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Introduction 
 
This market report is written in the context of the emerging Planning Application by Frasco Investment 
Holdings Limited, for the proposed comprehensive redevelopment of 136-142 Bramley Road to 
provide a purpose-built student accommodation led mixed-use scheme.  
 
Frost Meadowcroft is a commercial agency specialising in the West London commercial property 
market. The firm has a leading market share based on completed transactions and has the largest 
office agency team in West London. 
 
The Royal Borough of Kensington and Chelsea (“RBKC”) Development Plan protects office and 
employment generating uses in the Borough and Frost Meadowcroft have on several occasions helped 
support this policy by assessing viability and market conditions with research. This report does not 
aim to make any recommendations in respect of this policy or the subject property or indeed to assess 
the viability of any specific development. It is purely to set out the facts and figures relating to the 
local office market, in terms of supply, demand, rental values and characteristics. 
 
Successive local development plans in RBKC have emphasised the importance of providing high quality 
employment space for the Borough’s dynamic service-led economy. Progress towards regeneration 
and growth has been rapid over the past 10 years with significant mixed-use schemes being approved 
within Earl’s Court, West Kensington and the neighbouring White City Opportunity Areas in particular.  
This has emphasised the trend towards concentrations of Grade A space within large schemes with 
high levels of on-site amenity and direct transport links. This responds well to the requirements of 
industries, such as fashion, tourism, creative arts and entertainment, computing and life sciences 
which comprise a significant proportion of both SME and larger office occupiers.   
 
The property is situated in RBKC and whilst the planning policy can only relate to this Borough, it 
should be recognised that the office market does not delineate between Borough boundaries and the 
subject property is actually more influenced by the office market in Hammersmith & Fulham (LBHF), 
rather than Kensington & Chelsea, the boundary of which is just 500m away and where there are the 
significant and influential office centres of Shepherds Bush, White City and Hammersmith. 
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Location 

 
136-142 Bramley Road is located just north of the Westway A40, and west of Ladbroke Grove and 
Portobello Road. Although a short walk away from Latimer Road tube station, the property is not 
located within immediate proximity to shops and local services. These are typically requirements of 
today’s occupiers. Occupiers want to be located in accessible and sustainable locations, surrounded 
by other businesses and in an area that is suitably ‘happening’ to attract staff to work there.  
 
The main office hub in this vicinity is ½ mile to the south where there is the Notting Dale office campus 
and neighbouring office buildings such as Phoenix Brewery just to the west across the borough 
boundary, the hub of White City and Westfield. 
 
The property also falls outside of the RBKC Freston & Latimer Employment Zone, a designated area of 
commercial use buildings. 
 
As such the building is located in an area that fails to meet the requirements of occupiers, and it is in 
stark contrast to the commercial neighbourhoods created by the above mentioned office/mixed use 
developments.  
 
Furthermore, the site is located c.500m north of Grenfell Tower which has impacted occupiers wanting 
to move to this location. Similarly to Notting Dale, we have experienced occupiers being put off the 
location due to the visual connection between the two sites, but also as a result of the impact the 
disaster had on the community. This has now been manifested as a local political issue which is still 
very present today. This is evident as you walk around the area, most notably from Latimer Road tube 
station north towards the site through banners, murals and art installations.  
 
Condition 
 
The building was constructed in the mid 1970s as a college and was not purpose built for office use. It 
has seen very little refurbishment during the last few decades. We understand that the building has 
been vacant since 2016.  
 
The current condition of the property is extensively dilapidated and not in a condition that could be 
occupied without a full and comprehensive refurbishment. There is clear evidence of water ingress 
and cladding failing and issues raised by prospective buyers included the need for the installation of 
new lifts, M&E, roof and windows as a minimum in order for the building to function properly. Even 
with a light refurbishment, it is likely the accommodation will fail to meet basic occupier requirements 
in terms of energy efficiency. 
 
