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CGI of the consented scheme (View fronting Carlyle Road)
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Rare opportunity to purchase a Freehold building in central Cambridge with planning 
consent to redevelop a prime office / potential life science investment.

Cambridge is a highly affluent and internationally renowned university city located in the 
south east of England, forming part of the “Golden Triangle”.

Prominent existing 10,746 sq ft office block situated on Carlyle Road opposite Jesus Green 
within the City Centre.

Multi let producing an income of £199,106 per annum with an estimated VP deliverable 
within 12 months.

The property currently has office tenants in occupation. However we understand the 
property may lend itself well to both office and life science use following redevelopment.

Planning consent recently granted to increase the massing on the property to provide 
19,735 sq ft of NIA accommodation.

The property will provide a variety of floor plates ranging between circa 3,250 sq ft and 
6,000 sq ft and floor to ceiling heights of approx. 3.7 meters on each floor.

Car Park to the rear providing 21 spaces including 2 disabled spaces.

Cambridge is one of the UKs strongest office and life science markets with 
accommodation take up in both sectors experiencing strong growth during the 
pandemic.

Prime rents in Cambridge are expected to achieve in excess of £53 per sq ft by the end 
of 2022 and £59 per sq ft by 2025.

Potential to create a sustainable redevelopment with strong ESG credentials.

Offers in excess of £7,500,000 (SEVEN MILLION FIVE HUNDRED THOUSAND POUNDS), 
subject to contract and exclusive of VAT. A purchase at this level will reflect a capital value 
on the consented scheme of £380 per sq ft.
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Cambridge has a world-class reputation and is 
globally renowned for its history, science & research 
capabilities, underpinned by its famous university. 
Cambridge consistently ranks highly amongst the 
many indices for economic growth ,innovation, 
education and GDP. It is also the UK base for 
numerous world-leading companies such as:
 
r Global giants Amazon and Apple
r Pharmaceuticals giant AstraZeneca
r Leading technology developer ARM
r Telecommunications producer Qualcomm
 
The city has produced many internationally 
recognised companies and with its success has 
continued to grow. The area is now home to 4,700 
knowledge intensive firms together in the City Centre 
and business parks surrounding it.
 

Venture capitalists and investors alike have focused 
on Cambridge in order to prosper from the great 
minds of the university and the pioneering start-ups. 
The area is known as Silicon Fen or the Cambridge 
Cluster which is home to a substantial cluster of high 
tech businesses who are leaders in the software, 
electronics and biotechnology markets.
Cambridge is a highly affluent and internationally 
renowned university city located in the south east of 
England, forming part of the “Golden Triangle”.

“Cambridge’s historic University 
prestige has provided a foundation 
for exponential growth in both 
science and research attracting some 
of the world’s largest companies to 
the city.” 
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TOP 2
University in the Times
Higher Education World

University Rankings 2022

60%
Of residents have a
university degree

(Source: Centre for Cities)

218,000+
Employees

(Source: Promis)

4,700+
Knowledge Intensive

firms based in Cambridge
(Source: University of  

Cambridge)

15
Unicorn companies 

have been created in 
the city (start ups with a 

value over $1bn)  
(Source: Beauhurst)

2.3%
Low unemployment rate
(compared to national

average of 3.9%)
(Source: Promis)

£11.7BN GVA
Generated by  

Cambridge’s economy
(Source: ONS)

TOP UK CITY
For new patents granted
(Source: Centre for Cities)

3RD
Best city for  

private-sector
job growth

(Source: Centre for Cities)

The Golden Triangle comprises London, Oxford and 
Cambridge and it is the integral engine room to the 
UK’s life science and tech sector. The cluster has 
become one of the foremost knowledge-intensive 
areas, generated through research collaboration & 
innovation between the universities and technology 
companies, as well as the biomedical and life sciences 
sectors. According to the Knowledge Networks Report 
2020, the life sciences sector contributes £74 billion to 
the UK economy, mainly driven by the Golden Triangle.

The Golden Triangle also competes on a global 
scale. It houses four of the world’s top 20 universities 
(three in the top ten) and some of the world’s largest 
research institutes including the Sanger Centre, the 
Francis Crick Institute and The Harwell Science & 
Innovation Campus in South Oxfordshire. Life Science 
Champion Professor Sir John Bell’s report entitled ‘Life 
Science Industrial Strategy’ rated the Golden Triangle 
as the third largest technology sector in the world in 
most measures after Silicon Valley and Boston.

