
Premier Inn, 23 Alfred Street,
Belfast, BT2 8ED

FOR SALE 
PRIME LONG LET 
HOTEL INVESTMENT



INVESTMENT SUMMARY
• 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 hotel is situated on Alfred Street in the Linen Quarter. Linen Quarter is the area to the 
South of Belfast City Hall and would be regarded as Belfast’s main Central Business District 
with numerous hotels, pubs and restaurants. 

• The property is only a few minutes’ walk from Belfast’s prime retailing core and is within 
close proximity to Lanyon Place Railway Station, Great Victoria Street Train Station and 
Europa Bus Station.

• The building comprises a 148 en-suite bedroom hotel with bar and restaurant set over 
ground and eight upper floors. The hotel was constructed in 2006 and includes a retail 
unit fronting onto Alfred Street occupied by Poppogoblin which is being retained by the 
vendor. 

• The hotel forms part of the Adelaide Exchange complex which comprises approximately 
140,000 sq ft of grade A office accommodation and 180 space underground car park. 

• The hotel is let to Premier Inn Hotels Limited (guaranteed by Whitbread Group Plc) until 
13th August 2037 (15.17 years unexpired) at a current passing rent of £529,618 per annum 
reflecting a passing rent of £3,578 per room. 

• Premier Inn’s lease is subject to 5 yearly rent increases to CPI capped at 4% per annum 
compounded . At the current CPI indices (April 2022) and then assuming 3% CPI until next 
review (14th August 2026) the rent could potentially be reviewed to c.£620,000 per annum. 

• Premier Inn is the UK’s largest hotel brand, with more than 82,000 rooms and 820 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 and Whitbread Group Plc have a CreditSafe rating of 86/100 
which reflects “Very Low Risk”.

• The property is held long leasehold for a term of 800 years from 14th September 2007 
subject to a nominal ground rent of £1 per annum from Straben Development Limited.

• We are instructed to seek offers over £9,930,000 (Nine Million Nine Hundred and 
Thirty Thousand Pounds Sterling) for our clients long leasehold interest, excluding 
VAT. A purchase at this level would reflect a net initial yield of 5.00% and a potential 
reversionary yield of 5.85% (assuming rent of £620,000 per annum) in August 2026 
assuming purchasers’ costs of 6.69%.
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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.

LOCATION

SITUATION
The property is situated on Alfred Street in the historic Linen Quarter and forms part of the 
Adelaide Exchange scheme with comprises approximately 140,000 sq ft of grade A office 
accommodation and 180 space underground car park. The Linen Quarter is located to the south 
of Belfast City Hall and was once the headquarters of Ireland’s global linen industry. 

The area contains some of the major cultural venues in Belfast, including the Ulster Hall and 
Grand Opera House, alongside a large number of hotels, bars, restaurants and cafes. The district 
also includes the main transport hub of Belfast and is regarded as the City’s Central Business 
District.
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DESCRIPTION
The property was constructed in 2006 comprising 148 en-suite bedroom hotel with bar and 
restaurant set over ground and eight upper floors. The ground floor comprises an open plan 
reception, bar and restaurant with access and egress via both Alfred Street to the front and 
Adelaide Street to the rear. Back of house areas on the ground floor include offices, stores, 
and goods in/out areas. Upper floors are used as guest accommodation. 
 
The building is of traditional construction with blockwork walls, precast concrete flooring 
and a steel frame. Walls on the ground floor are primarily comprised of double-glazed units. 
Upper floors are “duplicated” with guest rooms accessed from a central corridor. There is 
an additional retail unit situated to the front of the Hotel on Alfred Street which is being 
retained by the vendor. 
 
The property forms part of the wider Adelaide Exchange scheme which in addition to 
the hotel comprises 140,000 sq ft of grade A specification open plan offices arranged over 
ground and 8 upper floors, a high-quality landscaped courtyard to the rear and basement 
car parking for 180 cars. Tenants within Adelaide Exchange include Applied Systems, Bespoke 
Managed Space, Liberty IT, VELA, Genpact Pharmalink, Blackduck and Compare NI.
 
The property sits on a site of approximately 0.2 acres.

TENANCY 
The investment is let to Premier Inn Hotels Limited t/a Premier Inn  (guaranteed by Whitbread Group Plc) on an effective full repairing and insuring lease from 14 August 2006 for a term of 
25 years. There is also a reversionary lease dated 6 August 2018 for a term of 6 years from and including 14 August 2031. The lease expiry is therefore 13 August 2037 reflecting an unexpired 
term certain of 15.17 years. The current rent is £529,618 per annum which equates to £3,578 per room. 

The lease is subject to 5 yearly rent increases to CPI capped at 4% per annum compounded. At the current CPI indices (April 2022) and then assuming 3% CPI until next review (14th August 
2026) the rent could potentially be reviewed to c.£620,000 per annum.

Premier Inn contribute £24,190 per annum towards the service charge of Adelaide Exchange which covers, security, CCTV, cleaning, maintenance, and repair of the plaza area.

NOT TO SCALE
This plan is published for convenience of identification only and although believed to be correct, its accuracy is 
not guaranteed and does not form any part of a contract. 