The images below show the current condition of the office space. 
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Layout, and Amenity 

 
136-142 Bramley Road is an underdeveloped island site of circa 0.64 acres consisting of 30,390 sq ft 
(NIA) of vacant office space with existing onsite car parking for 15 cars, four of which are currently 
being leased to existing residents of the adjoining residential apartments at 142 Bramley Road.  
 
The main office accommodation is set out over ground to 4th floors. The ground and 1st floors are of 
an irregular floor plate design with an octagonal annex at a split floor level on ground and first floors. 
This layout is an unusual design and not particularly practical for efficient occupational use. The upper 
two floors are of a regular shape with the central service core. 
 
The plan below shows this existing layout and it is clear that a new development would be more 
efficient in its layout. 
 
1st floor 
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Given the age and construction of the building, together with its intended original use, it has deep 
floorplates with poor access to light and is not laid out with modern day essential specifications such 
as underfloor services/IT infrastructure, air con/climate control, proper lighting, provision of sufficient 
toilets, showers etc. These cannot easily be installed.  
 
Mechanical & Electrical services 

 
It is apparent that all mechanical and electrical installations are beyond economical repair and have 
not worked for some time. Some of the services have been removed/decommissioned for safety 
reasons, including the lifts which are not serviceable and not DDA compliant. A complete refit and 
upgrade is required which would be both difficult and expensive to achieve.  
 
Marketing History  
 
The property has had an extensive marketing history that the Applicant undertook between June 2017 
and July 2021 (advertisement of the site is still ongoing).  
 
The marketing of the site was for both the continued use of the existing building as office 
accommodation and the redevelopment of the site to provide modern office accommodation in 
accordance with the Full Planning Permission (LPA Reference: PP/16/02/02675) granted by RBKC on 
20th December 2016 for the demolition of the existing building and comprehensive redevelopment 
of the site to provide new purpose-built modern accommodation. This scheme was approximately 
twice the size of the existing.   
 
Despite an extensive marketing exercise for both the continued use of the existing building as office 
accommodation, and the redevelopment of the site to provide modern office accommodation in 
accordance with the previous Full Planning Permission, the site has remained vacant since 2016. 
  
We have been provided with confirmation of the following marketing process set out below which we 
recall being exposed to as fellow commercial agents and recipients of this material. 
 
Michael Elliot and Pilcher Hershman (now Pilcher London) were instructed in June 2017 to market the 
site. The site was marketed with a range of options: 

• Sale of freehold with the benefit of planning,  

• pre-let of the proposed new space to be built out for a tenant (or tenants), 

• Sale to owner occupier purchaser as existing building or for the alternative scheme  

• To let as existing building either as a whole or in part.  

The agents Michael Elliot were focusing on the investment/sale side with Pilcher’s on the leasing side.  
  
A full open market campaign was undertaken, all the usual methods were employed including 
brochure (attached) together with a website http://www.ribbonw10.com/ with fully updated Data 
Room.  
 
Marketing particulars and brochure were circulated widely around investment and occupational 
agency community. 
 

http://www.ribbonw10.com/
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In addition, a large “For Sale” sign was placed on the advertising hoarding on the building which is still 
there and highly visible from the elevated section of the Westway / A40. 
  
There was interest generated from this process, provided at Appendix 1.  
 
In terms of sales and rental values, we were guiding £18m, with rental values at £45-£50 psf on a new 
build pre-let scheme, which we consider to be inline with market rates at that time.  
 
Further parties who inspected since the interest schedules stopped being updated were: 
  
London & Regional (James Troughton)                May-19, 
Warrior Capital (Julian Bishop & Ryan Todd)        May-19, 
Rockstar Gaming (Will Wynn Williams)                Feb-19, 
Notting Hill Prep (John MacKay)                          Aug18, 
LS Estates (Mark Swetman)                                Apr-18, and 
FIG NMVC                                                         Nov-17. 
  
