
MOTT MACDONALD HOUSE

C R O Y D O N ,  G R E AT E R  L O N D O N

Greater London Investment Opportunity 
with Significant Reversionary Potential



Croydon, Greater London, CR0 2EE

MOTT MACDONALD HOUSE

A rare opportunity to 
acquire a prime reversionary 
office located at the heart 
of Croydon’s commercial 
business district.
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Executive 
Summary
• Rare opportunity to acquire a prime reversionary office located at the   
 heart of Croydon’s commercial business district.

• Croydon is an important part of the Greater London office market, 
 representing the largest single market outside Central London.

• Croydon is set to become London’s biggest growth centre, with £5.25bn   
 committed over the next five years for redevelopment.

• Croydon benefits from exceptional connectivity, with high-speed rail links   
 to Central London and Gatwick International Airport, as well as being situated  
 on the tram network.

• Mott MacDonald House comprises 64,205 sq ft (NIA) office accommodation  
 arranged over ground and six upper floors. There are approximately 31 car   
 parking spaces. 

• Single-let in its entirety to the strong covenant of Mott MacDonald Group   
 Limited until 30th November 2024, providing approximately 6.8 years term   
 certain. 

• Current Passing rent of £1,237,500 per annum equating to a very low 
 average rent of £19.27 per sq ft. 

• The lease is subject to a 5 yearly upward only rent review in December 2019,  
 providing significant reversionary potential. 

• Prime headline office rents in Croydon currently stand at £34.00 per sq ft.

• Freehold.

• Offers are sought in excess of £23,180,000 (Twenty Three Million, One 
 Hundred and Eighty Thousand Pounds). A purchase at this price would   
 reflect a net initial yield of 5.00% and a low Capital Value of £361 per sq ft   
 allowing for usual purchaser’s costs.

Subject to Contract and exclusive of VAT.
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Retail & Leisure

1 Westfield Shopping   
 Centre Site
2 Boxpark
3 Fairfield Halls 

Key Occupiers

1 Atkins
2 The Bodyshop, 
 Mitsubishi Electric
3   AIG
4  Allianz
5 London Victoria
6 Direct Line
7 Croydon Council, Arcadis
8 HMRC
9 Ministry of Justice

Residential Schemes

1 Impact House
2 Nestlé Tower
3 Vita
4 Carolyn House
5 Canterbury House
6 Saffron Square
7 Delta Point

 

£5.25bn 
committed over the next five years
as Croydon sets to become 
London’s biggest growth centre.
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RUSKIN SQUARE

CENTRAL BUSINESS 
DISTRICT
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5 minute walk

5 minute walk

THE CROYDON PARTNERSHIP
HAMMERSON & WESTFIELD JV

 

3

15 minutes to Gatwick Airport 

15 minutes to London Victoria 

10 Solium Capital, PPF
11 Regus, Goldman Sachs
12 SOS for Communities and 
 Local Government
13 SOS for Transport, Local 
 Government and the Regions
14 Superdrug
15 Network Rail, Aecom
16 EDF Energy, Towergate 
 Insurance, Vitality, Siemens

 

5

10 11
12 12

13

3
4

6



The Croydon Story  
Thinking Big
The London Borough of Croydon 
is the largest London Borough 
by population and is projected 
to see significant above average 
population growth over 
the next few years.

No.1
The largest 

London borough by 
population

1.1 M
economically active 
individuals within a 
30 minute commute

13,000
businesses and 

141,000 jobs

5%
Croydon is in the 
top 5% of all local 
authority districts, 
for residents with 
higher education 
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Demographics

With 1.1m economically active individuals within a 30 
minute commute and the borough represented in the 
top 5% of all local authorities for residents with higher 
education qualifications, it is unsurprising to see why a 
number of businesses, 13,000 of them, have chosen to 
position their operations in Croydon.  

The growth recorded over the last decade has propelled 
Croydon into a thriving commercial centre and an 
economic powerhouse within the South East. Now 
identified as a Growth Zone, where more than 20,000 jobs 
will be created over the next few years, Croydon is well 
on its way to become one of London’s iconic commercial 
centres.