Premier Inn, 23 Alfred Street, Belfast, BT2 8ED



COVENANT STRENGTH
Premier Inn is the UK’s largest hotel brand, with more than 82,000 rooms 
and 820 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.

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

Premier Inn Hotels Limited and Whitbread Group Plc have a CreditSafe rating of 86/100 which 
reflects “Very Low Risk”. Premier Inn Hotels Limited accounts may be summarised as follows:

Source: CreditSafe
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In April, Belfast experienced a record level of Average Daily Rate (ADR) exceeding the 
same month in 2019 by nearly 40%. We understand around 15% of the bedroom stock in 
Belfast city centre is occupied by Government contracts accommodating refugees, which is 
reported to be impacting supply and demand during busy periods. 
 
Wirefox purchased the historic Bushmills Inn Hotel on the north coast in May. The iconic 
four-star boutique hotel has 41 bedrooms and AA Rosette Award Winning restaurant. It 
is the second hotel purchased by Wirefox over the last twelve months, the Holywood 
investment company acquired The Scores Hotel in St Andrews, Scotland in June 2021.     

The former Nambarrie Tea factory in Belfast’s Cathedral Quarter has been granted planning 
approval for a 164-bedroom hotel. An investment of over £25 million is expected and it 
has been reported that the hotel will operate as a Moxy, part of the Marriott International 
brand. Belfast’s Grand Central Hotel has been granted five-star status from the AA. It 
becomes only the fifth five-star hotel in Northern Ireland, of which two are operated by 
Hastings Hotels.
 
In relation to new hotel development outside Belfast, The Salthouse Hotel in Ballycastle 
received planning approval for a £3.5m extension to include a new restaurant and 24 
eco-cottages. Planning permission has been granted for two provincial budget hotels; a 
65-bedroom hotel outside Ballymena and a 32-bedroom hotel in south Armagh. 

NORTHERN IRELAND HOTEL MARKET
The Northern Ireland hotel market is in a confident place as it enters the traditional busy summer period. Leisure demand has increased month-on-month in 2022, benefitting from the 
return of some international visitors in recent weeks as well as corporate guests. Large scale events have also started and expected to return more normal levels as the year progresses. 
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Address Price Date Sold NIY Price Per Room Rent Review WAULT

Premier Inn, Salford £15,300,000 Under Offer 4.25% £106,713 CPI 0% to 5% PA 5 Yearly To expiry:  23 yrs TBO:  13 yrs

Premier Inn, Saffron Walden £19,330,000 Apr 2022 4.45% £275,714 Index Linked To expiry:  24 yrs TBO:  19 yrs

Premier Inn, Leeds £16,080,000 Mar 2022 4.00% £118,235 Index Linked To expiry: 20.3 yrs TBO: 15.3 yrs

Premier Inn, Lancaster £23,870,000 Mar 2022 4.25% £103,333 CPI 0% to 4% PA 5 Yearly To expiry: 16.20 yrs TBO: N/A yrs

Premier Inn, Exeter £6,540,000 Feb 2022 4.65% £148,734 Index Linked To expiry:  16.2 yrs TBO: N/A yrs

Premier Inn, Holyhead £7,750,000 Feb 2022 4.35% £96,875 CPI 0% to 4% PA 5 Yearly To expiry: 22 yrs TBO: N/A yrs

Premier Inn, Norwich £11,060,000 Aug 2021 4.08% £94,530 CPI 1% to 4% PA 5 Yearly To expiry: 18.40 yrs TBO: N/A yrs

Premier Inn, Maidenhead £13,650,000 Aug 2021 5.00% £110,081 CPI 0% to 5% 5 Yearly To expiry: 19 yrs TBO: 14 yrs

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: -

HOTEL INVESTMENT MARKET

Premier Inn, 23 Alfred Street, Belfast, BT2 8ED



RATEABLE VALUE TITLE

VAT PURCHASERS PACK

EPC

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

James Turkington
Senior Surveyor
T: 077 9620 8416
E: james.turkington@cbreni.com

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

T: 028 9043 8555
www.cbreni.com

CONTACT
We have been advised by Land and 
Property Services that the property 
has an NAV of £156,000. 

The Non-Domestic Rate in the 
Pound for Belfast for the current 
year 2022/23 is £0.551045.

The property is held long leasehold for a term of 800 years from 14th September 2007 
subject to a nominal ground rent of £1 per annum from Straben Development Limited. 
 
A self-contained retail unit at ground floor which is occupied by Poppogoblin and 
accessed from Alfred Street is being retained by the vendor. 
 
Further details are available on request. 

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

A purchasers pack has been produced for the property  
and is available at www.premieralfred.com , subject to authorised access.

The hotel has been rated C52 under 
EPC regulations. 

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. July 2022

We are instructed to seek offers over £9,930,000 (Nine Million Nine Hundred and Thirty Thousand Pounds Sterling) for our clients long leasehold 
interest, excluding VAT. A purchase at this level would reflect a net initial yield of 5.00% and a potential reversionary yield of 5.85% (assuming rent of 
£620,000 per annum) in August 2026 assuming purchasers’ costs of 6.69%.

PROPOSAL
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