In addition to the above, talks have taken place with numerous parties directly including Second 
Home, Selina Hostels, Space Made, Pirate Studios, Labtech and Avalon. This represented a range of 
different tenant sectors and in some cases different uses. 
  
Heads of Terms stage was almost reached with Second Home to lease the building for co-working, 
they pulled out due to build costs for the refurbishment (£12-15m were estimated at the time). Selena 
were interested in a scheme which provided part Hostel use however there were concerns over 
planning which put off the buyers; most recently Pirate Studios were seriously interested, they 
required 24 hour use and access, planning was delayed and the tenant pulled out due to concerns 
over the pandemic, rising costs and planning.  
  
The owners and their agents stated that it was apparent that the appetite for new development of 
office space in this location was not shared by the market and the feedback was primarily due to the 
location and position of the scheme being hemmed in by residential properties adjacent to the 
Westway with limited amenities nearby. This was coupled with competing schemes nearby which 
were vacant, better located and ready to be occupied such as the various spaces available at Notting 
Dale and Phoenix Brewery. Furthermore, the quoting rents advised for the micro-location (£40-45 psf) 
meant that the development would not provide a viable return on costs.  
  
The existing building has been vacant since 2016 and has run into disrepair, to a position where it can 
no longer be used as an office without some significant investment, which we are told (and we expect) 
is unviable. Significant intervention into the existing building would also not be a viable commercial 
position given the significant costs that would be incurred to bring the building up to a standard that 
would elongate the life of the building as this would require new cladding system and potentially costly 
underpinning. The cost of a full refurbishment is calculated as being c.£12 million.  
 
In any event, the purpose of the planning scheme was to demolish the existing building as it had run 
significantly beyond its building lifespan and any refurbishment would not yield a commensurate 
increase in the building lifetime, or indeed be viable. The owners therefore concluded that the 
refurbishment was not a viable proposition. We understand that this position and argument was 
accepted as part of the planning permission for the new scheme, granted in December 2019.  
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Impact of COVID-19 on Office Market 

As a result of the pandemic, many traditional office occupiers are engaged in long-term strategic 
planning about their space requirements.  It appears likely that a “hybrid” solution with a mixture of 
home and office working will prevail for many companies.  It is still too early to predict the medium 
and long-term impact of this trend on the net take up of office occupation.  However, a significant 
proportion of office occupiers are permanently reducing their space requirements in response to 
COVID.  Take up of office space is low across RBKC and remains low across LBHF, indeed vacancy rates 
are increasing (as we explore below). Thus the impact on the office market of COVID-19 has had both 
temporary and longer-term effects. 

A long-term impact of COVID is that occupiers are looking for flexible and economically efficient 
workspace that can be re-configured easily. This trend builds upon longer-term requirements for open 
plan and flexible space required as part of modern collaborative office culture where emphasis is on 
extensive on-site or local amenities including leisure, wellness, fitness, entertainment and food & 
beverage. 
 
Local Market overview  

The subject property is in a tertiary location for office use within the Borough, situated away from 
existing highly serviced and high amenity developments and clusters of employment use.  The closest 
of these such clusters/hubs is Notting Dale Campus which comprises approximately 300,000 sq ft of 
office space across a range of modern buildings and sizes. Within this campus there is an Anytime 
Fitness Gym, a café and restaurant together with the other local amenities. The campus is also within 
a few minutes walk of the bridge over the Westcross Route providing direct cycle and pedestrian 
access to Westfield London’s world class shopping and leisure facilities in addition to the Central line 
station and overground rail connection At Shepherds Bush.  

