
The Watermark, Gateshead, 
Newcastle Upon Tyne NE11 9SZ
High Yielding Office Investment 
Multi-let to Strong Covenant Tenants



1.

INVESTMENT SUMMARY

A Modern well specified and recently refurbished office.

A Located on The Watermark Business Park, Gateshead’s
premier out of town office location.

A Nearby occupiers include NFU Mutual, Handlesbanken, NEC,
Hadrian Healthcare,  Barratt Homes and Teleperformance.

A Excellent transport connections sitting adjacent to the bus
and rail interchange and a two minute drive to A1 junction 71,
providing rapid access to the wider region.

A Honeycomb comprises a modern 30,564 sq ft (2,839.5 sq m) 
purpose built stand-alone office building with extensive parking 
provision (1:261 sq ft). 

A Multi-let to strong covenant tenants ITV Broadcasting Limited and
Mediaworks UK Limited. ITV operate their regional studio covering 
the North East of England from the ground floor and award winning
digital marketing agency Mediaworks use the second floor as their
office headquarters.

A Significant asset management potential through the letting of the
vacant first floor.

A Attractive AWULT of 7.13 years to lease expiry and 4.51 years to lease breaks.

A Total passing rent of £280,400 per annum, reflecting £13.76 per sq ft over
the let office accommodation.

A Freehold

A We have been instructed to seek offers in excess of £3,100,000 
(Three Million, One Hundred Thousand Pounds). A purchase at this level 
reflects a net initial yield of 8.5%, a potential reversionary yield of 13% and 
a low capital value of £101 per sq ft, assuming purchasers costs of 6.46%.
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2.

LOCATION

Gateshead is situated on the south bank of the River Tyne 
immediately to the south of Newcastle upon Tyne and 
forms part of the Tyneside conurbation. Gateshead itself 
has a population of 202,400 (ONS 2017), whilst the wider 
Tyneside area is home to over 1,650,000 and is the primary 
urban centre of Northeast England. Gateshead has seen 
considerable investment in recent years. Large scale 
infrastructure investment to the Tyneside conurbation is 
planned under the Northern Powerhouse scheme; notable 
projects include a £400 million improvement to the A1 and a 
new fleet of Azuma trains.

The town benefits from excellent transport
communications, with the A1(M) and A194(M)
providing access to Newcastle and Edinburgh
to the north, and Leeds, Sheffield and the M1 to
the south.

The area of Gateshead is well served by public
transport with Newcastle Central, a main station
on the East Coast Mainline connecting the city to
London in 2 hours and 50 minutes, and
Edinburgh in 1 hour 30 minutes.

Tyne & Wear benefits from excellent transport
connections via its Metro system, which
comprises 60 stations throughout Newcastle,
Gateshead, Sunderland, North and South
Tyneside. The system is the second largest in
the UK behind the London Underground.

Newcastle International Airport, the North East’s
major airport, is located 5 miles to the north west
and provides regular scheduled services to
many major UK and international destinations.
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3.

SITUATION

The property is situated on a 
self-contained riverside campus 
in a prominent position within 
The Watermark, one of the 
principle business locations in 
the Tyne conurbation. 

The Watermark scheme 
comprises approximately 220,000 
sq ft of modern office buildings, 
which were developed in the mid 
2000s and is home to a number 
of major companies including 
NFU Mutual, Handlesbanken, NEC, 
Teleperformance and Barratt Homes.

The Watermark is situated close 
to the Intu Metrocentre, the largest 
shopping centre in Europe. 
The centre features over 300 
shops, 60 restaurants, an extensive 
neighbouring retail warehouse 
offering and IMAX cinema.
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DESCRIPTION

Honeycomb is a prominent detached modern purpose built 
office extending to 30,564 sq ft (2,839.5 sq m). The property 
was constructed in 2004 and provides modern well specified 
office accommodation over ground, first and second floors. 
The building offers excellent configuration with ‘L’ shaped 
floor plates arranged around a central service core 
providing the additional flexibility for division on a side by 
side basis if required.

The building occupies an extensive site of approximately 2.08 
acres (0.843 hectares). There are a total of 117 car parking 
spaces, equating to an excellent parking ratio of 1:261 sq ft. 
There is also a detached storage building/garage which is let 
to ITV who have installed telecommunications equipment and 
use it as an archive and store.



