maybrook House

2 Central Station

3 The Stephenson Quarter

4 Central Square South

5 Central Square

6 City Gate

7 Science Central

8 St James Park

9 Wellbar Central

10 Time Central

11 The Gate

12 Intu Eldon Square

13 Grey's Monument

14 Haymarket

15 Catherdral

16 55 Degrees North

17 Cale Cross & Tyne House

18 Vermont Hotel

19 Copthorne Hotel

20 Centre For Life
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MAYBROOK HOUSE Grainger Street, 
Newcastle upon Tyne NE1 5JE

Newcastle has seen extensive regional and inward 
investment in recent years delivering a number 
of significant schemes throughout the city.

Central Station

Newcastle Central Station has recently seen a £24.5m combined 

regeneration investment between NE1, Network Rail, Newcastle 

Council and Virgin East Coast, comprising a redevelopment of 

the portico entrance creating a new pedestrianised zone and a 

significant extension of the retail provision attracting occupiers 

such as M&S, Boots, Paperchase, UGOT and Café Nero. 

The Stephenson Quarter

An extensive 11 acre site in the heart of Newcastle City Centre, 

phase one has recently completed comprising the Crowne Plaza 

Hotel, The Rocket, a 35,000 sq ft grade A office building and a 

24 hour 360 space multi storey car park. Further phases include 

a residential and office accommodation, in addition to leisure 

and retail amenities. 

Science Central

A 24 acre landmark development for science and business, 

Science Central has recently secured Legal and General as an 

investment partner with an initial investment fund of £65 million 

into the site creating 2,000 jobs with the aim to unlock the 

future potential of the site. 

Intu Eldon Square

A multi million pound investment at Intu Eldon Square, 

Newcastle’s main shopping centre. Recent development 

includes the new main entrance from Northumberland Street 

and the £25m development at Greys Quarter due to open in 

October 2016, featuring 20 new restaurants and bars.

Investment 
and Development
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MAYBROOK HOUSE Grainger Street, 
Newcastle upon Tyne NE1 5JE

Description

Maybrook House comprises a mixed use building constructed 

in the 1970's, spread over basement, ground and 5 upper floors. 

The ground floor comprises three fully let retail units accessed 

via Grainger Street whilst the five upper floors comprise 

3,711 sq m (39,945 sq ft) of modern, open plan office 

accommodation. The vendor undertook a comprehensive 

refurbishment programme of the common areas in 2010 along 

with a refurbishment of the office accommodation on a floor 

by floor basis.  

The office accommodation benefits from the following 

specification:

• Dedicated ground floor reception

• Suspended ceilings 

• LG7 compatible recessed lighting

• VRF Air-conditioning

• Shower Facilities

• 2 x 10 person passenger lift

Comprehensive 
refurbishment programme 
from 2010 onwards
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MAYBROOK HOUSE Grainger Street, 
Newcastle upon Tyne NE1 5JE

Description
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MAYBROOK HOUSE Grainger Street, 
Newcastle upon Tyne NE1 5JE

Tenancies

The property is let in accordance with the following tenancy schedule;

Accommodation Tenant

Size (NIA) Parking
Spaces

Lease

Uxt Rent Rent psf ERV ERV psf Commentssq m sq ft Start Expiry 
(Break)

Ground Floor 
Rear

Energis 
Communications 
Limtied

23.23 250 23/06/1995 22/06/2020 3.75 £9,250 £37.00 £9,250 £37.00 Understood to be a communications hub. 

Basement Storage Guitar Guitar 
Limited

195.75 2,107 09/02/2009 08/02/2019 2.38 £9,745 £4.63 £9,745 £4.63  

Shop 1/2 Guitar 
Guitar

Guitar Guitar 
Limited

135.17 1,455 09/02/2009 08/02/2019 2.38 £40,000 £27.49 £40,000 £27.49  

Shop 3 Golden Harvest 
(NE) Limited t/a 
Supernatural Café

145.30 1,564 04/05/2016 03/05/2026 9.61 £25,000 £15.98 £25,000 £15.98  

Shop 4 Vinecomb 
Investments 
Limited t/a Big 
and Tall

163.04 1,755 04/04/2006 03/04/2021 4.53 £22,500 £12.82 £22,500 £12.82 Service charge cap of £2,500 to expiry of term. 