The Notting Dale Campus, noting the superior amenities and location, currently has approximately 
155,000 sq ft of vacant offices on the market within 5 buildings (White Building, Yellow Building, 
George Building, Studio Building and 125 Freston Road). These spaces available comprise a mixture of 
sizes available from 900 sq ft in the Studio Building to a single floorplate of 18,000 sq ft in the Yellow 
Building and virtually any size in between. At the adjacent Phoenix Brewery there is a selection of 
smaller floorplates ranging from 550 to 2,500 sq ft totalling 8,500 sq ft. With Notting Dale’s ability to 
cater for most occupiers size requirements, the site would have to offer very compelling discounts to 
lure tenants away from the better amenities and offering at Notting Dale. The majority of this vacancy 
substantially pre-dates the Pandemic. 

Market commentary & Statistics In the graphs and statistics on the following pages, we have included 
the data for the close neighbouring Hammersmith and Fulham as additional context to the data for 
RBKC. 
 
Figure 1 below shows the total stock of offices in both boroughs in the last 10 years, indicating a 
historical trend in increases in availability. 
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Figure 2 shows the strong increase in office space under construction including consented but 
uncompleted schemes such as Olympia, White City and Old Oak.    
 

 
 
 
Meanwhile, the vacancy rate in RBKC has increased considerably from 1.5% in Q4 2018 to 6% vacancy 
in Q4 2021.  
 
This is partly driven by the impact of COVID-19 on the office market but also by the recent increase 
in new office space (notably at Notting Dale Campus only ½ to the south of the site), the structural 
impact of which is clearly visible in projected accelerating vacancy rates over the next few years 
(Figure 3). Vacancy rates in RBKC are forecast to reach 8% in 2024 and remain significantly above 
current levels beyond 2025. With a further 670,000 sq ft of offices due to come on stream at 
Kensington Olympia in 2022, the vacancy levels in the office sector in the area are likely to remain 
elevated for the foreseeable future.  
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There is evidently a ready supply of office space within the borough even though the availability and 
vacancy levels in percentage terms have been consistently lower than neighbouring LBHF, with supply 
currently outpacing demand.  
 
This trend is visible both with respect to a 5yr+ trend of increasing months spent on the market to fill 
office space (Figure 4) and projected declining/flat rental values per square foot in RBKC over the 
2021-2026 forecast period (Figure 5). Anecdotal evidence further suggests that this demand is 
increasingly concentrated towards Grade A office space in highly serviced and established locations, 
and that more isolated, inflexible or unorthodox space is increasingly less preferred. 
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The above data has been collected on a Borough wide basis in both cases so the data for RBKC covers 
the entire the markets across the entire Borough.  
 
The statistics below have been taken from a more focussed “local” office market relevant to Bramley 
Road. The map below identifies the boundaries of this assumed area which we consider would have 
an influence on Bramley Road.  
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Figure 6 shows the projected vacancy 
specifically for the office stock in the map 
boundary area above.  
 
- Total inventory of c. 6m sq ft in this area  
- Vacancy rate is currently 25% 
- The 5 year average being 19.5%.  
- Q4 last year was 20.42%.  
 
The data for this specific area shows 
vacancy rates 5 times that of the average 
vacancy rate across the whole of the 
Borough. 
 

 
 
 
Tenant Demand   
 
Needless to say, tenant demand reduced dramatically across all sectors during the Pandemic. Since 
the lifting of restrictions and with the improvement in the economy, demand has started to increase 
steadily throughout 2021. There have been some notable large transactions, particularly in central 
London and what may be described as the effect of some pent-up demand from the previous 18 
months when the majority of employers were advising staff to work from home.  
 
Features of the current market seem to be occupiers seeking the best quality space in the best 
locations. Many employers have seen this as an opportunity to reflect on the quality of workspace 
they provide with a general desire to improve the work environment. Essentially this means lesser 
density occupation, more on-site amenities, off-site amenities, wellness and in particular ease of 
transport and connectivity. Flexible workspaces, touch down space, showers, hygiene, top of the 
range air con to filter air etc. none of these things can be achieved by keeping the existing building. 
 