Changing Scene
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Westfield Croydon
The £1.4bn redevelopment of the Whitgift and Centrale 
Shopping Centres (to be renamed Westfield) is the 
epicentre of the Croydon regeneration program. This has 
now been given final approval by the Mayor of London 
Sadiq Khan, representing a step forward in transforming 
Croydon into a world class retail and leisure destination. 

The consented plans include: 
•  2 million sq ft scheme, of which 1.3 million sq ft is   
 prime retail, leisure and dining space.
• Public realm. 
• 3,000 parking spaces. 
• 1,000 new residential homes. 

Construction is expected to start in 2019 with completion 
set for 2022.

The shopping complex will be Westfield’s third in the 
capital after Stratford and Shepherd’s Bush.

Ruskin Square
The £500m Ruskin Square development is expected to be 
one of London’s most spectacular schemes, potentially 
delivering new office accommodation across five 
buildings, 625 residential units and 100,000 sq ft of retail, 
restaurant and leisure. 

HMRC took occupation at the speculatively developed 
One Ruskin Square (183,597 sq ft) in 2016. Construction 
for the remaining office accommodation is thought to be 
conditional on the level of signed pre-let agreements.

The London Borough of Croydon has continued with their ambition to regenerate the town 
centre and encourage mixed use development that builds upon the existing commercial 
centre. Croydon’s 2020 Vision is a £5.25bn programme which seeks to impact the urban 
planning of central Croydon extensively and promote Croydon as a hub of living, retail, 
culture and business in South London and South East England.

Boxpark Croydon
Completed in 2016 as part of the Ruskin Square development, 
Boxpark Croydon fuses local and global brands together 
side by side, providing retailers the enviable opportunity of 
showcasing their unique menus to Londoners.

Constructed from reclaimed shipping containers and built 
around a central courtyard, Boxpark Croydon is sure to 
become one of the most iconic landmarks of the new, 
regenerated town centre.

Permitted Development Rights
The continuing momentum of the residential market has 
led to approximately 3.0m sq ft of offices planned and / or 
converted to residential uses via permitted development 
rights since 2013.  These include the Nestle Tower (200,000 sq 
ft), Delta Point (245,000 sq ft) and Taberner House (200,000 
sq ft).

Croydon Opportunity Area 
The Croydon Opportunity Area Planning Framework (COAPF) 
was adopted in 2013 and provides area-specific guidance in 
addition to the London Plan and to the Croydon Local Plan. 
The Site falls within this area. 

The COAPF promotes a flexible approach towards land uses 
within the area and aims to deliver in excess of 7,300 dwellings 
and 95,000 sq m of office space. The Opportunity Area is also 
expected to be a high density, mixed-use area, and as such, 
tall buildings are encouraged provided that the relevant design 
criteria are met. 

Notable schemes in the Croydon Opportunity Area include 
the consented One Lansdowne Road (68 storeys) and the 
completed 43 storey tower at Saffron Square. Adjacent to 
Mott MacDonald House, a proposal for a 34 storey residential 
tower at Canterbury House has also been submitted. 

The construction of Westfield Shopping Centre 
is expected to begin in 2019 with 

completion set for 2022. 

Westfield

BoxparkRuskin Square
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The most 
connected
centre in the 
South East
Croydon has exceptional connectivity, with its high-speed rail 
links to Central London and Gatwick International Airport, as 
well as the tram network.

23m
passengers a year
use East Croydon

station

28m
tram passengers

a year

10
miles to the 
M25 & M23

intersection

Train
Central Croydon boasts two mainline 
train stations within ten minutes of each 
other serving a wide range of destinations 
across the capital and the South East.

Regular train services connect Croydon 
to the city, via London Bridge, and the 
West End, via Victoria, with fastest 
journey times of under 15 minutes.  With 
Gatwick also under 15 minutes away and 
St Pancras, with its Eurostar services, 
just 35 minutes away via a direct service, 
Croydon’s location has international 
appeal.

228
destinations

served by nearby
Gatwick Airport

2nd
busiest station 

interchange 
in the UK

15
minutes to 

Gatwick Airport

Tram
The capital’s tram network is an 
important transport mode in Croydon, 
providing regular services from 
Beckenham to Wimbledon.

Road
M25 & M23 intersection   10 miles

M25 (Junction 7 & 8)  11 miles 

Central London  12 miles

Gatwick Airport  18.4 miles

Heathrow Airport 22.8 miles
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Mott MacDonald House is prominently situated within Croydon’s Commercial Business District, 
on the south side of Sydenham Road. The property is situated close to the junction of Dingwall 
Road to the east and Wellesley Road to the west. 