1st Flr Offices Rental Guarantee 739.50 7,960 - - - £119,400 - £119,400 £15.00 18 month rent, rates and SC guarantee

2nd Flr Offices Thompsons 
Solicitors LLP

688.96 7,416 21/10/2015 20/10/2025 
(20/10/2020)

9.08 £103,824 £14.00 £111,240 £15.00 Service Charge cap of £40,778. Car Parking is provided by a 
separate licence until 29/10/2020 at an annual rent of £12,000 plus 
an additional rent of £6,250 reviewed annually to RPI on a pre paid 
licence expiring co- terminus with the lease.

3rd Flr Offices Places for People 
Homes Limited

596.62 6,422 6 01/08/2010 28/09/2020 4.02 £96,330 £15.00 £96,330 £15.00 Car parking provided off site at an annual rent of £4,500 per 
annum. Service charge cap of £4.50 psf. Photographic schedule 
of condition attached to lease. 

Pt 4th Flr Offices Places for People 
Homes Limited

351.45 3,783 2 16/09/2010 28/09/2020 4.02 £58,245 £15.00 £58,245 £15.00 Car parking provided on site at an annual rent of £1,500 per annum. 
Service charge cap of £4.50 psf. Photographic schedule of condition 
attached to lease.  

Pt 4th Flr Offices Rental Guarantee 176.05 1,895 - - - £28,425 - £28,425 £15.00 18 month rent, rates and SC guarantee. Suite under lease to RT 
Analytics Limited who have absconded. Term expires on 30 April 2017 

5th Flr Offices Northstar Ventures 
Limited

472.69 5,088 6 10/06/2015 09/06/2020 
(10/06/2018)

3.71 £76,000 £13.76 £82,320 £15.00 6 months’ notice on break. The annual rent is stepped from £65,000 
in year 1 to £70,000 in years 2 & 3 and £71,232 in years 4 and 5. In 
addition the tenant benefits from a rent free period of 6 months in 
the first year followed by 3 months’ rent free in each of the remaining 
years. The vendor will top up the rent free until the break. Car parking 
provided on site at £6,000 per annum. Service charge cap of £16,150 
reviewed annually in line with RPI. 

Building Manager 
Office

23.23 250 £1,800 £1,800 Paid through the service charge

Building Manager 
Parking Space

  1 £1,500 £1,500 Paid through the service charge

3711 39,945 £592,019 £605,755
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MAYBROOK HOUSE Grainger Street, 
Newcastle upon Tyne NE1 5JE

Car Parking
Maybrook House benefits from 9 car parking spaces to the rear of the 

building, of which six spaces are demised to Northstar Ventures, two 

to Places for People and one to the building manager. Places for 

People are demised a further 6 spaces through their lease which the 

landlord has fulfilled at the nearby Hotel Indigo.

The landlord also provides 15 spaces for Thompsons Solicitors in the 

Hotel Indigo car park on a five year licence from 30.10.2015. Income 

from this is currently £18,250 per annum which is to be reviewed on the 

30th October 2016 and annually thereafter in line with RPI. The spaces 

are held on a 5 year licence from 30.10.2015 at Hotel Indigo at a current 

rent of £21,250 which is uplifted annually on the 30th October by 5%. 

Both licences have mutual termination provisions on 12 months’ notice.  

Tenure
We understand the main body of the property is held Freehold whilst 

there is a small parcel of land to the rear held on a 999 year lease from 

1 September 2016 at a peppercorn without review. 

Service Charge
The property is managed and operated under a service charge 

covering onsite staffing, building services, cleaning of common parts, 

security and building maintenance. The service charge budget is 

currently operating at a competitive figure in the region of £4.50 psf 

for the office accommodation. There are four tenants with service 

charge caps, of which two have exceeded the cap, creating a deficit 

for 2016/2017 of £7,311.  

Service charge accounts can be provided upon request.
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MAYBROOK HOUSE Grainger Street, 
Newcastle upon Tyne NE1 5JE

Tenants’ 
Covenant Strength

Energis Communications Limited 
Company Number: 02630471

Energis Communications Limited was founded in 1993 to provide 

communications services. The company became a subsidiary of 

Cable & Wireless which was subsequently acquired by Vodafone 

in 2012. It is understood the suite at Maybrook House is used as a 

Switching Centre. 

Vinecomb Investments Limited 
Company number: 02206022

Jonathon Charles Big & Tall Menswear were founded in 1987 

and now trade from 7 stores UK wide along with an online 

platform providing quality clothing and footwear. 

Vinecomb Investments Limited have a D&B rating of E3. 

Places for People Homes Limited 
Company number: IP19447R

Places for People are one of the largest property and leisure 

management, development and regeneration companies in the UK. 