In the local market we are seeing a greater demand from smaller more agile businesses. These 
companies are requesting the above mentioned features but also flexibility. Shorter term leases are 
essential to attract these smaller more dynamic operations, typically growth orientated who may well 
have grown out of the serviced/flex office environment. 
 
Larger occupiers are still notably absent, many of these organisations seem to be taking longer to 
assess their occupational requirements and still do not have a full understanding of what the true 
balance between office based working or flexi-working will look like over the next year.  
 
Occupiers are also increasingly conscious of ESG credentials and becoming far more aware of the 
energy efficiency of buildings and benchmarking such as BREAAM rating and Energy Performance 
classification (EPCs). Future EPC requirements/grades are unlikely to be achieved. The Energy 
Efficiency (Private Rented Property) (England and Wales) Regulations 2015 mean it is now unlawful to 
grant a letting of a property which does not achieve the current minimum standard of an EPC rating 
of E (ie a “sub-standard” building). It has also now been confirmed that the UK government intends to 
raise the minimum standard to be an EPC of B by the year 2030. This will have a significant impact on 
the viability of older buildings and the majority will need substantial upgrades. As an interesting 
reference, The Shard, one of London’s newest major landmark office buildings only has an EPC rating 
of “C”. 
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Rental Values 
 
The closest relevant comparables for rental values are in the Notting Dale campus. Quoting rents 
across the Estate are £45 per sq ft for the Yellow Building, George Building and White Building. The 
lesser specification Studio Building is at £39.50 per sq ft. The 30,000 sq ft ex-Cath Kidston HQ at 125 
Freston Road is being offered on a maximum of 5 year lease at just £15 per sq ft in order to attract 
occupier interest. 
 
In the Kensal area, The Gramophone Works is being offered at £45 per sq ft. 
 
Recent transactions: 

• The most recent letting was at the White Building in October 2021 where Dune London, the 
footwear retailer, took 12,000 sq ft at £35 per sq ft on a 10 year lease with a 5 year break. 

• In the Studio Building, a single floor of 4,000 sq ft is under offer to a cosmetics company at 
£35 per sq ft on a semi fitted basis on a 5 year lease. 

• At the White Building, negotiations are at an advanced stage with a serviced office operator 
at similar levels to the above. 

Rent free periods continue to feature highly on new leases with incentives of 12-15 months being 
granted on an initial 5 year term.  

 

 

The Yellow & White Building, Notting Dale  Phoenix Brewery, Bramley Road 

 

If the Bramley Road were to be redeveloped as offices, we would expect quoting rents to be no more 
than those at  Notting Dale and a reasonable case could be made for the rents at Bramley Road being 
at discount to Notting Dale due to the inferior location and lack of on-site amenities. 

Based on the recent letting activity we consider achievable rental values would be no more than £35 
per sq ft exclusive of rent free incentives. 
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Conclusion  
 
To conclude, it is apparent that the local office market is not in short supply and more new stock is 
due to be on the market in the next few years given completions of new builds and planning 
applications such as  141-163 Freston Road at Notting Dale where over 175,000 sq ft  has been 
proposed. It is also clear that inventory levels are rising along with projected vacancy levels.  
 
The findings set out in this report demonstrate the site has not been attractive or suitable to occupiers 
for office use. Occupiers appear to be more attracted towards the new office space provided at other 
locations which are currently available and offer a range of sizes to suit all needs. To avoid the site 
remaining vacant and in a state of disrepair, it seems appropriate the site should now come forward 
as an alternative use.  
 
There are a number of key considerations in relation to the comprehensive redevelopment of 136-
142 Bramley Road. These are summarised below.  

 
Key Considerations 

 

• The site is not located within immediate proximity to shops and local services which are 
typical requirements of today’s occupiers. Also, the site does not contain any on-site amenity 
unlike much of the office stock within the Borough, notably Notting Dale office campus which 
is located only ½ mile to the south of the site.  

