
•  Teddington forms part of the London Borough 
of Richmond upon Thames and benefits from a 
thriving o!ice market and was voted the ‘Best 
Place to Live in London’ by The Sunday Times. 

•  Teddington is situated 9 miles south-west of 
Central London, immediately to the south of 
Twickenham. 

•  The town benefits from excellent multi-modal 
transport connections, with fast and easy access 
to the M3, M25 & A3 motorways, a direct train 
service to and from London Waterloo and being 
located close to Heathrow Airport. 

•  Harlequin House comprises of a highly prominent, 
modern o!ice of 22,104 sq ft arranged over ground 
and 5 upper floors. 

•  The building benefits from excellent fundamentals 
including flexible floor plates for the local market 
(at 3,500 sq ft) and from windows on all elevations, 
providing excellent levels of natural light. 

•  The property has been refurbished on a rolling 
basis with investment totalling £350,000. 

•  Strong environmental credentials with an EPC 
rating of B"50#.

•  33 surface-level car parking spaces, providing an  
excellent intown car parking ratio of 1:638 sq ft. 

•  Harlequin House is multi-let to 3 tenants providing 
a WAULT of 3.2 years to expiries and 1.4 years to 
breaks. 

•  Current passing rent is £742,956 pa (inclusive  
of Vendor’s rental top ups), reflecting a very  
low rent of only £35.26 per sq ft overall.

•  Numerous opportunities exist to enhance  
the asset income profile such as undertaking rent 
reviews, removing break options, undertaking lease 
extensions and le!ing the vacant space.

•   Additionally, over the medium to longer term, the 
potential exists to to redevelop the property, 
add massing and to either create a market leading, 
future-proofed and environmentally sustainable 
o"ice or to undertake a residential  
re-development. 

•  Existing architectural studies show that an 
uplift in area of 17,127 sq ft / 77% is likely to be 
achievable, subject to all necessary consents. 

•  Harlequin House benefits from strong alternative 
use values, which underpin the current 
investment value. 

• Freehold.

01  Harlequin House comprises of a highly 
prominent, modern o!ce of 22,104 sq ft 
arranged over ground and 5 upper floors

Investment  
Summary

Harlequin
House

We are instructed to seek o"ers in excess 
of £7,500,000, subject to contract and 
exclusive of VAT. 

A purchase at this level reflects a net 
initial yield of 9.3%, rising to a projected 
9.8% based upon an RPI rent review in 
November 2023. The capital value reflects 
a low £339 per sq ft (on the existing area).
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22,104 SQ

FT

0.4  
acres

Rare South-West London 
multi-let o!ice re-positioning 

opportunity

Highly reversionary rental  
tone of £35.26 per sq ft  

with guaranteed uplifts via  
RPI indexation

Located in an a"uent and 
appealing area which was named as 

‘The Best Place to Live in London’ 
by The Sunday Times 

Strong potential to enhance 
the asset’s income profile by 

undertaking various asset 
management initiatives

Harlequin House benefits from 
strong alternative uses values, 

which underpin the current 
investment value

Modern o!ice of 22,104 sq ft,  
with excellent prominence and  
far-reaching views out over the 

surrounding area

Multi-let to 3 tenants 
providing a WAULT of  
3.2 years to expiry &  

1.4 years to break

Teddington benefits 
from excellent  

multi-model transport 
connections

Freehold site of 0.4  
acres, with very low site  

coverage of c. 25%.

The South-West London o!ice 
market has a lack of quality 

stock & prime rents stand at 
£59.00 per sq ft with prime 

rents in Teddington  
at £42.00 per sq ft

Situated in the centre  
of Teddington only 500m  

from the station

Loyal tenant base,  
with tenants having 

extended their leases and 
not exercised break options

£35.26 PER
SQ FT

Excellent base 
fundamentals,  

including highly  
flexible floor plates

Medium to long term  
potential exists to  

re-develop the property  
and to add massing

2024

Freehold site of 0.4 acres, with a very low 
site coverage of c. 25%. The asset bene"ts 
from strong potential for alternative uses.