Cambridge is the dominant market of the three 
clusters in the Golden Triangle, underpinned by 
knowledge intensive industries covering both life 
sciences and technology.

Both Cambridge and Oxford have taken the world 
stage during the global fight against Covid-19. 
Cambridge’s Pfizer vaccine was the first to be 
approved in the UK closely followed by Oxford’s 
AstraZeneca vaccine – both of which are now 
being administered around the world. The region 
will play a significant role in driving economic 
growth and recovery through its pioneering industry 
breakthroughs, employment creation and global 
exportation of pharmaceuticals and technology.
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Road communications in Cambridge are excellent 
with the M11 providing a direct route to the M25 
and London in the south, while the A14 links the 
city with the Midlands and the east coast ports.

Rail links in Cambridge are strong with regular 
direct services from Cambridge Station to London 
Kings Cross and London Liverpool Street with 
an approximate journey time of 48 minutes and 
1 hour 8 minutes respectively. Cambridge also 
benefits from numerous bus routes connecting 
the various campuses, business parks and science 
parks with Cambridge Station and the City Centre. 
Cambridge North Station, which opened in May 
2017 is a major new £44m development that has 
vastly improved transport links to Cambridge 
Science Park, St Johns Innovation Centre and 
Cambridge Business Park.

Cambridge is also well served by Stansted Airport, 
20 miles to the south (via the M11) and Cambridge 
International Airport 2 miles east of Cambridge 
town centre. Cambridge International Airport is 
now exclusively used by executive jets and light 
aircraft.

The subject property is situated on the southern end 
of Carlyle Road close to its junction with Chesterton 
Road, part of Cambridge’s inner ring road and on 
the northern edge of the city’s historic core. Carlyle 
House lies a few minutes walk from the shops and 
restaurants of the city centre and approximately 1.54 
miles north of Cambridge Station and 1.74 miles south 
west of Cambridge North Station.

Prominent 10,746 sq ft office block 
situated on Carlyle Road opposite 
Jesus Green within the City Centre.

G
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CAMBRIDGE
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22-28 Carlyle Road
Cambridge
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HertsLicense number: 100031961

Produced: 11/01/2017
Serial number: 1781813

Plot centre co-ordinates: 544944,259411
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Produced from the Ordnance Survey National Geographic Database and incorporating survey revisions available at this date. © Crown copyright 2016.
Reproduction in whole or in part is prohibited without prior permission of the Ordnance Survey. Ordnance Survery and the OS symbol are trade marks.
The representation of a road, track or path is no evidence of a right of way.  The representation of features as line is no evidence of a property boundary.

The existing property comprises an office building
of portal frame construction with brick elevations
arranged over ground, first and second floor
accommodation.

Currently there is also a shared reception area
on the ground floor which has recently been
refurbished, with an entrance fronting onto Carlyle
Road. Furthermore the ground floor WC’s have been
refurbished to a highly specified superloo design.

 The ground and first floor layout has been divided
into two separate office suites on each floor while the
second floor has been let on an open floor layout. All
of the accommodation benefits from excellent natural
daylight and flexible floorplates.

There is a car park located to the rear of the property
accessed by way of a security gate to the northern
elevation which provides a total of 21 spaces and 2
disabled spaces.

AREA SCHEDULE (EXISTING)

Floor Existing (m2) Existing (ft2)

Ground Floor 302 3,250

First Floor 348.2 3,748

Second Floor 348.2 3,748

Totals 998.4 10,746

The current accommodation provides a net internal area of approximately 10,746 sq ft in accordance with the 
below schedule of areas.
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Demise Tenant Lease Start Expiry Break
Rent 
(£pa)

Rent 
(£psf)

Rent
Deposit

EPC
Rating

Comments

Part Ground Floor Vacant B Vacated on expiry in Aril 2021

Part Ground Floor 
& Part 1st Floor

Public Library of Science 19-Jul-10 18-Jul-25 18-Apr-22  £110,000  £28.50  £10,588 B Break has been exercised by the Landlord

Part First Floor Vacant C Break has been exercised by the Tenant

Second Floor Genie Ventures Limited 05-Jan-22 04-Jun-22 05-May-22  £67,356  £18.00  £18,025 C
The existing lease has a mutual break option on two months written notice. The Tenant has approached 
the Landlord for a new reversionary lease on flexible terms to coincide with vacant possesion to enable 
the development. 

