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FOR SALE 

OFFICE INVESTMENT

> MULTI-LET ON FRI LEASE TERMS

> PRIME COVENANTS

> CURRENT INCOME: £117,000 PER ANNUM

> ERV: £127,050 PER ANNUM

> PRICE: OFFERS OVER £1,600,000

> NET INITIAL YIELD: 6.89%

> REVERSIONARY YIELD: 7.49%

> ASSET MANAGEMENT OPPORTUNITIES



LOCATION

Cradlehall Business Park offers occupies a premier location on the eastern side of Inverness 
within easy reach of all main arterial routes and the city centre.  Its modern environment offers 
owners and occupiers a superb profile and superior business accommodation.  Occupiers already 
established within the business park include NHS Highland, Scottish Ambulance Service, Morgan 
Sindall, Johnston Carmichael, Harper Macleod LLP, Bidwells, DM Hall and British Red Cross, to 
name a few.  

Cradlehall lies close to the new University of the Highlands and Islands Campus which opened its 
door to students in 2015 and represents a £50 million investment. Known as the Beechwood 
Education and Research Campus, the 215 acre site is a development by Highlands and Islands 
Enterprise and also includes the Scottish Agricultural College and a Health Science Centre.

As part of the Scottish Government’s commitment within the £315 million Inverness and 
Highland City-Region Deal, plans are being progressed for the new East Link road which will 
connect the A9 to the A96 between Inshes and Smithton to the east of Inverness.  The new 
carriageway and improved junctions will ease congestion at Inshes and provide improved 
connectivity for Cradlehall Business Park.

DESCRIPTION

The subjects comprise an attractive modern 2-storey detached office pavilion of masonry 
construction under a pitched and tiled roof constructed in 2003.  The building is fully DDA 
complaint with access provided by a ramp with handrails leading to an automatic glazed 
pedestrian door set within a feature glazed central core.   There is a staircase as well as a 
passenger lift facilitating access to the first floor of the building. 

Internally the building provides a mix of open plan and cellular modern high quality office 
accommodation incorporating raised access floors, suspended ceiling grids with inset fluorescent 
lighting and electric heating. There is fibre broadband within the building. Male, female and 
disabled toilet facilities are located within the common core areas on each floor.

The building is set within a site providing 42 car parking spaces, including 2 disabled bays.  The 
car parking reflects a very generous ratio of 1:188 ft². 

MULTI-LET OFFICE INVESTMENT OPPORTUNITY
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TENANCY SCHEDULE

The property is currently let to 2 tenants as detailed in the table below with a current aggregate rental income of £117,000 per annum.   There is 1 small office which is currently vacant.

The Estimated Rental Value (ERV) is approximatively £127,050 per annum and this can be achieved through securing a tenant for the vacant suite on the ground floor and other asset 
management potential.

SUITE REF. OCCUPIER M² FT² LEASE  EXPIRY
UNEXPIRED 
LEASE TERM 

CURRENT
RENT

ERV ERV / FT²
RATEABLE 

VALUE

Ground Floor
Suite 1 Vacant 370 3,987 - - - £8,500 pa £18.00 / ft² £9,300

Ground Floor
Suite 2 & 3 The Scottish Ministers 44 472 27/11/2025 4 yrs £54,000 pa £54,750 pa £16.00 / ft² £53,500

First Floor
Suite 4 Harper Macleod LLP 318 3,422 07/09/2024 3.5 yrs £63,000 pa £63,800 pa £16.00 / ft² £61,500

TOTAL 732 7,881 - - £117,000 pa £127,050 pa - £124,300

COVENANT

 The Scottish Ministers have contracted for a lease of the property on behalf of NHS Highland who 
in turn utilise the property for the operations of the South East Highland Community Health 
Partnership.  They occupy two adjoining self-contained office suites on the ground floor. 

 Harper Macleod LLP (Registration No: SO300331) is a limited liability partnership which operates as 
a firm of solicitors across the UK and beyond.  They are a leading independent Scottish law firm 
dealing with all aspects of the legal profession.  The company is headquartered in Glasgow with 
offices in Edinburgh, Thurso and Inverness as well as Moray and Shetland.

TENURE
The property is held on a heritable title (Scottish equivalent of English freehold).

EPC RATING

The certificates and recommendation reports are available on request.  
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INDICATIVE SITE LAYOUT
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For further information or viewing arrangements please contact the sole agents:

Shepherd  Chartered Surveyors  

J & E Shepherd for themselves and for the vendors or lessors of this property whose agents they are, give notice that: (i) the particulars and plan are set out as a general outline for the guidance of intending purchasers or lessees, and do not constitute, nor constitute part of, an offer or contract (ii) all 
descriptions, dimensions, references to condition and necessary permissions for use and occupation, and other details are given in good faith and are believed to be correct at the date of first issue but any intending purchasers or tenants should not rely on them as statements or representations of fact 
but must satisfy themselves by inspection or otherwise as to the correctness of each of them; (iii) no person in the employment of J & E Shepherd has any authority to make or give any representation or warranty whatever  in relation to this property; (iv) all prices and rentals are quoted exclusive of VAT
unless otherwise stated. Prospective purchasers/lessees must satisfy themselves independently as to the incidence of  VAT in respect of any transaction. We comply with the Money Laundering, Terrorist Financing and Transfer of Fund Regulations 2017.

PLANNING
Class 4 (Business) Use. 

SERVICE CHARGE

The tenants are responsible for service charge costs in 
relation to repair and maintenance of the common parts 
of the building.  Further details can be provided to 
interested parties.

LEGAL PACK
Lease and Title documentation will be provided to 
interested parties.

PROPOSAL

Offers over £1,600,000, exclusive of VAT are invited in 
respect of our client’s heritable interest in the property 
with the benefit of the existing leases.  Based on the 
current rental income of £117,000 per annum, exclusive 
of VAT, a purchase price at this level represents a Net 
Initial Yield of 6.89% after deduction of normal 
purchaser’s costs and a Reversionary Yield of 7.49%.

VAT
Our clients have elected to waive exemption for VAT and 
accordingly VAT will be payable on the purchase price. It 
is anticipated the sale could be treated as a TOGC 
(Transfer of a Going Concern).

COSTS
Each party will bear their own legal costs.  The purchaser 
will be liable for any LBTT, Registration Dues and VAT 
thereon.
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