Investment  
Rationale

Harlequin
House
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Teddington: An 
eclectic mix of 
cafés, restaurants 
& independent 
shops

Location

Teddington is a town in the London Borough of Richmond 
upon Thames in south-west London, approximately 9 miles 
from Central London, 1.5 miles to the south of Twickenham 
and 2.1 miles north-west of Kingston upon Thames.

The area benefits from an eclectic mix of cafés, restaurants 
and independent shops, a thriving o"ice market and it was 
voted the ‘Best Place to Live in London’ by The Sunday Times. 

The town benefits from excellent multi-modal transport 
connections, with fast and easy access to the M3 #1.5 miles), 
M25 #8.2 miles) & A3 #3.5 miles) motorways, a direct train 
service to and from London Waterloo (taking 33 minutes) and 
being located close to Heathrow Airport #4.8 miles).

Teddington named best  
place to live in London

TW11 has a High Street that nails the  
sweet spot be!ween practical and aspirational,  
with unbeatable options for outdoor exercise

Teddington is a vibrant, leafy suburb on the 
north bank of the River Thames. The town’s main 
shopping area runs west from Teddington lock 
to the Memorial Hospital with the High Street 
consisting largely of independents. Within a  
short walk of Harlequin House there is an 
abundant mix of cafés, restaurants and bars.

Bushy Park is the second largest of London’s 
Royal parks with 1,100 acres. The park has fishing 
and model boating ponds, horse rides, wildlife 
conservation areas and herds of red and fallow deer. 

The town and is well placed for access to a wide 
variety of local a!ractions including Twickenham 
Rugby Stadium, Hampton Court Palace and Kew 
Gardens. There are three hotels in including the 
Lensbury Club and there are extensive fitness 
and sporting facilities, including golf clubs, 
tennis courts and gym which provides invaluable 
wellbeing and amenity facilities for workers  
based at Harlequin House.



Gunnersbury

Heathrow
Airport

Hammersmith

Clapham Junction

Earls
Court

Kew

Piccadilly
Circus

Green Park

South
Kennsington

Victoria

Richmond

Putney

Barnes

Kingston

Teddington

Twickenham

Hampton Wick

New Maldon

Windsor

Waterloo

Vauxhall

A3

A4

M4

M3

M3

M4

M25

M25

M25

A4

A30

A308

A316

A316

A406

A40

A40

A3

14

13

1

1

415/4b

12/2

X minutes walk to
Teddington station

X minutes walk to
London Waterloo

X minutes 
to M25/M3

X minutes 
to Heathrow

KEW
GARDENS

RICHMOND
PARK

HYDE
PARK

REGENT’S
PARK

CENTRAL LONDON

HAMPTON
COURT

RIVER
THAMES

RIVER
THAMES

RIVER
THAMES

Transport
connections

Harlequin
House

From Harlequin House

From Harlequin House

From Teddington Station

Kingston Station

11 mins

Richmond

10 mins

Twickenham

6 mins

Clapham Junction

24 mins

London Waterloo

33mins

Vauxhall

32mins

Kingston upon Thames

41 mins

Hampton Court

35 mins

Strawberry Hill Station

20 mins

Kingston Station

43 mins

Twickenham Station

37 mins

Bushy Park

10 mins

Thames Riverside

12 mins

Teddington Station

5 mins

Teddington 
Station
2 mins

M3

13 mins

A3

22 mins

Kew Gardens

16 mins

Syon Park

21 mins

Bushy Park

8 mins

Richmond Park

34 mins

Chiswick

25 mins

M4

28 mins

M25

19 mins

Hampton 
Court

12 mins

Heathrow 
Airport
33 mins

Kingston 
upon Thames

9 mins

Victoria

43 mins

03Location

Travel Times

Harlequin
House



04 Harlequin House is prominently situated in 
Teddington town centre, on the junction of 
the High Street and Elmfield Avenue, within 
the town’s main o"ice core. The location is  
well served by Broad Street and High Street 
retail outlets including M&S Food and 
Tesco Metro with numerous restaurants, 
cafés and pubs in addition to a number of 
independent stores and boutiques. 

Harlequin
House

Situation
Bushy Park

Teddington Station 500m / 2 minutes walk

High Street Teddington Library

Harlequin
House

To the River

Richmond and Twickenham



Harlequin House comprises of a modern, town 
centre o"ice of 22,104 sq ft arranged over ground 
and 5 upper floors. The building is the tallest in  
the area making it highly prominent and giving  
it commanding views looking out over the 
surrounding area. 