Telecomms Mast
Cornerstone Telecommuni-
cations Infrastructure Ltd

03-Dec-14 06-Apr-21  £11,250 
The Landlord has initiated proceedings to terminate the tenant's lease under the Telecoms Code - VP 
date mid 2023, allowing rear development works to proceed with additional massing to the roof to 
follow in mid-2023.

Telecomms Mast EE Ltd & Hutchinson 3G Ltd 14-Dec-15 13-Dec-27 05-Apr-22  £10,500 
The Landlord has initiated proceedings to terminate the tenant's lease under the Telecoms Code - VP 
date mid 2023, allowing rear development works to proceed with additional massing to the roof to 
follow in mid-2023.

Totals  £199,106 

Carlyle House is currently multi let producing an income of £199,106 per annum. The property has been purposely let on flexible leases at lower rents in order to provide VP for the redevelopment in 2023.

These recent lettings have proven the strong occupational demand for the existing space as office or life science accommodation.

The property is held freehold.
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CGI of the consented scheme (View from rear)
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Planning consent has recently been granted to comprehensively redevelop the existing property.

The planning consent will allow the asset to benefit from Grade A Office accommodation with potential Life Science 
use to include:

r An additional 3rd floor to be created on top of the property.
r A major refurbishment & improvement of existing accommodation.
r An extension across 1st, 2nd & 3rd floors to increase the massing on site from approx 10,746 sq ft to 19,735
 sq ft overall.

The accommodation will provide a range of floor plates and very flexible accommodation.

Further information in regards to the planning consent can be found at: 
https://democracy.cambridge.gov.uk/ieIssueDetails.aspx?IId=27604&PlanId=0&Opt=3#AI27329

Several improvements are planned to the outside of 
the building including:

r A remodelled entrance on Carlyle Road
r Redesigned gates to the rear car park
r New landscaping, planting, and paving at the front 

and rear of the building
r Replacing the informal unsecured cycle spaces 

currently in front of the building on Carlyle Road 
with an increased number of secure spaces in the 
rear car park

r New secure refuse storage to the rear

AREA SCHEDULE (CONSENTED)

Floor Consented (m2) Consented (ft2)

Ground Floor 301.93 3,250

First Floor 559.55 6,023

Second Floor 559.46 6,022

Third Floor 412.49 4,440

Totals 1,833.42 19,735
348.18 m²
3747.8 ft²

Existing NIA

211.38 m²
2275.3 ft²

Proposed NIA
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R
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Proposed Extension - Office 
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Notes

Do not scale from this drawing.
All contractors must visit the site and be responsible for taking and 
checking dimensions.
All construction information should be taken from figured dimensions only.
Any discrepancies between drawings, specifications and site conditions 
must be brought to the attention of the supervising officer.
This drawing & the works depicted are the copyright of JTP.

This drawing is prepared for the specific project stage in the Drawing 
Status section below and it is not intended to be used for any other 
purpose. Whilst all reasonable efforts are used to ensure drawings are 
accurate, JTP accept no liability for any reliance placed on, or use made 
of, this plan by anyone for purposes other than those stated in the 
Drawing Status below.
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Key

Existing Office Space
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The current consented scheme will provide a modern 
sustainable development with strong ESG credentials 
which will include the following:

r Electric vehicle charging, with the ability to expand  
 this over time.
r Green and brown roofs to flat roofs which present  
 an opportunity to provide a biodiversity net gain to  
 the development.
r The opportunity for the purchaser to embed   
 sustainable design and construction into the   
 future development plans which can be   
 documented within the sustainability statement.

Furthermore, the new build extension can satisfy 
the following items:

r Climate change adaptation.
r Carbon reduction, specifically looking at if the   
 building can be electrified for heating demand -  
 energy efficiency should be considered too.
r Waste and waste management.
r Embodied carbon and used of material.
r Wider approaches to sustainable design and   
 construction.

The existing EPC on current specification ranges between and B and C rating. However, following on from 
the new development the building is expected to achieve an EPC rating of A. Further information on ESG / 
Sustainability is available upon request.
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A costed plan of the works has been commissioned for a complete overhaul of the existing accommodation in addition to 
the extension works. 

These include upgrade works to the reception area & common parts accommodation on ground floor which have already 
been initiated. (further information available upon request) 

Following these works the property will provide: 

The extension works will significantly enhance the accommodation to the rear of the property, further improving the 
excellent natural light that the current floors benefit from.

