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Introduction 

Further to your instructions the subject property was inspected by Stirling Shaw in order to commence 

a full marketing campaign to let the property either in its existing condition as E Class offices or as 

other E class employment floorspace. 

 

Stirling Shaw 

With over 20 years combined experience in South-West London, Stirling Shaw are specialist 

commercial property consultants. Based in Richmond, they have extensive expertise in sales and 

lettings across all commercial sectors and the company adopts a proactive, ‘out of the box’ approach 

to targeted marketing that has proved to be highly effective.  

 

It was agreed that it was not necessary to appoint 2 agents as Stirling Shaw are Richmond experts; 

they have an unrivalled knowledge of the property and the local office market and with the benefit of 

multi-media internet advertising, they would be able to cover local, central London and national 

enquiries that may arise.   

 

Location 

Richmond is one of the most affluent London suburbs known for its high-quality amenities and 

specialist retailers including restaurants, cafes and bars, as well as a range of local schools. The parks 

and River Thames are a further draw for locals, employers and tourists alike.  

 

It is a densely populated and attractive residential area benefitting from excellent transport links via 

overland and underground train lines from Richmond Station, which provide access to central London 

within 20 minutes.  The adjacent A316 provides direct and convenient access to the M3 and M25. 

 

The subject property is situated on Lower Mortlake Road (A316), approximately 0.5 miles from 

Richmond Town Centre. Lower Mortlake Road is a well-established location, predominantly occupied 

by residential and tertiary retail units. Independence House is the last office building along the A316 

from Richmond Town Centre and is considered to be in an ‘out of town’ location. 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 



 

 

The property occupies a prominent corner position at the junction of  Lower Mortlake Road,  Crofton 

Terrace, and W Sheen Vale, with access to the rear car park off Crofton Terrace. 

 

 



 

 

 

Description 

The subject property comprises self-contained offices on ground, first, second and third floors, with 

ancillary storage in the basement. Each floor can be accessed independently from a central stairwell 

as well as a lift core that serves all levels. In addition to the 15 surface parking spaces at the rear, the 

property benefits from 22 secure spaces in the basement, accessed via a ramp at the rear.  

(Appendix 1 – Photos) 

 

The net internal areas are as follows: 

  Sq M     Sq Ft 

Ground  386.00    4,154 

First  397.80    4,282 

Second  279.10    3,004 

Third  158.60    1,707 

Total   1,103.50 12,836 

 

Background History 1985 – 2021 

The  building   was   constructed  in the  mid 80’s  and  was  owned and  occupied by William Grant & 

Sons (WGS) as their London HQ . By 2019 the  building  was  extremely  dated  and beyond economic  

repair and as such required a full ‘back to internal frame’ refurbishment. After almost 35 years of staff  

walking  up  and down  the A316, WGS  elected to move closer to the town centre and purchased the  

Old Court House, Parkshot.  

 

WGS moved into The Old Court House in Jan 2020 and Independence  House has  been  vacant  ever  

since. 

  

2021 Planning Consent: 

In 2019 it was agreed that prior to re-letting, the property required a full refurbishment in order to 

provide Grade A offices that would appeal to good quality tenants and compete with similar Grade A 

offices in the Town Centre. WGS appointed a full design team to review the potential to increase the 

floor area / employment space and provide onsite amenities that would compete with other similar 

offices available to rent in the town centre, namely Frameworks House , Evergreen Studio 

, Greyfriars Studio and Holbrook Studio 

 

Planning consent (Ref: 20/3359/FUL) was eventually obtained in Feb 2021 to extend the existing 

12,836 sqft to 15,467 sqft and fully refurbish to Grade A spec, including 3 x roof terrace, state of the 

art cycling/changing facilities, gym, ERV recharging points, flexible/divisible space and a co working 

reception area. (Appendix 2 – Consented Scheme) 

 

WGS’s senior design team were then instructed to proceed to RIBA 3 and provide an updated cost 

plan and residual appraisal to evaluate the financial viability of the scheme in the prevailing market.  