FEMALE TOILETS

ATRIUM

LANDING

MALE TOILETS

TEA

POINT

ACC /  WC

CLEANER

SHOWER

Honeycomb House sq ft sq m

Ground Floor 10,188 946.5

First Floor 10,188 946.5

Second Floor 10,188 946.5

Total 30,564 2,839.5

Typical Floor Plan

5.

Office Core

ACCOMMODATION

The property comprises a high specification Grade A office building arranged over 
ground, first and second floors and extends to 30,564 sq ft. The accommodation 
provides the following approximate net internal floor areas (NIA):

TENURE

Property is held freehold. A copy of the registered title is available on request.



Description Tenant
Area 
sq ft

Area 
sq m

Lease 
Commencement

Rent
Review

Lease
Expiry

Tenant 
Break

Current Rent 
(£/annum)

Current Rent 
(£/sq ft)

ERV
ERV 

(£/sq ft)
Comment

Ground 
Floor

ITV 
Broadcasting

LTD

10,188 946.5 30/06/15 - 31/01/25 - £142,800 £14.00 £142,800 £14.00 ITV are receiving a rent free period which expires 
on 24/08/20. Vendor providing rental top up.

Includes right to 34 parking spaces.

First Floor Vacant 10,188 946.5 - - - - - - £142,800 £14.00 Mediaworks were provided a 12 mnth 
exclusivity agreement to lease the first floor, 

which expired on 31/08/19.

Second 
Floor

Mediaworks 
UK LTD

10,188 946.5 01/09/18 Stepped 31/08/28 31/08/23 £127,350 £12.50 £142,800 £14.00 Stepped rent arrangement as follows:
01/09/19 to 31/08/21 £63,675

01/09/21 to 31/08/22 £95,512.50
01/09/22 to 31/08/23 £127,350
01/09/23 to 31/08/28 £137,538

Vendor providing rental top up for stepped rents up 
to break date. Tenant benefits from 6 months rent 

free if break not exercised.

Parking ITV 
Broadcasting

LTD

- - 30/06/15 - 31/01/25 £2,750 - - -

Garage ITV 
Broadcasting

LTD

- - 30/06/15 - 31/01/25 £7,500 - - -

Sub Total 30,564 2839.5 £280,400 £428,400

TENANCY SCHEDULE 

The investment is multi-let to two tenants on two leases with one vacant floor. The total current rent including top ups is £280,400 per annum, 
reflecting £13.76 per sq ft on the let office accommodation. The combined average weighted unexpired term is 7.13 years to expiry and 4.51 
years to breaks. Full detail is set out in the tenancy schedule below:



ITV Broadcasting Limited

ITV Broadcasting Limited is the principal operating subsidiary of ITV PLC’s 
UK television business. ITV is the UK’s largest commercial TV channel, 
selling commercial airtime and sponsorship and operating a full range of 
broadcaster functions for itself.

From the ground floor of Honeycomb, ITV operate their Tyne Tees regional 
programming and studios covering the North East of England and parts 
of North Yorkshire. This includes news, current affairs and local interest 
programmes. It also acts as a base for ITV Signpost, Britain’s largest supplier 
of British Sign Language services for television, video, CD, DVD, film and the 
internet.

ITV Broadcasting Limited has a creditsafe rating of 100 A, representing a very 
low risk.

A summary of their financial accounts for the last three years is shown below:

Mediaworks UK Limited

Mediaworks was established in the North East in 2007 and have been 
headquartered in Newcastle for the past 10 years. They are now recognised 
as one of the leading independent UK agencies in their field, with clients 
ranging from SME’s to multinationals. From their headquarters at Honeycomb, 
Mediaworks team of 80+ offer a range of services including Search Engine 
Optimisation, Conversion Rate Optimisation, Web Development, and Content 
Marketing.

A shortlist of awards they have recently received includes: Bing Growth Partner 
of the Year, The Big Chip, RAR, European Search Award, UK Biddable Media 
Award, Northern Digital Award.

Mediaworks UK Limited has a creditsafe rating of 85 A, representing a very 
low risk.

A summary of their financial accounts for the last three years is shown below:

ITV Broadcasting Limited (00955957)

31/12/2016 31/12/2017 31/12/2018

Revenue £1,314,684,000 £1,306,277,000 £1,371,228,000

Pre-Tax Profits £729,729,000 £373,284,000 £319,861,000

Net Current Assets £358,130,000 £318,904,000 £276,883,000

Mediaworks UK Limited (06309397)

31/03/2016 31/12/2017 31/12/2018

Turnover £2,687,538 £2,852,792 £3,811,283

Pre-Tax Profits £152,564 £171,261 £554,661

Shareholder’s Funds £785,729 £709,629 £774,142

TENANT COVENANT 

7.



