
FOR SALE - PRIME LONG LET HOTEL INVESTMENT
Premier Inn, 2-6 Waring Street, Belfast, BT1 2DX



• Belfast, the capital of Northern Ireland is the 12th 
largest city in the United Kingdom and the 2nd 
largest on the island of Ireland. The city is located 
approximately 165 km (103 miles) north of Dublin and 
120 km (75 miles) south east of Derry-Londonderry.

• The subject property is situated on a prominent corner 
site facing the junction of Waring Street and Donegall 
Street in the Cathedral Quarter. Cathedral Quarter is 
one of the oldest parts of Belfast and is considered the 
premier destination for entertainment and arts in the 
city centre.

• The subject property is only a few minutes’ walk 
from Belfast’s prime retailing core and is within close 
proximity to St Anne’s Square, The MAC, the 5-star 
Merchant Hotel and the new Ulster University campus.

• The building comprises a six-storey 171 en-suite 
bedroom hotel with 5 meeting rooms, 200-seater 
bar/restaurant and 35 space basement car park. The 
subject property was constructed in 2008 behind a 
Grade B2 listed façade. There are two additional self-
contained retail units situated to the rear of the hotel 
on Warehouse Lane.

• The hotel is let to Premier Inn Hotels Limited on a 
25-year lease from 1st March 2013 to 28th February 
2038 (16.3 years unexpired) at a current passing rent 
of £645,108 per annum reflecting a low passing rent 
of £3,773 per room. The lease is subject to 5 yearly rent 
increases to CPI capped at 4% per annum compound. 
At the current CPI indices (Nov 2021) the rent would 
be reviewed to c.£700,000 pa. Assuming 2% CPI until 
next review the rent could potentially be reviewed to 
c.£715,000 pa.

• Unit 1 Warehouse Lane is let to Brewery Restaurants 
Limited t/a The Muddlers Club until the 6th September 
2025 at a current passing rent of £20,800 per annum.

• Unit 2 is currently under offer with a vendor’s rental, 
vacant rates and insurance guarantee. The rental 
guarantee reflects £30,000 per annum.

• Total gross passing rent of £695,908 per annum and 
potentially reversionary to £765,800 per annum in 
March 2023.

• The net income for the property is £695,250 per 
annum after ground rent (£210 pa) and Art installation 
insurance shortfall (£448 pa).

• Premier Inn is the UK’s largest hotel brand, with more 
than 79,000 rooms and 800 hotels. They operate 
hotels in a variety of locations including city centres, 
suburbs and airports. Premier Inn Hotels Limited is 
a wholly owned subsidiary of the Whitbread Group 
Plc whose other brands include Bar+Block, Hub by 
Premier Inn, Beefeater and Brewers Fayre. Premier 
Inn Hotels Limited have a CreditSafe rating of 86/100 
which reflects “Very Low Risk”.

• The Mudders Club was founded in 2015 and is 
regarded as one of Northern Irelands top ranked 
restaurants having been awarded a Michelin Star in 
2020.  Brewery Restaurants Limited have a CreditSafe 
rating of 38/100 which reflects “Moderate Risk”.

• The property is held long leasehold for a term of 999 
years from 22nd December 2006 subject to a nominal 
ground rent of £210 per annum from the Department 
for Communities.

• We are instructed to seek offers over £12,750,000 
(Twelve Million Seven Hundred and Fifty Thousand 
Pounds) for our clients long leasehold interest, 
excluding VAT. A purchase at this level would reflect a 
net initial yield of 5.11% and potential reversionary yield 
in March 2023 to 5.63% assuming purchasers’ costs of 
6.72%.

INVESTMENT SUMMARY
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LOCATION
Belfast, the capital of Northern Ireland is the 12th largest city in the United Kingdom and 
the 2nd largest on the island of Ireland. The city is located approximately 165 km (103 
miles) north of Dublin and 120 km (75 miles) south east of Derry-Londonderry. Belfast 
has an excellent communication network. The M2 motorway provides access to the 
north towards Antrim and Derry and the M1 motorway provides access to the south and 
west of the Province towards Lisburn and Dublin.

 The city benefits from four railway stations, and the Belfast to Dublin train route has 
a journey time of approximately 1 hour 50 minutes. The two airports, Belfast City and 
Belfast International, provide access to all major UK and a large number of destinations 
across mainland Europe.

 The wider Belfast Metropolitan Area has a population extending to approx. 650,000. 
As the largest commercial centre in Northern Ireland, Belfast has developed into one 
of Ireland’s premier business cities and has the largest employed population in the 
region. Belfast in the last few years has been extremely successful in attracting Foreign 
Direct Investment driven primarily by a highly skilled and educated employment base, 
competitive operating costs and advanced telecoms infrastructure.