Both East and West Croydon railway stations are within a 5 minute walk. The property’s 
connectivity to East Croydon station has been enhanced further due to the bridge link at Ruskin 
Square providing direct pedestrian access onto the station platforms. 

Westfield 
Mott MacDonald House is within 50 metres of the entrance of the Whitgift Shopping Centre, the 
existing site of the consented development of Westfield Shopping Centre.

At the heart of 
Croydon’s 
commercial district
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Whitgift 
Centrale
High Street 

 
Holiday Inn Express
Jury’s Inn
Travelodge

Museum of London
Virgin Active
Fairfield Halls
Boxpark

Retail

Leisure

1

2

4

5

6

7

8

9

Hotels

3

10



Mott MacDonald House was constructed in 1989 and 
comprises 64,205 sq ft arranged over ground and six 
upper floors. The building is constructed around a steel 
frame incorporating three load bearing service core 
areas. Externally, the building is clad with a combination 
of aluminium panelling and solar mirror glass. Internally, 
the office accommodation is open plan, with the tenant 
having undertaken a recent and significant refurbishment 
program. 

Works included:

• Upgrading of the ceiling tiles and new LED lighting 

• New breakout areas and kitchens

• Full refurbishment of toilets and showers

• Refurbished Lift carts

• New improved reception area

The property benefits from approximately 31 on-site car 
parking spaces which are arranged over lower ground 
level to the rear of the building.
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The Property Accommodation

Tenure
Freehold.

Site
The site extends to approximately 0.87 acres (0.35 hectares).

El Sub Sta

El Sub Sta

SYDENHAM ROAD

Sub Sta

Sub Sta

El

8 Cygnet House

12 to 14

0m 5m 10m 15m

Ordnance Survey  © Crown Copyright 2018. All rights reserved. 
Licence number 100022432. Plotted Scale -  1:565

For indicative purposes only. 
Typical floor plan.

W/C

W/C

W/C

The property is let in its entirety to Mott MacDonald Group Limited from 1st December 1989 to 30th November 
2024, providing approximately 6.8 years term certain.  The lease is drawn on full repairing and insuring terms and is 
subject to 5 yearly upward only rent reviews, the next being due 1st December 2019. The current rent is £1,237,500 
per annum, equating to a very low rent of £19.27 per sq ft overall. 

Tenancy

The property has been measured by Modelling Architecture in 
accordance with the RICS code of Measuring Practice (Sixth Edition) and 
provides the following approximate Net Internal Areas. The measured 
survey is fully assignable to an incoming purchaser.

Demise SQ FT SQ M
Reception 556 51.65
Ground Floor & Mezzanine 8,617 800.50
First Floor 9,172 852.13
Second Floor 9,172 852.13
Third Floor 9,172 852.13
Fourth Floor 9,172 852.13
Fifth Floor 9,172 852.13
Sixth Floor 9,172 852.13
Total 64,205 5,964.93

The property has also been measured in accordance with International 
Property Measurement Standards (IPMS 3). Further information is 
available on request.



Mott MacDonald is a world-class consultancy delivering solutions across a number industries 
including transport, aviation, energy, communications, health and education. 

Established in 1989 following the merger between Mott, Hay and Anderson and Sir M MacDonald 
& Partners, it now employs approximately 16,000 staff in 150 countries and is one of the largest 
employee-owned companies in the world. 

Mott MacDonald Group Limited has a Dun & Bradstreet rating of 5A 1. This is the highest possible 
rating and suggests a substantial covenant with a minimum risk of business failure. 

Their latest accounts are shown below.

31-Dec 2016 31-Dec 2015 31-Dec-2014

Sales Turnover £1,407,198,000 £1,401,408,000 £1,231,005,000

Profit Before Taxes £60,571,000 £63,561,000 £67,374,000

Tangible Net Worth £48,995,000 £44,103,000 £42,681,000

Net Current Assets (Liabilities) £206,150,000 £225,462,000 £209,053,000

Key Projects

Covenant

Mott MacDonald has worked on 10 of 
the 20 best ranked airports in the world

London Heathrow Terminal 5
Appointed as the Design Engineer for London Heathrow Terminal 5’s sub-structures 
and foundations, as well as providing rail assurance services, tunnelling advice and 
project and program management. The project began in 2002, with construction being 
completed in 2008.