In preparation of implementing the consent, the subject property was also completely stripped back 

to frame internally.  

 

In 2021, the project budget was forecast to be £5.8m to undertake the full refurbishment, based on 

construction costs of £250 psf and professional fees of 13.40%. The prevailing occupational market 

was extremely thin with very few live tenant requirements and WGS expressed grave concerns about 

their financial exposure to open ended void periods. In the absence of a pre-let or strong indications 

https://www.brayfoxsmith.com/property/2-sheen-road-richmond-tw9-1ae/
https://www.hanovergreen.co.uk/search/properties/19754-evergreen-studios-richmond-richmond
https://www.stirlingshaw.co.uk/Listing?SurgaWebListingId=101492
https://www.holbrookestudio.co.uk/


 

 

that the building would let within 6-9 months of PC, WGS were facing a potential loss of over -£700,00 

if they had continued with a speculative scheme (Appendix 3 – Residual Appraisal). They therefore 

elected to delay implementing the scheme until market conditions improved or at least 50% of the 

building was signed up on a pre let. Stirling Shaw were instructed to continue to advertise as widely 

as possible and consider all E Class users as potential occupiers.   

 

At the time of writing this report, due to double-digit inflation, the build costs of the consented scheme 

have risen from £250 psf to £350 psf, whilst rents have remained stagnant and yields have softened. 

To implement a speculative scheme in the current market WGS could face losses of over £2.7m; this 

has rendered the scheme completely financially unviable for the foreseeable future. 

 

“double digit inflation build costs, open ended marketing voids and stagnant rents have rendered 

the scheme not financially viable to implement” 

 

Market Overview 

At the start of 2020 the market was beginning to see the grass roots of an increase in occupier demand 

across all sectors as the economy finally settled down after Brexit. By Q2 2020 however, the Covid 

pandemic had brought an immediate halt to all hope of recovery and it caused a dramatic change to 

working environments; as the nation was forced to comply with Covid restrictions, companies had to 

rapidly adapt to homeworking as a full-scale closure of commercial premises took place. 

As workers emerged from lock down, companies recognised that they could sustain the same level of 

office productivity whilst retaining a proportion of staff to work from home; this provided an 

opportunity to review their occupational requirements and potentially reduce their overheads.   

The introduction of the E class use has also had a positive impact on the commercial landscape as 

landlords have been able to cut through the planning ‘red tape’ and access occupational demand from 

a wider range of different use classes.  Offices in tertiary ‘edge of town’ locations also experienced a 

spike in demand in particular from nursery providers (former D1) who were able to operate under the 

new E class.  

Post covid, there was an expectation that there would be a noticeable increase in demand for offices 

in commuter towns such as Richmond due to companies reconciling their desk requirements and 

decentralising from London to save costs. However, this did not transpire and indeed the opposite 

appeared to be happening. Having rationalised their desk requirements, existing companies in 

Richmond such as TRO and Notonthehighstreet.com elected to move out of Richmond and into central 

London in an attempt to retain / attract high quality staff. 

 

Demand for Richmond Town Centre Grade A Office Use 

The prime office market in the proposed Draft Local Plan Town Centre Area orientates around the 

George Street - Eton Street - Red Lion St one-way system, extending down The Quadrant towards the 

train station. Expansion of the town centre has always been severely restricted over the decades due 

to the natural constraints of being immediately adjacent to Richmond Park, the River Thames and the 

A316 South Circular. As such, demand has focused on offices located directly in the town centre that 

are close to the train station and local amenities such as The Green and Richmond Riverside.  