The property has excellent fundamentals, with 
flexible floor plates which are capable of single or 
multiple occupation. The floors are arranged in an ‘L’ 
shape and benefit from windows on all elevations, 
providing excellent levels of natural light. The 
ground floor also benefits from a generous floor  
to ceiling of 3m and the upper floors 2.4m.

The property was originally constructed in 1984 but 
has benefi!ed from several modernisations. Most 
recently, this has included a rolling refurbishment 
programme under the current owners. These works 
included upgrades to the reception, external areas, 
extensive refurbishment of the 1st floor o"ices  
and the majority of the WC’s at a cost in excess of 
£350,000. The building has an EPC rating of B#50$.

The refurbished specification provides fully open 
plan o"ices including a new ceiling mounted air 
conditioning system, LED lighting, new carpeting 
and redecoration throughout. Each floor is equipped 
with dedicated male and female WC’s. The o"ice 
floors are served by 2x 10 person passenger lifts 
from the recently upgraded reception. 

There are 33 car parking spaces, providing an 
excellent ratio of 1:638 sq ft. Harlequin House also 
benefits from cycle storage and shower facilities  
in the outbuilding, as well an EV charging point  
in the car park. 

05
Harlequin
House

Speci"cation  
includes:

2x 10-person  
passenger lifts

LED  
lighting

Four-pipe fan coil  
air conditioning

Suspended  
ceilings

Male and female WC’s  
on each floor

33 car parking spaces,  
providing an excellent  

ratio of 1:638 sq ft

EPC rating of B#50$

Description

EV Charging Points
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The proposals by Orbit Architects demonstrate the 
 potential to extend the building via sideways extensions 
and via the additional of 2 extra floors. These would  
deliver a combined uplift in area of 17,127 sq ft / 77%.

Harlequin House provides  
an exciting opportunity to 
comprehensively refurbish  
and reposition a strategically  
located o!ce building

Favourable Planning  
Outlook

Floor Existing Proposed Uplift
NIA (sq ft) NIA (sq ft) NIA (sq ft) %

7th – 3,552 3,552 100%

6th – 3,552 3,552 100%

5th 3,606 3,552 -54 -1%

4th 3,467 6,006 2,539 73%

3rd 3,595 6,006 2,411 67%

2nd 3,468 6,006 2,538 73%

1st 3,599 6,006 2,407 67%

Ground 3,585 3,767 182 5%

Outbuildings 784 784 0 0%

Total 22,104 39,231 17,127 77%

Repositioning 
Opportunity

Although Harlequin House falls within High Street 
(Teddington) Conservation Area 37 (which incorporates 
the length of the high street between the railway line to the 
West & Kingston Lane to the East), within the Conservation 
Area Appraisal Harlequin House is specifically identified 
as out of kilter with the Conservation Area and in terms 
of Local Plan designations, the site is designated as a 
‘Key O"ice Area’ meaning proposals which increase the 
amount of o"ice floorspace on the site will in principle be 
encouraged and benefit from significant policy support.

A planning note provided by Boyer is available within the 
data room.

Refurbishment & Re-positioning Initiatives
1. Increasing massing via sideways extensions and additional floors (subject to planning)
  Harlequin House is part of a cluster of taller buildings, with a new Travelodge hotel and residential building having  

been developed opposite that total 7 storeys. Orbit Architects have produced a report to demonstrate the ability  
to add an additional 17,127 sq ft #NIA$ of space, reflecting a 77% uplift in area. The report is summarised in the  
drawings and table below and the full report is available upon request.

Proposed 1st, 2nd, 3rd & 4th floors Proposed 5th Floor

Harlequin House, Teddington 15

Proposed 1st, 2nd, 3rd & 4th floors Proposed 5th floor

stair removed to improve 
the floor plate

improved WC core 
facilities 

improved WC core 
facilities 

stair removed to improve 
the floor platesideways extension

rear extension

new stairecase

office office

terrace

terrace

Proposed Drawings

improved WC core 
facilities 

stair removed to improve 
the floor platenew stairecase

office

terrace

terrace

existing building outline

In addition to an o"ice refurbishment, there are a 
number of longer term development opportunities 
including possible wholesale redevelopment and 
potential change of use. These options which 
underpin the current investment value may include 
residential,hotel, healthcare or educational uses, 
subject to gaining the necessary consents.

