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London’s 
new creative
& cultural hub

Prime asset management 
opportunity in the rapidly 
developing King’s Cross area 4 Brandon Road, N7
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The Opportunity
•	 A freehold located at the northern 

gateway to King’s Cross Central, just 
a short walk to London’s vibrant new
culture and innovation hub. 

•	 Excellent connectivity within 15 minutes’ 
walk of Kings Cross St Pancras, one of 
London’s busiest stations with over 176 million 
people passing through annually.

•	 24,600 sq ft GIA of office, workshop and 
storage accommodation over ground and 4 
upper floors with rear yard space. 

•	 Subject to a 3-year sale and leaseback, 
with tenant options to break after 18, 24 and 30 
months, following 6 months notice, at a rent of 
£330,000 per annum.

•	 Opportunity to undertake a number of 
asset management initiatives, including a 
comprehensive refurbishment and extension of 
the existing building or a full redevelopment, 
subject to necessary consents.

The Proposal
•	 We are instructed to seek offers in excess of 

£14,000,000, subject to contract and exclusive 
of VAT, for 100% of the share capital in the SPV 
that holds the asset. This reflects a capital 
value of £569 per sq ft on the GIA.

Investment 
Highlights
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GOOGLE
[ARRIVING 2021]

COAL DROPS YARD

TOM DIXON

GRANARY SQUARE

SAMSUNG KX

UNIVERSAL MUSIC

WEST END

THE CITY

GOOGLE

YOUTUBE
THE GUARDIAN

ANTONY GORMLEY'S
STUDIO

RAPHA

THINK TANK

TWO TRIBES

HIVE MANAGEMENT

ROLLING STOCK YARD

THE BREWERY BUILDING

TILEYARD LONDON

TILEYARD STUDIOS

MARK RONSON'S STUDIO

FACEBOOK HQ
[ARRIVING 2021]

ST. PANCRAS
INTERNATIONAL

FRANCIS CRICK
INSITUTE

EUROSTAR

EUSTON
KING'S CROSS STATION

CENTRAL SAINT
MARTINS

SONY MUSIC
[ARRIVING 2021]

SPITFIRE AUDIO

URBANEST LSE
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The Location
4 Brandon Road is 
strategically situated 
near the gateway to King’s 
Cross Central, with access 
to London’s vibrant new 
cultural and innovation hub.  

4 Brandon Road sits in an area which has seen 
the likes of Tileyard Studios, London’s new cultural 
co-working hub, attract a diverse set of tenants 
from musician Mark Ronson to design agency 
Think Tank. The creativity of the local area can be 
seen through local occupiers’ floorspace design, 
examples include: Rapha cyclewear’s converted 
warehouse and Antony Gormley’s sculpture studio.

Rolling Stock Yard and The Brewery Building, two 
new developments in the immediate vicinity, offer 
a combination of high quality office and workshop 
accommodation. 
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King’s Cross is globally recognised as one of 
the most diverse and vibrant places to live, 
work and explore in London

King’s Cross Central is one of the largest regeneration projects in
Europe, extending across some 67 acres delivering 5.4 million sq ft of offices, 
2.2 million sq ft of residential and over 1 million sq ft of retail and leisure space. 

At the centre of the King’s Cross development is The Granary Complex, a new 
cultural focal point for the area and home to the world famous arts college 
Central Saint Martins. Coal Drops Yard, within the complex, is a magnet to visitors 
and shoppers, offering an extraordinary retail and dining experience with over 
fifty shops, restaurants and cafés. King’s Cross is a unique destination attracting 
some of the world’s most innovative companies such as Google, Sony, Tom Dixon, 
Samsung and Universal Music. 