 

 



 

 

Occupiers looking to acquire 

offices in Richmond town centre 

frequently include other towns 

with similar characteristics in 

adjacent boroughs, such as 

Chiswick, Hammersmith and 

Wimbledon in their search, as 

these towns offer comparable 

transport, amenities and 

demographics to Richmond. Rarely 

do ‘Richmond’ requirements also 

consider secondary towns in the 

Borough such as Twickenham, 

Kingston or Hampton as 

alternative locations to Richmond, 

which is an important factor to 

consider when analysing ‘supply 

and demand’ for offices in the 

Richmond Borough as a whole.   

 

“over-supply and vacancy in the 

wider Borough is rarely absorbed 

by excess demand for offices in 

Richmond town centre”. 

Over the last 3 years, take-up for prime, Grade A offices in the Draft Local Plan Town Centre  Area only 

(see red outlined area above) was as follows:  

2022,  16,006 sqft          “the average Grade A take up in the Draft Local Plan  

2021  21,673 sq ft    Town Centre over the last 3 years was only 

2020  29,017 sqft    22,232 sqft” pa” 

 

(Appendix 4 Lettings Schedule) 

Transactional evidence shows that there has been a noticeable ‘flight to quality’ as tenants seek to 

acquire high quality offices in the right location in an attempt to attract high calibre staff back to the 

office environment. In 2022, town centre offices with full amenities, such as Frameworks House, 

absorbed the majority of tenant demand and only when it was fully let did tenants seek ‘next best’  

offices in the town centre; enquiries for similar buildings such as Evergreen Studio and Greyfriars only 

picked up after Frameworks House was fully let. This would suggest that until the best Grade A offices 

in the Draft Local Plan Town Centre  Area are fully let, other comparable Grade A Offices in secondary, 

edge of town locations will remain vacant.  

A prime example of this is Holbrook Studio, located just off Hill Rise; this Grade A building was fully 

refurbished in 2018, and despite offering a very high spec fitout, the 10,000 sqft ground floor suite 

still remains vacant after  5 years of marketing with 3 agents appointed.  

“…offices in secondary, edge of town locations continue to remain empty as selective tenants target 

best in class offices in the town centre”  



 

 

In addition to standard Grade A office tenants, co-working/flexi space operators have been attempting 

to break into the Richmond market and gain a market share of the growing demand for short term 

fitted offices. The challenges with this model is that operators often require ‘management 

agreements’ whereby rent is substituted for profit share; historically this has proved difficult for 

mortgage backed LL’s to facilitate as both income stream and asset values can be severely 

compromised; aside from Arevo and Regus, the only new serviced office entrant has been the arrival 

of Boutique Office at Sovereign Gate. This 20,000 sqft former police station was converted to Grade A 

offices in 2019 and after 4 years of vacancy the LL finally acquiesced to undertaking another full refit 

to provide Boutique’s required spec.  

Due to the very tight geographical constraints of Richmond, virtually all the Grade A and B offices are 

located within the area identified by the Draft Local Plan Town Centre Area– Avalon House and 

Independence House are the only 2 large office buildings located ‘out of town’.  

Whilst there is a premium rent for prime locations such as Richmond Riverside, vacancy rates, rent 

levels and demand for Grade A offices is largely determined by the quality of the fit out and amenities. 

There is less demand for Grade B offices due to the fact that Richmond attracts high calibre occupiers 

who are prepared to pay high rents for top quality offices that reflects their brand. It is not the case 

that by offering a lower quality fit out at a lower rent, Grade B buildings will let, as tenants will opt for 

the better quality buildings. This is evidenced by Ambassador House, which is located in the Town 

Centre on Paradise Road; the building had a ‘light touch’ refurb and was marketed at £49.50 psf, 

discounted from £55 psf to reflect the Grade B fitout. The building has been widely marketed for over 

2 years and is still vacant.  

 

Demand for alternative Uses 

The introduction of E Class use in Sept 2020 provided Landlords the opportunity to explore alternative 

occupiers for office buildings.  