The full refurbishment proposals pack, which was 
prepared for a concept meeting with the planners, is 
included within the online data room, but a summary 
is provided on the following pages.
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Refurbishment &  
Re-positioning Initiatives 
(continued)
2. Improving the Reception & Arrival Experience 
  Burwell Architects have explored improvements to the 

ground floor reception and arrival experience for 
Harlequin House. By extending the reception out to 
include the platform lift, a larger space is created and  
the material pale!e and appearance is significantly 
improved. Planning permission was granted in July 2020. 
Further detail on these plans is available upon request. 

3. Activating the Front Elevation 
  As part of any future re-

positioning or re-development of 
Harlequin House, an activation 
of the front elevation should 
be considered to increase the 
presence of the building and to 
make it more visually engaging. 
Some of the ground floor space 
(currently used as o"ices) could 
be re-utilised for a café, bar or 
restaurant. 

4. Maximising the Use of the Outbuilding 
  The outbuilding to the rear of the 

property is currently under-utilised 
at present, with a bike store, showers 
and a cleaner’s cupboard. London’s 
Dark Kitchen market has grown rapidly, 
and the opportunity exists (subject 
to obtaining the necessary consents) 
to develop a dark kitchen within this 
outbuilding. The building  
has adequate space, excellent access 
and a parking area outside. This is one  
of several possible value accretive  
uses for the space.

Image used for indicative purposes only

The Outbuilding

Residential 
Conversion 
Opportunity
Teddington has an 
a#luent residential 
market:
• Flats in the area cost an average  
 of £449,000 

• Overall houses in Teddington cost  
 an average £895,000 

•  Detached houses cost an average  
of £1,765,000 (and those with large  
gardens or those on the river will  
command an even greater premium)

•  Prime detached houses in the  
riverside conservation area with  
large gardens, river frontages and  
moorings are particularly coveted  
and command between £4,000,000  
and £10,000,000

Case Study - Informer House: 
residential conversion within  
the immediate area
Located immediately opposite Harlequin House is Informer 
House, a new re-development of a former 1980’s o"ice  
building into a scheme of 22x 1 and 2 bed apartments.  
The scheme was undertaken by Bugler Developments  
for Richmond Housing Partnership #RHP$.

The apartments are available on a Shared Ownership basis  
and feature open-plan living areas, contemporary kitchens  
with integrated appliances, and modern bathrooms.

Sales prices for 2-bed apartments are £525,000  
reflecting £682 per sq ft.
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Unit NIA (sq ft) NIA (sq m)

5th 3,606 335.0

4th 3,467 322.1

3rd 3,595 334.0

2nd 3,468 322.2

1st 3,599 334.4

Ground - O"ices 3,335  309.8

Ground - Reception 250 23.2

Outbuilding 784 72.8 

Total 22,104 2,054

Harlequin House was professionally 
measured by Lane and Frankham on 
an NIA & IPMS 3 basis, with the reports 
dated September 2022.  

The full reports are contained with the 
online data room and are assignable 
to the purchaser upon completion.

Floor  
Areas

00 25 m25 m 50 m50 m
© Crown Copyright and database rights 2022 OS 100060020© Crown Copyright and database rights 2022 OS 100060020

The building is Freehold and sits on a total site  
of 0.4 acres, with very low site coverage of c. 25% 

Tenure

U
P

LIFT LIFT

RECEPTION

LIFTS

T Y P I C A L  U P P E R  F L O O RT Y P I C A L  G R O U N D  F L O O R
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Harlequin House is multi-let to 3 tenants on FRI 
terms with a WAULT of 3.2 years to expiries and 
1.4 years to breaks. The current passing rent is 
£742,956 per annum (inclusive of Vendor’s rental  
top ups), reflecting a very low rent of only £35.26 
per sq ft overall.