Caravan King’s Cross

Kerb Street Food Market

Google

Granary Square

Two Tribes, Tileyard

Coal Drops Yard
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Local Area
BARS & PUBS
1	 Spiritland

2	 House of Cans

3	 Newmarket Ale House

4	 The Lighterman

5	 The Drop

6	 The Megaro

7	 Anthracite 

CAFÉS
8	 Skip Garden

9	 Notes Coffee

10	 Leyas

11	 SUNDAY

12	 Redemption Roasters

13	 Drink, Shop & Do

14	 Caravan King’s Cross

RESTAURANTS
15	 German Gymnasium

16	 Granger & Co.

17	 Hicce

18	 Barrafina

19	 Coal Office

20	 Dishoom

21	 Morty & Bob’s

22	 Burger & Beer

23	 Cut + Grind Burgers

WELLBEING
24	 FRAME King’s Cross

25	 Equilibrium Total Balance

26 	 Camley Street Natural Park

SHOPPING
27	 Tom Dixon

28	 Space NK

29	 Nike

30	 Aesop

31	 Paul Smith

32	 Caravane

33	 COS

34	 & Other Stories

CULTURE
35	 Everyman Theatre 

36	 London Canal Museum

37	 Lethaby Gallery

38	 The Pleasance Theatre

39	 Coal Drops Yard

40	 Shaw Theatre

41	� Granary Square

42	 Central Saint Martins

43	 British Library

44	 House of Illustration

45	 KERB street food

LOCAL BUSINESSES
46	 Google HQ

47	 Tileyard Studios

48	 Antony Gormley’s studio

49	 Rapha

50	 Plantoon Studios

51	 Urbanest

52	 King’s Cross Central Triangle

53	 Sony Music

54	 Universal Music

55	 The Guardian

56	 TOG

57	 YouTube

58	 Facebook

59	 Havas

60	 Nike HQ
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King’s Cross St Pancras	 15 mins
Caledonion Road	 10 mins
Caledonian Road & Barnsbury	 10 mins

WALKING

VICTORIA
7 mins

KING’S CROSS 
ST PANCRAS

EUSTON
1 min

BAKER STREET 
5 mins

OXFORD
CIRCUS
4 mins

PADDINGTON
12 mins

LONDON BRIDGE
9 mins

LEICESTER SQUARE
7 mins

BANK
8 mins

CALEDONIAN ROAD
4 mins

CALAIS
1 hr

LILLE
1 hr 20 mins

BRUSSELS
1 hr 50 mins

PARIS
2 hrs 15 mins

WESTMINSTER
9 mins

WATERLOO
11 mins

LIVERPOOL 
2 hrs 12 mins

MANCHESTER
2 hrs 5 mins

BIRMINGHAM 
1 hr 22 mins

EDINBURGH
4 hrs  31 mins

SHEFFIELD
2 hrs 21 mins

STANSTED 
1 hr 3 mins

CAMBRIDGE
53 mins

LUTON
31 mins

HEATHROW
27 mins

CITY
30 mins

GATWICK
43 mins

LIVERPOOL STREET
7 mins

London Underground

National Rail

Eurostar

TRAVEL TIMES FROM KING’S CROSS STATION

Piccadilly

Circle

Bakerloo

Central

District

Hammersmith & City

Jubilee

Victoria

Waterloo & City

Metropolitan

Northern

Elizabeth

LONDON UNDERGROUND LINES

Brandon Road benefits from excellent 
transport links being situated in close 
proximity to King’s Cross Station, providing 
direct access to London Underground, 
National Rail and the Eurostar

Connectivity
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Local Developments

PROJECT

DRAWING TITLE

SCALE DATE DRAWN CHK

REVISIONDRAWING NUMBER

• All rights described in chapter IV of the copyright, designs 
and patents act 1988 have been generally asserted

• Where any drawing is to be read in conjunction with 
another, including specialists, the two drawings shall be 
cross-checked and any descrepancies reported to the 
architect before the work is put in hand

• All dimensions are in millimeters, all levels are in metres, 
unless shown otherwise

• Any discrepancies in dimensions or details on or between 
these drawings/specifications should be drawn to the 
attention of the Boon Brown and or the engineer in writing 
for clarification

• Drawing prepared solely for the use of client, as detailed in 
text box, and is not to be copied, lent or used by any third 
party without written permission