Nursery operators, gyms, schools and medical providers in particular sought out previously 

unobtainable premises in Richmond and were able to trade under E Class, although each sector has 

its own punitive occupational and operational requirements in comparison to offices; for instance, 

nursery’s and schools require outdoor space whilst gym and medical operators can only pay between 

£30 - £40 psf, for a Grade A office that could otherwise achieve £55 psf. 

An example of this would be a requirement for 5,000 sqft in Richmond from an established operator 

providing high quality child care that came out in July 2022. They did not require a town centre building 

as their model works on being in close proximity to densely populated residential areas. The subject 

property was considered to be in the right ‘edge of town centre’ location and was easily accessible on 

foot from the surrounding residents, but it was not suitable due to lack of external space needed for 

a secure play area. Whilst there is external space to the rear of Independence House, it was not 

feasible to accommodate both a play area and parking for the remaining 10,000 sqft. The operator is 

now under offer at another E Class building on the outskirts of Richmond. 

 

 

 

 



 

 

Supply and Availability There is approximately 263,000 sqft of Grade A offices either currently 

available to let with immediate occupation or are consented schemes that are scheduled to be 

delivered to the market in the next 12 – 18  months: 

 

 

 

Independence House only comprises 5.88% of the total supply chain and is the only Grade A office 

building available to let located outside of the Draft Local Plan Town Centre Area. (see map above) 

 

Such is the current over supply of Grade A offices in the Draft Local Plan Town Centre Area, with 

expected vacancy rates of 18 – 24 months and rising build costs, some schemes are even being put on 

hold. In addition to the subject property, One Castle Yard comprises a recently consented 20,645 sqft 

Grade A scheme located in the Draft Local Plan Town Centre Area which has just been put on hold by 

the owners until a pre let on at least 50% of the building has been secured. Keir Property have also 

postponed the delivery of 15,000 sqft at Greenside on Little Green, until a pre let has been secured.  

 

There is also a considerable over supply of Grade B offices,  

with approximately 68,259  sq ft available to let: 

 

 

 

 

 

 

 

NB: in addition to the aforementioned Grade A offices, 

 the Grade B offices listed  are also located within the  

Draft Local Plan Town Centre Area. 

https://www.onecastleyard.com/
https://www.greenside-richmond.co.uk/


 

 

 

As an example of Grade B offices outside the Draft Town Centre Area, Avalon House is located adjacent 

to Independence House on Lower Mortlake Road; it is a multi-let purpose built office building with 

5,764 sqft currently vacant and available to let. It has been widely marketed for over 2 years  by 

national agents, Knight Frank and Bray Fox Smith, at a discounted rate of only £40 psf; as at time of 

writing, the letting agents reported that the offices were still vacant. 

 

With regard to serviced offices / co working space, in addition to the recently launched 24,000 sqft at 

18-20 Kew Road by Boutique, there is current application to deliver a further 20,000 sqft at London 

House, 243-253 Lower Mortlake Road, which is due to be determined Q3 2023. 

 

“…. Based on the last 3 year average Grade A take up of 22,232 sqft pa, it will take ~11.8 years to 

absorb the current Grade A availability in Richmond town centre” 

 

 

Suitability of the Subject Property for Office and other E Commercial Use 

The property is located in a tertiary commercial area, 0.5 miles outside of Richmond Town Centre, and 

predominantly surrounded by residential accommodation.  

 

Whilst the building has historically been used for offices and would be conducive to future office 

occupiers, it requires a full ‘back to frame’ internal refurbishment; this has been estimated to now 

cost £7.5m to undertake, based on build costs of £350 psf and project posts of 10%. In consideration 

of the substantial over supply, estimated 11 year absorption rate of central Richmond offices and an 

additional 12-18 months marketing/vacancy void, it is not in any way financially viable to build out as 

a speculative office scheme. Similar to One Castle Yard, in the absence of at least 50% of the building 

being pre let, the building will remain unoccupied indefinitely. 