MARKET COMMENTARY

The North East’s occupational market has continued 
to strengthen with a lack of Grade A accommodation 
being a primary concern to agents and occupiers alike 
and supply levels reducing in both city centre and out of 
town markets.

The Newcastle conurbation is the primary office  
location in the North East and serves as the 
administrative centre for the region and attracts major 
private sector companies. Major employers in the area 
include Npower, EDF, EE, Virgin Money, Tescos,  
Proctor & Gamble, The Department for Work & Pensions 
and HMRC. 

The Watermark is recognised as one of the area’s 
leading business parks, providing much needed  
Grade A accommodation in a highly accessible location 
with occupiers including NFU Mutual, Handelsbanken 
and NEC.

More generally the Newcastle Western Fringe, within 
which the premises is located, has witnessed rental 
growth and a marked decrease in vacancy. 

Prime out of town office rents stand at £16.50 per sq ft, 
reflecting a significant discount from prime rents of  
£24 per sq ft within Newcastle City Centre.

SERVICE CHARGE 

The service charge budget for Honeycomb, including the 
estate service charge, for the current service charge year 
ending 30/09/20 is £54,669.71 pa reflecting £5.37 sq. ft. 
There is also an additional £25,666.67 pa for the common 
area utilities for the property, which is an additional £2.52 
sq. ft. Further information available on request.

VAT 

The property is elected for VAT and it is anticipated the 
transaction will be treated as a transfer of a going con-
cern (TOGC).

EPC 

Honeycomb has an EPC rating of D 76. A Copy of the 
EPC is available on request.



INVESTMENT CONSIDERATIONS

A Modern, well specified and flexible office building.

A Premier out of town office location with nearby
occupiers including NFU Mutual, Handlesbanken 
and NEC.

A Close to the Intu Metrocentre, the largest shopping
centre in Europe and other well known retailers
including IKEA, ASDA and COSTCO.

A Extensive site area of approximately 2.08 acres 
(0.843 hectares).

A Excellent parking provision of 1:261 sq ft.

A Multi-let to strong covenant tenants ITV 
and Mediaworks.

A Attractive AWULT of 7.13 years to lease expiries.

A Significant reversionary potential through the letting 
of the vacant first floor.

PROPOSAL 

We have been instructed to seek offers in excess of 
£3,100,000 (Three Million, One Hundred Thousand Pounds). 
A purchase at this level reflects a net initial yield of 8.5%, a 
potential reversionary yield of 13% and a low capital value of 
£101 per sq ft, assuming purchasers costs of 6.46%.



Subject to Contract: Kinney Green LLP for themselves and as agents for the vendor or lessor (as appropriate) gives notice that: 1. These particulars are only a general outline for the guidance of intending purchasers or lessees 
and do not constitute in whole or in part an offer or a Contract. 2. Reasonable endeavours have been made to ensure that the information given in these particulars is materially correct but any intending purchaser or lessee 
should satisfy themself by inspection, searches, enquiries and survey as to the correctness of each statement. 3. All statements in these particulars are made without responsibility on the part of Kinney Green LLP or the vendor 
or lessor. 4. No statement in these particulars is to be relied upon as a statement or representation of fact. 5. Neither Kinney Green LLP nor anyone in their employment or acting on their behalf has authority to make any 
representation or warranty in relation to this property. 6. Nothing in these particulars shall be deemed to be a statement that the property is in good repair or condition or otherwise nor that any services or facilities are in good-
working order. 7. Photographs may show only certain parts and aspects of the property at the time when the photographs were taken and you should rely upon actual inspection. 8. No assumption should be made in respect 
of parts of the property not shown in photographs. 9. Any areas, measurements or distances are only approximate. 10. Any reference to alterations or use is not intended to be a statement that any necessary planning, building 
regulation, listed building or any other consent has been obtained. 11. Amounts quoted are exclusive of VAT if applicable. January 2020. © Designed by harrycb ltd: info@harrycb.com

CONTACT

Patrick Church
Tel: 020 3946 3551
Email: p.church@kinneygreen.com

James Hogg 
Tel: 020 3946 3553
Email: j.hogg@kinneygreen.com

John Rowland
Tel: 020 7643 1503
Email: j.rowland@kinneygreen.com

Kinney Green
82 Park Street
London
W1K 6NH

Tel: 020 7495 1222
www.kinneygreen.com