Original Sheet Size

rev date name chk note

STATUS

A Motivo, Alvington, Yeovil
Somerset, BA20 2FG

T 01935 420803

CLIENT

©
 C

O
P

Y
R

IG
H

T

A Tintagel House, 92 Albert Embankment
London, SE1 7TY

T 02074 989 158

W www.boonbrown.com
E info@boonbrown.com
F 01935 475466

A1

DRAWING NUMBER

- BBA

1 : 150

P1

Conditions NW Elevation Colour

19 / 09 / 18 KMac RM

Brewery Road

98-124 Brewery Road
N7 9PG, London

Preliminary

City of London

4021 - XX - XX- DR- A - 12311

P1 19/12/17 KMac RM Issued for planning

1 : 150
Proposed NW Elevation

1

The Brewery Building
11,348 sq ft speculative office/light industrial development
Practical Completion: Q4 2019
Developer: Atlas Property

6 — 10 Market Road
45,479 sq ft refurbishment, pre-let to FourMarketing 
Practical Completion: TBC
Developer: Morgan Capital 

Rolling Stock Yard
57,600 sq ft speculative office development
Practical Completion: Q1 2020
Developer: Newmark 

XY Apartments
273 modern apartments (147 private, 52 shared 
ownership and 74 Camden rented units)
Practical Completion: Q4 2016
Developer: Camden Council

Rebond House
50,956 sq ft four and three storey extension of B1c/B8 
use at ground floor level and flexible B1 use above.
Practical Completion: tbc
Developer: City of London Corporation

22 — 23 Tileyard Road
204,611 sq ft redevelopment of a mixture of B1a/b/c 
accommodation across eight and nine storeys. 
Practical Completion: tbc
Developer: Big Yellow Self Storage Co Ltd & City 
& Provincial Properties
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The property was originally constructed in the 
1970’s as an industrial/ warehouse property. 
The building now comprises approximately 
24,600 sq ft GIA of office, workshop and storage 
accommodation over ground and 4 upper storeys 
with rear yard space.

The floor plates on the ground, first and second 
floors are T-shaped, with the upper two floors 
being rectangular. At the third-floor level there is 
access to the flat roof forming the T-shape on the 
2nd floor. The property is set back from the front 
boundary allowing for a forecourt providing c. 
1,719 sq ft of car parking and loading area. 

The entrance to the property is situated at ground 
floor level on Brandon Road. A roller shutter door 
at ground floor level on Brandon Road allows 
vehicle access through the property to the 
courtyard at the back of the building, which is 
used for storage and loading/ unloading. 

The Property
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Tenure & Floor Areas
Accommodation
The property has been measured by Greenhatch Group in accordance with the 
RICS Code of Measuring Practice, 6th Edition. A copy of this report is available in 
the dataroom and fully assignable.

In addition to the GIA outlined above there is 3,995 sq ft of yard space 
and 1,904 sq ft of flat roof at second floor level offering the potential for 
additional massing. 

GROUND FLOOR SECOND FLOOR542.08  SQ M
5,835  SQ FT

530.01  SQ M
5,705  SQ FT

FIRST FLOOR 529.96  SQ M
5,704  SQ FT

04 334.88 3,605

03 348.52 3,751

02 530.01 5,705

01 529.96 5,704

G
TOTAL 2,285.45 24,600

542.08 5,835

FLOOR GIA SQ M GIA SQ FT
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Tenure
4 Brandon Road is held Freehold. 

The approximate extent of the freehold ownership is outlined in grey on 
the Ordinance Survey extract plan below. 

BUNDELL STREET
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FOURTH FLOOR 334.88  SQ M
3,605  SQ FT

THIRD FLOOR 348.52  SQ M
3,751  SQ FT

Not to scale. For indicative purposes only.
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Investment Market
Despite ongoing geopolitical uncertainty, demand remains strong for commercial real estate 
in London. Weak sterling, a buoyant occupational market and an acute shortage of available 
investment opportunities have ensured that pricing for all assets has remained strong. 

This is particularly visible in the “value add” market as investors move up the risk curve in 
order to achieve their returns.

Asset Managment 
Opportunities
Refurbishment, Extensions & Redevelopment Potential
VDC House offers outstanding potential for refurbishment, extension or 
redevelopment on expiry of the proposed leaseback, subject to the necessary 
consents. Summarised below are some of the key opportunities:

•	 Potential for extensive refurbishment to provide Grade A office / workshop 
accommodation, commanding rents in line with the comparable schemes 
at Rolling Stock Yard and The Brewery Building.