 

Alternative uses have been investigated.  

 

Nursery occupiers were targeted and interest was generated on the basis of providing ground, lower 

ground and first floor accommodation. Whilst the external space is limited due to the access 

requirements for the basement parking, there could have been a small area of circa 500 sqft allocated 

for outdoor play.  

 

Co working / serviced office operators were targeted and interest was generated on the basis of 

providing a fully fitted ‘turn key’ product and a management agreement tenancy. This would have 

required WGS to fit out to the operators specification and ‘rent’ would be paid by way of a profit share 

after all operating costs have been covered. It would have required WGS to become a ‘co investor’ in 

the serviced office model, which required a level of management expertise which WGS’s Board was 

not capable of providing.  

 

 

Marketing Strategy 

We have undertaken a robust and active marketing campaign. The site was first advertised in August 

2020 on a wide variety of platforms, namely: 

 

- Highly visible ‘To Let’ board fixed to the building’s façade ordered on 15/04/21 (Appendix  5) 

- In house marketing details regularly circulated to our database of applicants  (Appendix  6) 



 

 

- Externally advertised on national media platforms, including EACH, EG Property Link, Agents 

Society, LoopNet (CoStar) and Realla. 

(Appendix  7 / 7A / 7B / 7C / 7D) 

 

 

 

In order to capture all possible types of interest, the property was advertised as ‘Offices’ on a number 

of external websites, as well erecting a ‘To Let’ board that stated ‘E Class Use Commercial Use – All 

Enquiries” 

 

The property was marketed on a new lease, terms to be agreed, at £50 psf per annum exclusive, which 

was at a discount to prime central Richmond office rents of £57.50 psf, in order to reflect the ‘out of 

town’ location.  The building was available as a whole or individual floors, which were designed to be 

easily divisible should a tenant only require half a floor. 

 

During the period of marketing we received 15 direct enquiries from a variety of operators including 

standard office occupiers, serviced office operators and nursery providers. With each applicant, onsite 

viewings were provided,  a full cgi pack of the proposed scheme and an invitation to have a design 

input on their floor space. 

 

The first interest was received from TCC in May 2021, a global brands company looking to relocate 

their HQ. After 6 viewings, terms were issued for a new lease on the whole building at a rent of £50 

psf. Despite continued efforts to agree terms, TCC elected not to pursue it further as they wanted a 

‘central location’ for their HQ.  

 

In Sept 2021 we had strong interest from The Golf Rooms, who wanted to open a co working office 

club to the golfing fraternity as well as offering an indoor virtual practice range. After numerous 

viewings they elected to pursue offices at Greyfriars Studio as it was located in the town centre, 

directly opposite the tube station.  

 

2022 saw a continual flow of interest from a wide variety of occupiers. In addition to standard office 

tenants, we had interest from a nursery provider who expressed interest in taking the ground and first 

floors. Further investigations however, showed that the rear car park could not accommodate their 

requirements for an external play area, without cutting off access to the basement car park.  

 

We also received numerous enquiries from serviced office operators. The majority of the parties 

operated on a management agreement with turnover rent, and WGS would be required to provide a 

full ‘turn key’ product. The model also required WGS to become a ‘stakeholder’ in the operating 

model, whereby they receive either a low base rent of ~ 60% of the full rental value or a ‘profit rent’ 

once all operating costs had been covered.  After further consideration, the building was ruled out 

and no offers were received due to the ‘out of town’ location. S/O operators require good access to 

public transport and local amenities, and with The Boutique Company opening up a new centre 

immediately adjacent to Richmond Station, feedback from operators was that Independence House 

was in an inferior, tertiary location which could not compete with The Boutique Company and would 

not generate the required rent to justify the fit out costs.  (Appendix 8 – Schedule of Interested Parties) 

 

 

 



 

 

Marketing Conclusion  

The property has been widely marketed now for over 3 years. We have received a good level of 

interest which clearly demonstrates that the various marketing platforms have made the property 

readily accessible to both commercial agents and members of the public. Out of the 11 parties who 

made direct enquiries, only 2 followed through with actual viewings but no offers were received to 

rent any of the available space.     