SITUATION
The subject property is situated on a prominent corner site facing the junction of Waring 
Street and Donegall Street in the Cathedral Quarter. Cathedral Quarter is one of the 
oldest parts of Belfast and is considered the premier destination for entertainment and 
arts in the city centre. The subject property is only a few minutes’ walk from Belfast’s 
prime retailing core and is in close proximity to St Anne’s Square, The MAC, the 5-star 
Merchant Hotel and the new Ulster University campus. 
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Tribeca Belfast which comprises 12 acres of 
Belfast city centre is a £500m urban regeneration 
scheme. The aim is to transform the city centre 
through comprehensive regeneration and put 
Belfast at the forefront of British and European 
cities. At completion it will provide 1.5m sq. ft. of 
prime residential, Grade A office, retail, food and 
beverage space. The scheme received outline 
planning permission in September 2020.

Ulster University’s new Belfast campus will be 
one of the largest higher education builds in 
Europe and will transform higher education in the 
city, creating a dynamic teaching and learning 
environment. The new campus which is located 
nearby will see 15,000 students and staff relocate 
to the city centre from the Jordanstown campus.

Weavers Cross development is a Transport led 
Regeneration Project and will act as a key enabler 
of wider city regeneration by connecting people 
and opportunities through infrastructure. The 
Belfast Transport Hub and the wider Weavers 
Cross development is part of a Special Action 
Area within the Belfast City Centre Regeneration 
and Investment Strategy. Translink are interacting 
with other Belfast City Council Developments 
including the Linen Quarter to be a part of the 
collective ambition for the continued growth and 
regeneration of the city core and its surrounding 
areas.

THERE ARE SIGNIFICANT DEVELOPMENT PLANS IN THE SURROUNDING AREA TO INCLUDE: -
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The property comprises a hotel, constructed in 2008 
behind an original 1870’s Grade B2 listed façade (Listed 
Building Reference: HB26/50/246), comprising 171 no. 
en-suite bedrooms including 5 no. meeting rooms and 
200 no. seater bar/restaurant. The building is arranged 
as a block with another annexed block to the side onto 
Warehouse Lane, accessed by a bridge on floors 1 to 5. 
The property benefits from a 35-space basement car 
park and two self-contained units to the rear facing 
onto Warehouse Lane at the ground floor of the annex 
extension. Bedrooms are provision on floors 1 to 5 
only with 2 guest passenger lifts (8 person) and a staff 
passenger lift.

There are two additional retail units situated to the 
rear of the Hotel on Warehouse Lane. Unit 1 is let 
to Muddler Clubs and has been fitted out for their 
use. The unit is currently being refurbished. Unit 2 is 
currently under offer (further information available 
upon request) and is currently fitted to a shell 
condition.

The property was developed in 2008 to form a 
171-bedroom Premier Inn Hotel with 200-seater 
restaurant and bar and two self-contained units 
fronting onto Warehouse Lane. As part of the 
development the historic facades on Waring Street and 
Donegall Street were retained and repaired. In addition 
Warehouse Lane was restored and the link between 
Waring Street and Exchange Place was reinstated.

The property comprises of two parts, the main block 
and the annex. The main block is a 7-storey high 
combined concrete and steel framed building bounded 
to the south west by Donegall Street and to the South 
East by Waring Street. The Annex is 5 storeys high, steel 
framed structure with composite concrete floors and 
is located to the rear, to the north east of the main 

block. Both blocks are connected below ground via 
the basement carpark. The annex is separate from the 
main block above ground level but is accessed via a link 
bridge. The bridge crosses the service lane (Warehouse 
Lane) which is accessed off Waring Street and leads to 
the basement carpark ramped entrance.

The hotel guest accommodation is located on upper 
floors with the main structure facilitating 127 rooms 
and the annex facilitating a further 44 bedrooms. 
The 6th floor of the main structure accommodates 
all meeting/conference rooms with break out area 
and WC facilities also provided. Accommodation to 
the ground floor of the main structure includes the 
kitchen, main bar/restaurant, and reception areas. Back 
of house areas are also located on the ground floor 
including storage, staff areas and managers office. The 
hotel benefits from a basement accessed off Waring 
Street via Warehouse Lane, the basement provides 35 
car parking spaces.

The main entrance to the hotel is located off Waring 
Street via modern automated double doors. The 
main entrance is provided with a level access, the 
reception is located to the right side of the main lobby, 
with bar/restaurant located to the left side. Bedroom 
accommodation has been finished to Premier Inns 
specification. All bedrooms have ensuite facilities and 
have full air conditioning. The majority of the AC plant 
is located at roof level with main boiler house and 
tank room located at 6th Floor level. The bedrooms 
and conference rooms are provided with a combined 
heating and cooling AC system. The corridors and stairs 
are provided with electric convector heaters as is the 
back of house areas on the ground floor. Reception 
and bar areas are heated and cooled via the main AC 
system also. The basement has no heating or cooling 
but does have a fume extraction and ventilation system.