Numerous opportunities exist to enhance the 
asset income profile in the short term such as 
undertaking rent reviews, removing break options, 
undertaking lease extensions and le!ing the 
current vacancy - and in doing so se!ing a new 
rental tone for the property.

In order to support both rolling and the block date 
based business plans, the Vendor will provide a top 
up (rent,rates and SC$ on the vacant 1st floor up 
until the middle expiry date for the block VP in 2024, 
i.e. 9th August 2024.

09Tenancy
Unit Tenant Area 

(sq ft) Lease Start Rent Review Next Break Lease End Car
Spaces

Headline 
Rent (£pa)

Headline 
Rent (£psf) 1954 ACT Comments

5th Hansen Corp Europe 3,606 09/01/2017 09/01/2022 31/01/2024 7 £122,400 £33.94 Outside 2022 tenant break option not exercised. 
Outstanding rent review. 

4b Indigo Service Solutions Ltd 1,502 06/11/2019 05/11/2024 2 £51,500 £34.29 Outside

4a Indigo Service Solutions Ltd 1,965 01/03/2014 05/11/2024 1 £64,482 £32.82 Outside

3rd Hansen Corp Europe 1,965 09/01/2017 09/01/2022 31/01/2024 4 £115,200 £32.04 Outside 2022 tenant break option not exercised.  
Outstanding rent review. 

2nd RSL Awards Ltd 3,468 05/01/2018 05/11/2023 09/08/2024 04/11/2028 6 £121,205 £34.95 Outside

RPI-linked rent review (uncapped). Projected rent review 
se!lement in November 2023 of £162,000 per annum,  

an uplift of £40,795 / 34%, equating to 41bps of running 
yield.Mutual break option exercisable on 6 months’  

notice, with a tenant break penalty of £70,700.

1st Vacant 3,599 8 £125,965 £35.00

Unit can be split in two and is marketed on that basis.  
In order to support both rolling and the block date based 

business plans, the Vendor will provide a top up (rent, rates 
and SC$ on the vacant 1st floor up until the middle expiry 

date for the block VP in 2024, i.e. 9th August 2024. 

Ground RSL Awards Ltd 3,335 09/08/2012 09/08/2024 04/11/2028 4 £141,204 £42.34 Outside

RPI-linked rent review on 09/08/2022 increased  
the rent from £113,088pa. to £141,204pa. 

Mutual break option exercisable on 6 months’ notice.
Reversionary lease from 9th August 2027 to  

4th November 2028 if the break option has not previously 
been exercised by the landlord or the tenant.

Ground Reception 250

Outbuilding 784

1 CPS Indigo Service Solutions Ltd 01/03/2014 1 £1,000 £1,000 No fixed term, but 1 month notice required  
to terminate the licence from either party. 

Total 22,104 1.4 3.2 33 £742,956 £35.26
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Hansen Corporation Europe
58/100 (Below Average Risk)

Hansen Corporation was founded in 1907 and 
specialises in the production of precision 
electric motors including heating/ventilating/air 
conditioning #HVAC$ and medical machinery.

Indigo Service Solutions Ltd 
79/100 (Below Average Risk)

Indigo are a Construction Industry Scheme #CIS$ commercial 
contractor, working with the construction industry and specialising 
in the engagement of subcontractors. Indigo mitigates the risk for 
contractors by engaging subcontractors and directly accepting the 
commercial, legal and tax responsibilities of contracting services.

RSL Awards Ltd
100/100  
(Very Low Risk). 

Founded in 1991 the Rock School provided the world’s first 
graded exam syllabus for popular music and o"ers music 
qualifications ranging from introductory grades to advanced 
levels of study for contemporary musicians. Harlequin 
House serves as their headquarters.

Tenant
Covenants



 

The West London submarkets are seeing strong 
occupier dynamics in part due to the pandemic as 
businesses look to improve their ESG credentials 
and move away from the city culture but also due to 
constrained development pipeline and loss of stock to 
alternative uses. The wider Borough of Richmond has 
seen some of the highest number of o"ice to residential 
conversions in London with circa 25% of the o"ice stock 
to be lost to alternative uses over the next 5 years. 