Crossrail (Elizabeth Line)
Leading role in one of Europe’s largest infrastructure projects, having been involved since 
2001. Mott MacDonald were instrumental in securing consent for construction to begin 
on the £15bn Crossrail development and were appointed as multidisciplinary consultant 
for the central tunnels, three new stations, railway systems and rolling stock.  Crossrail is 
anticipated to be fully operational from 2019. 
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John F. Kennedy Airport
Appointed by the Port Authority of New York and New Jersey to lead the implementation 
of the Governor’s airport advisory panel’s vision plan for the redevelopment of John F. 
Kennedy Airport.  The consultancy will work in partnership with renowned architectural 
firm Grimshaw, with the support of skilled specialty companies. The vision plan is 
intended to revitalise the airport and place it among the ranks of world-class airports.

West Kowloon, Hong Kong
Provided development plans and environmental impact assessment, and are now 
providing infrastructure services including detailed design, procurement support and 
construction supervision for the development of one of the world’s largest cultural hubs. 
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Croydon is one of the largest single office markets outside Central London with an estimated built office stock of 6.4m sq ft. 
This represents a fall by approximately 3m sq ft over the last five years, driven largely by increased competition from alternative 
uses, particularly residential, on prime development sites.  

Recent Occupier transactions include:

Date Address Tenant Area 
(sq ft)

Rent 
(per sq ft)

Term
(years)

Feb 18 Renaissance Under Offer c. 30,000 £34.00 10

Dec 17 Interchange Regus 18,510 £30.00* 10

Nov 17 Corinthian House Murgitroyd 4,500 £30.00 5

Sep 17 Renaissance Solium Capital 10,404 £32.00 10

Jan 17 Interchange Ramsay Healthcare UK 17,610 £28.00 15

Dec 16 Interchange Towergate Underwriting Group 10,755 £28.50 10

Dec 16 One Ruskin Square HMRC 183,597 £33.75 25

Aug 16 One Croydon Euro Alloys 3,868 £25.00 10

Jul 16 Corinthian House You At Work 1,539  £34.00 5

Supply
There is currently 272,000 sq ft of available 
office accommodation to include both Grade 
A and B space, however there is only 117,000 
sq ft of Grade A availability. This equates to an 
overall vacancy rate of 4.4% and an even lower 
rate for Grade A stock (2.2%).   

Supply of new office accommodation in 
Croydon is limited, with no new office schemes 
currently on site for development. 

Rents
The prime headline rent in Croydon has risen 
by approximately 40% since 2014, from £24.50 
per sq ft to £34.00 per sq ft demonstrating 
impressive rental growth.  Croydon still 
compares very favourably with headline 
rental levels in the other Greater London 
markets such as Wimbledon (£54.00 per sq 
ft), Hammersmith (£59.00 per sq ft), Chiswick 
(£54.50 per sq ft), and Ealing (£42.50 per sq ft). 

Croydon presents a compelling financial 
opportunity for Central London occupiers to 
de-centralise, taking into account prime 
headline rents in the West End (£100.00 per 
sq ft), Victoria (£75.00 per sq ft) and the City 
(£70.00 per sq ft). 

Office investment within Greater London and the South East has performed strongly, with volumes reaching approximately 
£3.7bn in 2017, up 28% on 2016.  The rise in volumes continues to reflect the strong occupational demand for office space in 
the south east and the increasing appetite for good income-generating assets. 

Prime yields in the Greater London and South East markets stood at 5.00%, reflecting an inward movement of 25bps over the 
year. Even so, the differentials between similar quality assets in the wider South East and Central London remains attractive, 
enticing both domestic and overseas buyers to the market. As such, an increasingly competitive marketplace could see prime 
yields harden further in 2018, particularly for prime stock.