•	 Infill the yard to the rear of the property and add a two storey
structure on top of the second floor flat roof, considerably 
increasing the existing floor area.

•	 Full redevelopment.

Full vacant possession is available within 3 years, allowing a purchaser time to 
explore the potential planning upside in more detail.

Market 
Commentary
Occupational Market
The last 20 years have seen a transformation of King’s Cross that is unrivalled across 
London. What was once underutilised industrial wasteland is now one of the most vibrant 
destinations in London, with a mix of residential, retail, offices, galleries, bars, restaurants, 
schools and a university.

This transformation has attracted some of the world’s leading office occupiers to King’s Cross, 
including Sony, Facebook and Google, and driven the prime rents for King’s Cross and Euston 
to £85 per sq ft.

Jan - 20

Jun - 19

Nov - 16

Blue Star House, 
Brixton, SW9

17-33, 35-37 
William Road, NW1

Tileyard Quarter, 
230 York Way, N7

53,750 £38.10m £709

£22.75m £700

£25.60m £1,088

Short term 
income

Short term 
income

Vacant
possession

32,476

23,527

DATE ADDRESS AREA (SQ FT) CAPTAL VALUE (psf)TENANCY PROFILE PURCHASE PRICE

Available

Under Offer

Dec - 19

The Brewery Building, N7

Rolling Stock Yard, N7

The Lighthouse Building, 
370 Grays Inn Road, WC1

OML 2,386
2,390

q.£47.50

6,150
4,500

q.£72.50

4,493 £67.50

3rd
4th

7th
8th

1st

OML

OMSL

DATE ADDRESS TRANSACTION RENT (psf)FLOOR AREA (SQ FT)
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1. Particulars: These particulars are not an offer or contract, nor part of one. You should not rely on statements by Knight Frank LLP & Hoddell Stotesbury Morgan (HSM) in the particulars or by word of mouth or in writing (“information”) as being factually accurate about the property, its condition or its value. Neither Knight Frank LLP & HSM nor any joint agent has any authority to 
make any representations about the property, and accordingly any information given is entirely without responsibility on the part of the agents, seller(s) or lessor(s). 2. Photos etc: The photographs show only certain parts of the property as they appeared at the time they were taken. Areas, measurements and distances given are approximateonly. 3. Regulations etc: Any reference to 
alterations to, or use of, any part of the property does not mean that any necessary planning, building regulations or other consent has been obtained. None of the services or appliances have been tested and no warranty is given or is to be implied that they are in working order. A buyer or lessee must find out by inspection or in other ways that these matters have been properly dealt 
with and that all information is correct. 4. VAT: The VAT position relating to the property may change without notice. Knight Frank LLP & HSM is a limited liability partnership registered in England with registered number OC305934. Our registered office is 55 Baker Street, London, W1U 8AN, where you may look at a list of members’ names. Date of particulars: February 2020. 

Tim Pierce
T: +44 (0) 207 861 1676
M: +44 (0) 7773 258 844
tim.pierce@knightfrank.com

Christian Capocci
T: +44 (0) 20 3826 0666
M: +44 (0) 7773 258 607
christian.capocci@knightfrank.com

Contact

For further information or to arrange an inspection, please contact: 

Tom Larkin
T: +44 (0) 207 318 1938
M: +44 (0) 7415 314 125
tml@hsmuk.com

Tim Morgan
T: +44 (0) 20 73181933 
M: +44 (0) 7775 654795
tjm@hsmuk.com

Tenancy
Subject to a 3-year sale and leaseback to VDC 
Trading Ltd, with tenant options to break after 18, 
24 and 30 months, following 6 months notice, at a 
rent of £330,000 per annum.

VDC Trading Limited
www.vdctrading.com
www.van-damme.com

Planning
The Property is not listed and does not sit within a 
Conservation Area.  

Data Room
Access to an online data room is 
available upon request. 

VAT
The property is not elected for VAT.

EPC
The property is rated E(124).  

Proposal
We are instructed to seek offers in excess of £14,000,000, subject to contract and 
exclusive of VAT, for 100% of the share capital in the SPV that holds the asset. 
This reflects a capital value of £569 per sq ft on the GIA.