Locations such as Teddington benefit from a highly 
skilled labour force, who are a!racted by nearby 
amenity and excellent transport connections. Prime 
West London rents are now reaching £59.00 per sq ft 
and Teddington’s prime rents standing at £42.00  
per sq ft which is competitive when comparing them  
to the larger neighbouring towns such as Richmond  
and Kingston.

The combination of excellent transport 
communications and significant rental discount 
compared to core Central London markets means 
Teddington is well placed to capitalise on occupier 
movements within the London markets.

The South-East o"ice market a!racted transaction 
volumes of £3.069 billion in 2022, despite a challenging 
macroeconomic and political backdrop. 

The South-West London villages in particular,  
including Wimbledon, Richmond and Putney, have all 
seen extensive investor interest, given their high-quality 
o"ice o"ering and their resilience in the face of post-
Covid-19 trends.  

Investors are a!racted to the Southeast o"ice  
market due to the occupational market’s impressive 
fundamentals including rising demand, a lack of supply 
and a severely limited development pipeline. This provides 
investors with reliable income streams from o"ice assets, 
which also o"er a significant yield premium over and 
above other sub-sectors of the market (e.g. industrial) 
and other asset classes such as bonds and equities.

Harlequin
House
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Teddington bene!ts  
from a highly skilled labour 
force, who are attracted by 
nearby amenity and excellent 
transport connections 

Date Property Sq Ft £ per Sq Ft Occupier 

Aug-22 1 Park Road, Teddington 3,332 £33.50 Bradford Exchange Limited 

May-22 2 Sheen Road, Richmond 2,023 £60.00 Park Run 

May-22 2 Sheen Road, Richmond 4,467 £57.50 Metis Consultants Ltd 

May-22 2 Sheen Road, Richmond 4,345 £57.50 CBEE Europe 

Mar-22 Regal House, Twickenham 4,896 £35.00 NHS

Dec-21 Rosedale Studios, Richmond 3,291 £42.50 Tony’s Chocoloney

Nov-21 Holbrooke Studios, Richmond 4,311 £50.00 Infinium 

Sep-21 22 Worpole Road, Richmond 7,215 £56.00 ATP Group 

Jul-21 Evergreen Studios, Richmond 3,294 £55.00 Spoke 

Mar-20 Heron House, Richmond 3,133 £57.00 R M Sotherby’s 

The South-West London villages in particular,
including Wimbledon, Richmond and Putney,  
have all seen extensive investor interest

Teddington 
O!ce 
Occupational 
Market

Southeast 
O!ce 
Investment 
Market

Transacted Address Price Niy 
(%)

Cap val  
(£psf.)

Area  
(sq ft) Tenant(s) Wault 

(years)
Rent  

(£pa.)
Rent  

(£psf.) Purchaser

Under O"er Frameworks,  
Richmond £17,320,000 5.85% £853 20,300 Multi-let c. 5 £1,082,225 £53.31 UK Institution

Dec-22
22%24  

Worple Road,  
Wimbledon

£30,000,000 6.55% £751 39,961 Multi-let 5.10 £2,099,224 £52.87 Corum

Dec-22 65 High Street, 
Egham £4,360,000 8.00% £377 11,569 Multi-let 4.40 £371,463 £32.11 HNW Investor

Oct-22 Hays House,  
Guildford £7,875,000 7.71% £427 18,428 Multi-let 3.40 £590,194 £32.03 Boundary

Oct-22
Kirkgate, 19%33 
Church Street, 

Epsom
£7,835,000 8.20% £362 26,321 Multi-let 2.83 £686,188 £26.07 Oryx

Sep-22 Grange House, 
Twickenham £5,185,825 6.50% £428 12,606 LGC Ltd 4.40 £360,000 £28.41 HNW Investor

Aug-22 Wellington Gate, 
Tunbridge Wells £6,875,000 6.22% £251 27,356 Multi-let 2.00 £456,452 £26.82 Hargreaves

Aug-22 Bishops Wharf, 
Guildford £7,550,000 6.80% £471 16,045 Multi-let 5.40 £548,100 £35.20 Martin’s  

Properties

Jun-22 Assembly 
Rooms, Putney £31,000,000 4.50% £1,178 26,321 Multi-Let 7.10 £1,489,580 £56.59 HNW Investor