 

DESCRIPTION
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TENANCY SCHEDULE
The investment is currently leased as follows: -

Unit Tenant Term Lease Start Lease End Annual Rent Size Comments

2-6 Waring Street
Premier Inn 
Hotels Limited 
t/a Premier Inn

25 years 01-Mar-13 28-Feb-38 £645,108 171 bedrooms

The lease is subject to 5 yearly rent increases to CPI, 
capped at 48 per annum compounded. Next rent 
review is 01/03/2023. At the current CPI indices (Nov 
2021) the rent would be reviewed to c.£695,000 pa. 
Assuming 2% CPI until next review the rent could 
potentially be reviewed to c.£715,000 pa.

The listed façade on part of the building is landlord’s 
responsibility to maintain. The façade is currently 
having works completed, the cost of which will be 
discharged by the vendor, further information is 
available on request. The hotel and basement car 
park our held on two separate coterminous leases. 
The car park lease rent is £1 per annum. Repairing 
obligations within the hotel lease and car park lease 
are limited by a schedule of condition.

Unit 1 Warehouse 
Lane

Brewery 
Restaurants 
Limited t/a The 
Muddlers Club

10 years 07-Sept-15 06-Sept-25 £20,800 1,600 sq ft
The tenant had a 5 year break option which was not 
exercised. 

Unit 2 Warehouse 
Lane

Under Offer - - - £30,000 2,056 sq ft

Further information available upon request. Vendor 
rental, rates and insurance guarantee for 12 months 
will be provided from completion of sale. Please note 
that an Art installation beside Unit 2 is maintained and 
insured by the landlord at a cost of £448 per annum.

Total £695,908

The net income for the property is £695,250 per annum after ground rent (£210 pa) and Art installation insurance shortfall (£448 pa).
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COVENANT STRENGTH
Premier Inn is the UK’s largest hotel brand, with more than 79,000 rooms and 800 hotels. They operate hotels in a variety of locations including city centres, suburbs and 
airports. Premier Inn Hotels Limited is a wholly owned subsidiary of the Whitbread Group PLC whose other brands include Bar+Block, Hub by Premier Inn, Beefeater and 
Brewers Fayre. Whitbread Group PLC employ almost 30,000 people in over 1,200 Premier Inn hotels and restaurants across the UK and serving over five million customers 
every month.

Currently 92.7% of the total income is secured against Premier Inn Hotels Limited. The company has a CreditSafe rating of 86/100 which reflects “Very Low Risk”. Their 
accounts may be summarised as follows:

Premier Inn Hotels 
Limited
(No: 05137608)

Year Ending:
25-Feb-2021

Year Ending:
27-Feb-2020

Year Ending:
28-Feb-2019

Net Worth: £877,170,000 £1,127,202,000 £999,972,000

Turnover: £249,627,000 £911,501,000 £905,086,000

Pre-tax Profit: -£295,353,000 £161,149,000 £219,626,000

Source: CreditSafe

The Mudders Club was founded in 2015 and 
is regarded as one of Northern Irelands top 
ranked restaurants having been awarded a 
Michelin Star in 2020.  Brewery Restaurants 
Limited have a CreditSafe rating of 38/100 
which reflects “Moderate Risk”.
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NORTHERN IRELAND HOTEL MARKET
After a dearth of transactional activity in recent years, there has been a flurry of hotel sales over the last few months. In one of Northern Ireland’s largest ever hospitality 
transactions, the Slieve Donard Resort and Spa in Newcastle, Co. Down was purchased off market by US-based Adventurous Journeys (AJ) Capital Partners from Hastings 
Hotels. The prestigious Resort will be operated under their Marine & Lawn Hotels & Resorts brand – a collection of bespoke hotels in the world’s most distinguished golfing 
destinations. In July, the 145-bedroom Park Inn by Radisson Belfast together with the office building on Clarence Street West in Belfast city centre was purchased by private 
investors. The third deal involved Loughview Leisure Group expanding their hotel portfolio with the acquisition of the Hilton Belfast Templepatrick Golf & Country Club in 
August. Following refurbishment, the hotel will be rebranded to a DoubleTree by Hilton and will operate under a franchise agreement with Hilton Worldwide.

In Belfast, there has been very limited new hotel supply opening since approximately 1,500 bedrooms opened during 2017 and 2018. In September, the aparthotel on Queen 
Street which has been pre-let to Lamington Group’s room2 hometels brand went on site and is scheduled to open in 2023. Longer term, the Northern Ireland tourism and 
the hospitality markets have been given a boost after the announcement that the Open Golf will return to Portrush in 2025 after successfully hosting the event in 2019.