 

In consideration of the marketing campaign and research undertaken we would draw the following 

observations: 

  

- There is a chronic over supply of Grade A offices in the Draft Local Plan Town Centre Area and 

the current supply chain stands at ~263,000 sqft of offices available in the next 12 months. 

- Average take up for the last 3 years is approximately 22,000 sqft per annum 

- Unless there is a dramatic increase in demand and a lettings bonanza, it will take 

approximately 11.8 years for the current supply to be absorbed.  

- Since the building became vacant in Jan 2020, every effort has been made to maximise the 

commercial/employment generating opportunities, including obtaining planning consent to 

expand and fully refurbish the whole building, which cost WGS over £60,000 in professional 

fees just to obtain planning consent.  

- Due to severely escalating build costs and ‘open ended’ marketing/vacancy periods it was not 

financially viable to speculatively implement the consented office scheme 

- The marketing has successfully generated interest from office occupiers but each party has 

ultimately dismissed the subject property in favour of offices located in central Richmond, or 

similar towns such as Chiswick, Hammersmith and Wimbledon. 

- there is demand from other sectors such as nursery providers but due to a lack of sufficient 

external space the building is not suitable 

- there is demand from serviced office providers, but their preference is for central Richmond 

and the management agreements offered are incompatible with WGS’s development model 

and Management Board. 

- For as long as there are competing Grade A offices available in the Draft Local Plan Town 

Centre Area, Independence House will remain vacant as tenants elect to be located in central 

Richmond. 

- Downgrading the spec and offering the subject property to let at a lower rent is not 

economically viable and it will still complete with over 68,000 sqft of Grade B offices available 

to let 

 

To conclude, we are firmly of the opinion that, whist the building has the potential to be let to an E 

Class occupier, in consideration of the above observations the subject property will remain vacant for 

the foreseeable future and it is not financially viable to implement the consented commercial scheme.  

 

Yours sincerely, 

 

Stirling Shaw 
 

Stirling Shaw Ltd 

 



 

 

Appendix 1  - Site Photos post strip out 

 

 
 

 



 

 

 

Appendix 2 – 2021 Consented Office Scheme to expand to 15,000 sqft 

 

 
 

 



 

 

Appendix 3 – Residual Appraisal 



 

 

 

Appendix 4 – Comparable Office Lettings Schedule (March 2020 – Nov 2023) 

 

 

 

 

 

NOTES:  all the above properties are located within the Draft Local Plan Town Centre Area, with the 

only exception being 25 Kew Foot Road, which is in a secondary /tertiary location. 



 

 

 

Appendix 5 – Lettings Board

 
 

 

 
 

 

 

 

 

 

 

 



 

 

 

Appendix 6 – Stirling Shaw Marketing Brochure 

 

 
 



 

 

 

 

 

 
 



 

 

 

Appendix 7 – Confirmation of advertising with Estate Agents Clearing House (EACH) 

 

 
 

 

 

 

 

 

 

 

 

 

 

 



 

 

 

Appendix 7A – Confirmation of advertising with Estates Gazette Interactive (EGi) 

 

Agents Portal: 

Public Portal: 

 

 

 

 

Appendix 7B – Confirmation of Advertising with Agents Society 

 

 



 

 

 

 

Appendix 7C – Confirmation of Advertising with LoopNet (CoStar) 

 

 
 

Public Portal: 

 

 
 

 

 

 

 

 

 



 

 

 

Appendix 7D – Confirmation of Advertising with Realla: 

 

 
 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 



 

 

 

Appendix 8 - Schedule of Interested Parties 

 

 



 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 