 

• The building has been vacant since 2016 and the current condition of the property is 
dilapidated and not in a condition that could be occupied without a full and comprehensive 
redevelopment. Extensive work is required to the building to meet basic occupier 
requirements.  

 

• The building has been marketed openly since 2017, both for the continued use of the existing 
building as office accommodation and with the benefit of planning permission to redevelop 
the site for modern office accommodation (twice the floorspace of the existing).  Despite 
continual marketing of the site and various interest generated from the process, the site 
failed to gain occupiers for office use, largely due to the location and position of the scheme, 
coupled with competing schemes nearby which were vacant, better located and ready to be 
occupied such as the various spaces available at Notting Hill Campus down the road.   

 

• The impact of COVID-19 has led to a significant proportion of office occupiers to permanently 
reduce their space requirements which has led to a low take-up of office space across RBKC, 
with vacancy rates increasing.  

 

• The impact of COVID-19 is also likely to inhibit the uptake of office space for the medium 
term and lead tenants to prioritise better quality and flexibility of space with more on-site 
amenities, off-site amenities, wellness and in particular ease of transport and connectivity.  

 

• The vacancy levels across the borough for office space are at their highest at c.6% and likely 
to increase as a result of new developments completing in the next 2-3 years. Vacancy levels 
have been rising year on year since 2016. Local office market vacancy levels are also running 
at c. 25%.  
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• There is a greater demand for smaller more agile businesses in the local market requesting 
flexibility and shorter term leases. Notwithstanding, even smaller occupiers are motivated to 
occupy the best possible space, in the right location.  

 

• Occupiers are increasingly conscious of ESG credentials and the building at present will not 
meet current standards without extensive upgrades and refurbishment, which is not viable.  

 
To conclude, it is clear that office accommodation is not the most optimal use for the site. It will be 
key to demonstrate whether the office development will be viable based on a full development 
appraisal taking into account anticipated ERVs and void periods. 
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Appendix 1 – Interest Schedule (last updated November 2021)  
 

 

  
 

    
Interested. 

    
Awaiting update 

  
    No further interest. 

        

ME/PH Party Agent Inspection Date 

PH Enstar Capital n/a 08.05.2017 

ME Carlyle/Adir Group Somerford Real Estate  11.05.2017 

ME Investre n/a 06.06.2017 

ME Avalon Films n/a   

ME Pan European Fund Savills   

ME Private investor CBRE   

ME WPP n/a   

ME Access Industries n/a   

ME Syco Cowell Group   

ME Owner Occupier Kontor   

PH MCR Group n/a   

ME Imperial College London n/a   

ME Clifton Securities n/a   

ME i2  Cushman & Wakefield   
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ME London Wall Group n/a   

ME Supercity Apartments n/a   

ME London Newcastle n/a   

ME 
Mubadala Investment 
Company Abu Dhabi 

Mahmoud Alagori   

ME Private Overseas Developer Aston Rose  25.05.2017 

PH Jack Steer n/a 09.05.2017 

PH Crispin Kelly n/a 08.05.2017 

PH Kier Group Farebrother 15.05.2017 

ME Music Industry Owner Occupier Edward Charles & Partners 16.05.2017 

PH Charlotte Tilbury n/a 22.05.2017 

ME London International   23.05.2017 

ME  Regus n/a 09.06.2017 

ME London Belgravia McCaffterty AM 21.06.2017 

ME Big Yellow n/a   

ME Starwood n/a   

ME Northwood Investors n/a   

ME Market Tech n/a   

ME Frogmore Capital Real Estate Partners   

ME Invesco     



 

17 
 

ME Precis     

ME Private Chinese Savills   

ME Endurance Land n/a   

ME  Eurobridge n/a   

ME Helical Plc BNP Paribas    

ME Private Client Bushe Gower Associates   

PH Westbrook Frost Meadowcroft   

PH Westbourne Group n/a   

PH Private Client May & Co   

        

    

 
 