Established in 1965, Places for People now own or manage 140,000 

homes UK wide employing approximately 6,622 people and have 

assets in excess of £3 billion. 

Places for people have a D&B rating of O 1.
Golden Harvest (NE) Limited
Company Number: 08025213

Golden Harvest (NE) Limited t/a Super Natural Café is an 

independent Vegetarian and Vegan Café offering healthy fast 

food and cakes during the day whilst trading as Painted Elephant, 

Newcastle’s original vegan restaurant in the evening. 

Golden Harvest have a D&B rating of H 3.

Guitar Guitar Limited
Company number: SC247523

Guitar Guitar were founded in Glasgow in 2003 and are now one 

of the UK’s largest Guitar and musical instrument stores with 

presence both online and in six stores nationwide. 

Guitar Guitar have a D&B rating of 2A 1.

Thompsons Solicitors LLP
Company number: OC356468

Thompsons Solicitors is a legal firm specialising in personal injury, 

industrial diseases and medical negligence practice. Thompsons 

Solicitors currently has over 1000 staff in a network of offices 

nationwide. It’s ranked in the Chambers Guide to the Legal 

Profession and in the Legal 500 as a leading firm dealing with 

accident compensation. 

Thompsons Solicitors have a D&B rating of 4A 1.

Northstar Ventures Limited 
Company number: 05104995

Northstar Ventures is a venture capital firm who invest in innovative, 

high growth businesses and social enterprises across the North East. 

Northstar Ventures has a D&B rating of 2 A2.

Year Ending 30.04.2015 30.04.2014 30.04.2013

Turnover - - -

Pre Tax Profit - - -

Shareholder’s Funds £609 £1,555 £2,870

Year Ending 31.03.2016 31.03.2015 31.03.2014

Turnover - - -

Pre Tax Profit - - -

Shareholder’s Funds £65,502 £66,592 £11,115

Year Ending 31.05.2015 31.05.2014 31.05.2013

Turnover £24,653,000 £22,474,000 £18,627,000

Pre Tax Profit £2,116,000 £2,425,000 £1,868,000

Shareholder’s Funds £3,950,000 £2,910,000 £2,283,000

Year Ending 30.04.2015 30.04.2014 30.04.2013

Turnover £76,016,000 £81,588,000 £84,231,000

Pre Tax Profit £16,188,000 £18,633,000 £15,421,000

Shareholder’s Funds £37,577,000 £38,882,000 £36,178,000

Year Ending 31.03.2015 31.03.2014 31.03.2013

Turnover £2,111,000 £1,981,000 £1,800,000

Pre Tax Profit £379,685 £311,556 £242,853

Shareholder’s Funds £1,577,000 £1,260,000 £1,011,000

Year Ending 31.03.2015 31.03.2014 -

Turnover £289,553,000 £279,214,000 -

Pre Tax Profit £18,448,000 £20,256,000 -

Shareholder’s Funds £96,425 £112,462 -
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Take up

City centre take-up was buoyant in 2015 hitting record levels 

in this cycle at some 30% above the 5 year annual average of 

263,899 sq ft, despite restricted supply. The largest deal of 2016 

so far was at The Rocket, totalling 35,000 sq ft, it is worth noting 

that 84% of 2015’s 66 transactions and 94% of deals transacted 

in H1 2016 are were at or below 7,000 sq ft and granular in nature, 

fitting with offering of floorplates at Maybrook House. 

Rents

Prime headline rents in Newcastle are £23 per sq ft for quality 

core stock. H1 2016 saw £23 per sq ft achieved at Wellbar 

Central, the highest rent attained since 2007 with landlords now 

beginning to aspire to achieving £24 - £25 per sq ft in the near 

future. Typical Grade B range widely from circa £12 per sq ft to 

£17.50 per sq ft depending on quality, specification and location. 

Newcastle Office Market

Supply and Availability

Newcastle has seen restricted supply of office accommodation in the 

city centre with only two new developments delivered in 2016, The 

Rocket and The Live Works. Both developments let in their entirety 

within 3 and 6 months of completion respectively. Grade A supply 

remains constricted with in the region of 158,000 sq ft remaining, 

equating to circa 1.5 years’ supply. With no speculative developments 

on site within the city centre, it is anticipated there will be no new 

stock delivered until 2018, however the delivery of a limited number of 

refurbishment and redevelopment schemes are expected within this 

window, most notably at Central Square South where a refurbishment 

is already underway to deliver circa 50,000 sq ft of Grade A space by 

Q1 2017. 