CARLYLE ROAD EXTENSION

The proposed development will add one
additional storey of Grade A office/ potential life 
science accommodation on top of the existing 
building.

EXTENSION OVER THE CAR PARK 

The proposal includes a three-storey 
office/ potential life science extension of 
accommodation over part of the rear car
parking area.

CARLYLE HOUSE

Consented scheme (for identification purposes only.)
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Office & Lab occupational overview

The life science sector has grown in recent years to now occupy over half of the current office floor 
space in Cambridge. Office / Life science requirements in Cambridge are now sitting at twice the long-
term average with very little available lab space in the Cambridge market. This increase in demand 
and lack of supply is pushing global life science giants and start ups to compete for the limited new 
space in the pipeline.

 

Office take up in 2021 was up 60% on the previous year and ahead of the five year average. This 
has been in part due to the expansion of the tech sector and increasing collaboration with life sector 
companies which continues to drive demand in Cambridge.

 

Currently over half of Cambridge floor space is occupied by the life science sector. The majority of 
this floor space is currently office based as technology and R&D advances shift towards computer 
and simulation-based activity. The continued strength and demand of the Cambridge market has led 
to total office and lab stock growing to just over 10 million sqft by the end of 2021, over 6 million sq ft 
more than in the year 2000.

 

The average deal size for offices in 2021 over 5,000 sq ft increased to 22,700 sqft, the highest level 
in the Cambridge market over the last 10 years. Covid appears to have not had a dampening effect 
on the Cambridge market with over 800,000 sqft of office and lab requirements recorded at the 
beginning of 2021. Over the last 8 years supply for office and lab space has fallen from a peak level 
of 1.465M sq ft in 2009 to just over 900,000 sq ft in 2020. As of the beginning of 2021 the availability 
rate for office and lab space stood at just over 700,000 sq ft.

 

Lab Supply, Demand and Rents

Take up in the Cambridge laboratory market rebounded strongly in 2021 with just under 200,000 sq ft of activity recorded and 
limited to available stock. Only one new speculative building of 50k+ sq ft is due to be delivered in 2022 which will continue to 
contribute to the lack of supply for lab space in Cambridge.

Office supply, demand, and rents

Prime office rents in Cambridge are expected to break through £53.00 psf during 2022 while at the end of 2021 they stood at 
£48.50 psf. Supply for office space is limited while demand has continued to grow.
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Cambridge is one of the UKs strongest office 
and life science markets with accommodation 
take up in both sectors experiencing strong 
growth during the pandemic.
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Capital value growth in Cambridge has exceeded all other regional cities in the last 10 years to date. Cambridge’s enviable 
economic fundamentals and strong levels of tenant demand put the region at the forefront of investor focus with transactions 
in the city equating to 35% of Q1 2021 volumes. The concentration of activity surrounding assets in Cambridge has led to a 
significant yield compression of 100-150 bps from quoting to achieved pricing.

Set out below are recent comparable investment transactions:

Date Property Tenant Tenure WAULT Price NIY CV psf

Dec-21
Building 2600, Oxford 
Business Park

British Gas Freehold 5.0 £64.87m 2.80% £796

Oct-21 Castle Park, Cambridge Multi-let Freehold Conf. £63.00m 3.86% £525

Sep-21 Merlin Place, Cambridge Taylor Vinters LLP Freehold 1.00 £20.47m £700

Sep-21
Peterhouse Technology 
Park, Cambridge

ARM Campus

LLH to 
21/03/2124 

7.5% RR 
gearing

10.10 £75.14m 4.15% £539

Jun-21
101 Cambridge 
Science Park

Multi-let
Long

Leasehold
3.8 £50.10m 4.50% £626

May-21
310 Cambridge 
Science Park

AstraZeneca
Long

Leasehold
2.6 £45.00m 4.10% £767

May-21
Sherard, Oxford 
Science Park, Oxford

Oxford Science 
Innovation

Long
Leasehold

8.5 £25.50m 3.63% £902

Feb-21
214 – 240 Cambridge 
Science Park

Multi-let
Long

Leasehold
4.4 £98.77m 4.21% £618

Feb 21
418 & 436 
Cambridge Science Park

Multi-let
Long

Leasehold
10.6 £45.40m 4.50% £682

Jul-20 Clarendon House Multi-let Freehold 2.6 £13.90m 4.43% £584

Jan-19
Lockton House and 1&2 
Brooklands Ave

Multi-let Freehold 1.3 £18.10m 4.62% £638

 
  

Date Tenant Address
Size 

(Sq ft)
Rent 

(Per Sq ft)
Term

(Years)
Comments

Available Tbc
One Cambridge 
Square

94,564
Quoting 
£45.00

Tbc

Under construction. 
Understood that a couple 
of floors are in late stage 
discussions.