HOTEL INVESTMENT MARKET
Across the UK the fixed lease investment market for hotels has strengthened as demand for secure index linked long term income from strong covenants such as Premier 
Inn has increased. We would note the following transactions: -

Property Tenant Price
Rent

(per annum)
Rent

(per Room)
Unexpired 
Lease Term

Yield Date Comments

Premier Inn, 
Norwich

Premier Inn Ltd £11,060,000 £481,909 £4,119 18.4 yrs 4.10% Aug-21
117-bedroom hotel. Next uplift due in Jan
2025. CPI rent reviews (cap of 4%).

Premier Inn, 
Maidenhead

Premier Inn Ltd £13,650,000 £731,284 £5,897
14 yrs TBO

19 yrs expiry
5.00% Aug-21

124-bedroom hotel. Next uplift due in Nov
2025. CPI rent reviews (cap of 5%).

Premier Inn, 
Birmingham

Premier Inn Ltd c.£38,000,000 £1,485,200 £6,320 25 yrs 4.20 % Nov-20
Forward fund 235-bedroom hotel. 5 yearly 
upwards only CPI rent reviews (cap of 4%).

Premier Inn, St 
David’s, Wales

Premier Inn Ltd c.£6,300,000 £283,500 £4,500 30 yrs 4.35% Oct-20
Forward fund 63-bedroom hotel. 5 yearly 
upwards only CPI rent reviews (cap of 4%).

Premier Inn, 
Faversham

Premier Inn Ltd £8,160,000 £360,000 £4,285 30 yrs 4.15% Jul-20
Forward fund 84-bedroom hotel. 5 yearly 
CPI rent reviews (cap/collar of 0% - 4%).
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Disclaimer: These particulars are issued by LDM Belfast Limited t/a CBRE NI on the understanding that any negotiations relating to the property are conducted through them. Whilst every care is taken in preparing them, LDM Belfast Limited t/a CBRE 
NI for themselves and for the vendor/lessor whose agents they are, give notice that:- (i) the particulars are set out as a general outline for guiding potential purchasers/tenants and do not constitute any part of an offer or contract, (ii) any representation 
including descriptions, dimensions, references to condition, permissions or licenses for uses or occupation, access or any other details are given in good faith and are believed to be correct, but any intending purchaser or tenant should not rely on them 
as statements or representations of fact but must satisfy themselves (at their own expense) as to their correctness, (iii) neither LDM Belfast Limited t/a CBRE NI, nor any of their employees have any authority to make any or give any representation or 
warranty in relation to the property. Please note all plans and photographs are for identification purposes only. Subject to Contract and Without Prejudice. January 2022
  

Gavin Elliott 
Senior Director
T: 077 9626 2382
E: gavin.elliott@cbreni.com

Andrew Coggins 
Senior Director
T: 074 6869 7290
E: andrew.coggins@cbreni.com

CBRE NI  
The Linenhall 
32-38 Linenhall Street, 
Belfast, 
BT2 8BG

www.cbreni.com

CONTACTRATEABLE VALUE
We have been advised by Land and 
Property Services that the property has 
the following NAV’s: -

The Non-Domestic Rate in the Pound 
for Belfast for the current year 2021/22 
is £0.543147.

TITLE
The property is held long leasehold for a 
term of 999 years from 22nd December 
2006 subject to a nominal ground 
rent of £210 per annum from the 
Department for Communities. Further 
details are available on request.

Please note that an Art installation 
beside Unit 2 at the entrance to 
Warehouse Lane is maintained and 
insured by the landlord at a cost of  
£448 per annum.

PURCHASERS PACK
A purchaser’s pack has been produced 
for the property and is available at  
www.premierbelfast.com

VAT
The property has been elected for VAT. 
It is envisaged the transaction will be 
treated as a TOGC.

BUILDING SURVEY
A vendor building survey has been 
undertaken by CBRE NI and will 
be transferred to the purchaser on 
completion of sale. The report is 
available for review within the  

data room.
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Hotel: £300,000

Unit 1: £9,700

Unit 2: £12,300

Hotel: C66

Unit 1: B44

Unit 2: B43

EPC
The property has been rated C66 under 
EPC regulations. 

CAPITAL ALLOWANCES
The purchaser will have the benefit of 
all unclaimed capital allowances relating 
to the property. Based on an anticipated 
purchase at the quoted price, an 
“unrestricted” claim, and our assessment 
of the capital expenditure incurred to 
date, we would anticipate allowances 
in the region of £4 million to £5 million 
for this property. Further details are 
available upon request.

PROPOSAL
We are instructed to seek offers over £12,750,000 (Twelve Million Seven Hundred 
and Fifty Thousand Pounds) for our clients long leasehold interest, excluding 
VAT. A purchase at this level would reflect a net initial yield of 5.11% and potential 
reversionary yield in March 2023 to 5.63% assuming purchasers’ costs of 6.72%.