Date Address Tenant Area 
(sq ft)

Term 
Certain
(years)

Price NIY

Jan 18 1 - 7 Stoke Road, 
Guildford 

Clyde & Co 37,417 2.6 £14.70M 5.74%

Dec 17 Dial House, 
Putney

Multi-let 35,403 4.0 £23.0M 3.79%

Nov 17 Kett House, 
Cambridge

Eversheds 35,697 1.8 £21.6M 4.77%

Sep-17 Ealing Gateway, 
Ealing

Multi-let 84,324 3.5 £50.3M 3.93%

Aug 17 Chorus, 
Wimbledon

NHS 47,393 1.8 £30.3M 4.48%

Aug 17 Chiswick Green, 
Chiswick

Modern Times 
Group MTG Ltd

82,307 11.0 £63.9M 5.20%

Nov 16 8 Bedford Park, 
Croydon

Superdrug 51,627 10.0 £24.4M 5.21%

Occupational
Overview
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Investment
Overview
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£54.50  Chiswick

£59.00  Hammersmith

£42.50  Ealing £70.00  City

£54.00  Wimbledon

£19.27   Mott Macdonald House

£34.00  Croydon

£48.50  Richmond £75.00  Victoria

£70.00  Paddington

£65.00  Southbank

£100.00  West End

£67.50  Midtown

Grade A office space 15 minutes from 
central London at one third the cost.

* Base Rent and Revenue Share deal based off market rent of £30.00 per sq ft. 



Extremely well located, a 5 minute walk from both East and 
West Croydon Stations and 50 metres from the proposed 
new Westfield Shopping Centre.

Capitalise on the unrivalled growth Croydon is currently 
witnessing and benefit from the £5.25bn committed to the 
regeneration of the town centre in which Mott MacDonald 
House is situated.

Institutional grade covenant with £1.4bn turnover and a Dun 
& Bradstreet rating of 5A 1. 

Let off a low rent of £19.27 per sq ft, providing the opportunity 
to secure a rental uplift at review in December 2019.

Potential to regear the lease with Mott MacDonald and 
thereby increasing the term certain.

Opportunity to reposition the asset at lease expiry in 2024 
(subject to planning) including;

- Refurbishment of the building and re-let at new headline   
 rent which is expected to benefit from significant rental   
 growth.

- Explore the possibility of increasing the massing by   
 adding additional office floors.

- With residential end sale value in excess of £600 per sq ft,  
 there is the potential to explore change of use and   
 convert the building to residential.

- Full redevelopment of the freehold 0.87 acre site.
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Investment 
Rationale

Extremely well located, 5 minute 
walk from both East and West 
Croydon Stations and 50 metres 
from the proposed new Westfield 
Shopping Centre.



Contact 
For further information or to arrange an inspection please 
contact the following: 

Freddie Owen 
T : +44 20 7861 1225
M: +44 7436 109 666
E: freddie.owen@knightfrank.com

Simon Rickards
T: +44 20 7861 1158
M: +44 7787 844 384
E: simon.rickards@knightfrank.com 

 

VAT
The property is subject to an option to tax. However, it is 
anticipated that the sale will be treated as a transfer of a going 
concern.

EPC
Available on request.

Dataroom 
A data room has been set up with relevant documentation; 
access is available on request. 

Proposal
Offers are sought in excess of £23,180,000 (Twenty Three 
Million, One Hundred and Eighty Thousand Pounds). A 
purchase at this price would reflect a net initial yield of 5.00% 
and a low capital value of £361 per sq ft after allowing for usual 
purchaser’s costs. 

Subject to Contract and exclusive of VAT.

Knight Frank LLP
55 Baker Street
London
W1U 8AN
United Kingdom

MOTT MACDONALD HOUSE

C R O Y D O N ,  G R E AT E R  L O N D O N

IMPORTANT NOTICE (1) Particulars: These particulars are not an offer or contract, nor part of one. You should 
not rely on statements by Knight Frank LLP in the particulars or by word of mouth or in writing (“information”) as 
being factually accurate about the property, its condition or its value. Knight Frank LLP has no 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 approxi-
mate only. (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. 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 is a 
limited liability partnership registered in England with registered number OC305934. Knight Frank LLP registered 
office is 55 Baker Street, London, W1U 8AN, where you may look at a list of members’ names. February 2018.

Joshua Morris
T : +44 20 7861 5112
M: +44 7986 281 571
E: joshua.morris@knightfrank.com 

Richard Claxton
T : +44 20 7861 1221
M: +44 7774 826 558
E: richard.claxton@knightfrank.com