Dec-2021 Altus Labs Granta Park 50,000 £48.50 Tbc
Newly refurbished office to 
lab conversion

Oct-2021 HCR / Hewitsons 50-60 Station Road 8,946 £42.39 Tbc
Grade A Institutional 
Spec. Relocation from 
Shakespeare House.

Sept-2021 Superdielectrics Ltd

Emmanuel 
Laboratory, 
Chesterford 
Research Park

9,100 £42.50 Conf. Grade B accommodation

Sept-2021 Roku
Building 1&2  
Cambridge Science 
Park

116,630 £37.25 10
Newly completed  
development

Jul-2021
Lightcast Discovery 
Ltd

The Broers Building 7,757 £39.00 5 3 month rent free

Jul-2021 Unknown Tenant
RT02 Allia Future 
Business Centre

2,375 £37.90 1
Secondhand Modern. Rent  
includes service charge

Dec-2020 Mathworks Ltd
Building 1&2  
Cambridge Science 
Park

93,414 £36.00 10
Newly completed  
development

Oct-2020 Oncologica UK Ltd
Newnham Building, 
Chesterford 
Research Park

11,518 £38.50
10  

(5 yr brk)
Grade A accommodation

Oct-2020 Fora Space Ltd 20 Station Road 65,000 £48.50 15 Pre-let development

Apr-2020 Bit Bio Ltd
Laboratory, Brabham 
Research Campus

25,000 £43.00 10
Newly completed  
development
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Should you wish to view the property or require any further information please contact the sole agents.

Stephen Gevertz
07879 628 646 

stephengevertz@lewisandpartners.com 

Joseph Rantor
07976 599 374 

josephrantor@lewisandpartners.com

15/19 Cavendish Place, 
London W1G 0QE 

 
Tel: 0207 580 4333

 
www. lewisandpartners.com

Subject to contract and exclusive of VAT

1. These particulars do not constitute any part of the offer for sale or contract for sale.
2. All statements contained in these particulars as to this property are made without responsibility on the part of Lewis & Partners LLP or the vendors or lessors.
3. None of the statements contained in these particulars as to this property are to be relied on as statements or representations of fact.
4. Any intending purchasers must satisfy themselves by inspection or otherwise as to the correctness of each of the statements contained in these particulars.
5. Any plans or photographs or drawings shown in these particulars are to enable prospective purchasers or tenants to locate the property.  The plans are photographically   
 reproduced and therefore not to scale except where expressly stated.  The plans, photographs or drawings are for identification purposes only.
6. No warranty or undertaking is given in respect of the repair or condition of the properties or any items expressed to be included in the sale.
7. Any properties or drawings of the relevant property or part thereof or the neighbouring areas may not depict the property or the neighbouring areas at the date a prospective   
 purchaser or tenant inspects the property. Prospective purchasers are strongly advised to inspect the property and neighbouring areas.
8. Lewis & Partners LLP have not measured the property and have relied upon clients information. Therefore Lewis & Partners LLP give no warranty as to their correctness or   
 otherwise and the purchasers must rely on their own measurements.
9. All terms quoted are exclusive of value added tax unless otherwise stated.
10. The vendors do not make nor do Lewis & Partners LLP nor any person(s) in their employment give any warranty whatsoever in relation to this property.
11. These details are believed to be correct at the time of compilation but may be subject to subsequent amendment.
12. These details were prepared as of MARCH 2022

Adrian Gates Photography & Design 07710 316 991

LEWIS & PARTNERS LLP FOR THEMSELVES AND FOR THE VENDORS OF THIS PROPERTY WHOSE AGENT THEY ARE GIVE NOTICE THAT:-

It is anticipated the transaction will be treated as a TOGC. 

Offers in excess of £7,500,000 (SEVEN MILLION FIVE HUNDRED THOUSAND POUNDS) , subject to contract and 
exclusive of VAT. A purchase at this level will reflect a capital value on the consented scheme of £380 per sq ft

Data room access can be granted upon formal request. 