Grade B Figures show there to be circa 23 months’ supply remaining, 

however the majority of Grade B office space on the market is poor 

quality in nature and falls short of occupier requirements. Analysis of 

this core stock shows there to only be in the region of 72,000 sq ft 

remaining,  equating to just 6.8 months’ supply*. 

* Based upon the past 3 years average take up figures.

500,000

Newcastle City Centre Availability by Grade

375,000

250,000

125,000

0

Grade BGrade A

160,000

Take up by Grade 2013 - H1 2016

120,000

80,000

40,000

A B A B A B C A B C

% of transactions in 2015 under 7,000 sq ft

Above 7,000 sq ft

Below 7,000 sq ft

15%

85%
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Newcastle Office Investment Market

 We set out below a schedule of recent Investment transactions in Newcastle upon Tyne;

Property Date Price Yield Size (Sq Ft) WAULT Tenant(s) Purchaser

Earl Grey House, Grey Street, 
Newcastle upon Tyne

Jan-16 £11,900,000 6.60% 58,853 13.7
Handlesbanken, Costa, 
Rathbone Brothers

Schroders

Collingwood House, 
Collingwood Street, 
Newcastle upon Tyne

Aug-15 £2,950,000 8.60% 19,570 3
Subway, Randstad CPE, 
Simpson and Marwick & 
Frank Recruitment

Wellbeck Trust

Nexus House, 
Newcastle upon Tyne

Apr-15 £7,725,000 6.75% 28,813 11.25
Tyneside Transport 
Service Ltd & EE

Kames

St Nicholas Building, 
Newcastle upon Tyne

Feb-15 Q £13,000,000 Q 8.54% 64,175 3.66
National Audit Office, 
American Express, 
Optical Express

Confidential

Norfolk House, Grey Street, 
Newcastle upon Tyne

Oct-14 £3,600,000 6.70% 17,842 1.00
Countrywide, Co-op, 
Davidsons and Fat 
Hippo

Kames

52-60 Grey Street, 
Newcastle upon Tyne

Apr-14 £3,865,000 6.96% 16,493 14.50 Fitzgeralds & NRG Ltd M&G
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EPC
Maybrook House has an Energy Performance Certificate Rating of D (86). 

A full copy of the EPC certificate and recommendation report are available 

upon request. 

VAT
The property has been elected for VAT. It is proposed the sale be treated 

as a transfer of a going concern (TOGC).  

Purchase Rationale
• Prominently located close to the major transport hub of Newcastle 

Central Station, benefitting from excellent transport links and amenities.

• The vendor undertook a refurbishment programme from 2010 limiting 

the need for capital expenditure moving forward. 

• Substantial M&E renewal undertaken in circa 2007. 

• Low rental tone providing strong growth prospects in a fundamentally 

undersupplied market.  

• Asset management angles through regearing current leases 

and letting the vacant units. 

We are instructed to seek offers in excess of 
£6,400,000 (Six Million, Four Hundred Thousand 
Pounds) subject to contract and exclusive of VAT 
for our clients freehold interest. A purchase at 
this price reflects a net initial yield of 8.67% after 
deducting purchaser’s costs of 6.63%. 

Proposal
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Richard Turner 
T: 0191 223 5720 
M: 07747 008 415
E: richard.turner@cushwake.com

Peter Atkinson 
T: 0191 223 5715 
M: 07718 251 493 
E: peter.atkinson@cushwake.com

Katy Paxton 
T: 0191 223 5752 
M: 07885 258 201 
E: katy.paxton@cushwake.com

DTZ Debenham Tie Leung Limited (the “Agents”) give 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 only and do not constitute any part of an offer or contract.

2. Any information contained in these particulars (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 or that the 
property is in good condition or otherwise nor that any services or facilities are in good working order.

3. The photographs appearing in these particulars 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. Any areas, measurements or distances referred to herein are 
approximate only.

4. 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.

5. No person in the employment of the Agents has any authority to make or give any representation or 
warranty whatsoever in relation to this property.

6. This property is offered subject to contract and unless otherwise stated all rents are quoted exclusive 
of VAT.

7. Unless otherwise stated, no investigations have been made by or on behalf of the Agents regarding 
pollution, or potential land, air or water contamination. Interested parties are advised to carry out their 
own investigations as required.

September 2016

Contact

MAYBROOK HOUSE Grainger Street, 
Newcastle upon Tyne NE1 5JE


