
443-449 HOLLOWAY ROAD

BEAUTIFUL 
WAREHOUSE SPACE 
IN A CAMPUS MADE 

FOR CREATIVE 
EXPRESSION



Warehouse� Size sq ft

Ground Floor� 4,243  sq ft 

First Floor �  5,694  sq ft

Second Floor � 4,989 sq ft

Total Available� 14,926 sq ft

Mews	 Size sq ft

Ground Floor � 1,572 sq ft

Ground Floor�  608 sq ft

Total Available � 2,180 sq ft

T H E 
B I L L I A R D 
FAC TO RY 

S PAC E S

AVA I L A B L E 
S PAC E S



• �A vibrant, gated community on the Holloway Road

• Affordable and creative offices

• Restored warehouse with original heritage features

• Excellent floor to ceiling heights

• �Home to Green Room Cafe - stylish campus reception  
with integrated cafe

• Fibre broadband installed

• Bike parking and showers

• �Sought after creative hub, existing tenants include Blink 
Productions and National Youth Theatre

An eclectic mix of past and future, the Billiard 
Factory is creativity, community and affordability 
all wrapped into one beautiful campus.

600 - 17,200 sq ft of affordable workspace 
available in an inspiring campus.

S O U G H T  A F T E R  C R E AT I V E  H U B ,  E X I S T I N G 
T E N A N T S  I N C L U D E  B L I N K  P RO D U C T I O N S 
A N D  N AT I O N A L  YO U T H  T H E AT R E . 

AFFORDABLE  
WORKSPACE 
REDEFINED



Take time out in The Green Room Cafe,  
a place where community and campus  
come together.

Not only is it a social beacon for the community 
of N7, the GRC acts as a reception for occupiers 
within the campus to assist with building and 
facilities management for all tenants.

The perfect place to socialise and network whilst 
collecting your daily brew. The cafe has carefully 
selected suppliers and partners to maintain the 
smallest carbon footprint possible.

The Green Room Cafe hosts diverse community 
and charity events, whether it be album launches, 
live music events or yoga and bootcamp 
fundraisers, we’ll have an event for you  
to be a part of. 

On site Building Management team

On site artisan Cafe

Communal courtyard area

Occupational densities of  1:8 Sq M

Fantastic natural daylight throughout

Excellent ceiling heights up to 4.5m

Fitted kitchenettes

Fibre broadband installed

LED office lighting

Openable windows

Private Terrace

WCs on every floor

16 secure cycle spaces

2 x showers

C A M P U S  
A M E N I T I E S

WAKE UP AND  
SMELL THE COFFEE



D E D I C AT E D  O N - S I T E  M A N A G E M E N T  T E A M 
B R I N G S  T H E  C A M P U S  TO  L I F E  T H RO U G H 
C O M M U N I T Y  A N D  C H A R I T Y  E V E N T S .



You’ll be at home as a part of this diverse  
and thriving group of leading arts and  
creative institutions.

Blink Productions are at the forefront of 
animation, with a commercial and cultural 
output across music, advertising, fashion and 
entertainment. Exceptional craftsmanship is at 
the core of everything they produce. Not only 
do they throw their artistic energy into their 
work, they also bring their fresh thinking to 
campus life.

Since 1956 the most highly awarded British 
actors and actresses have passed through the 
doors of The National Youth Theatre, including 
Dame Helen Mirren, Daniel Craig Sir Daniel 
Day Lewis, and local girl, Daisy Edgar-Jones, 
star of BBC’s Normal People, to name but a 
few. The theatre is bursting with activity and 
the campus thrives on its creative flair.

National Youth Theatre rehearsals for 
Othwello at their Holloway Road HQ, 
photo by Helen Murray Blink Productions

Blink Productions

National Youth Theatre rehearsals for Pigeon 
English at their Holloway Road HQ, photo 
by Helen Murray 

WO R K  A M O N G 
S TA R S  O F  

TO DAY  A N D 
TO M O R ROW 

Locate your business alongside world-class 
organisations. Whether it’s the upcoming 
stars of stage and screen at the National 
Youth Theatre, or the brains behind  
big-screen animation at Blink Productions, 
the Billiard Factory is full of talent.



WA R E H O U S E  -  2 N D  F LO O R

AVA I L A B L E 
S PA C E S

1 7 , 2 0 0  S Q  F T  O F  N E W  C O M M E RC I A L  
S PA C E  F E AT U R I N G  G E N E RO U S  O U T D O O R  
T E R R A C E  A N D  C O M M U N A L  C O U RT YA R D.



T H E  WA R E H O U S E
Wide open spaces await.

The Warehouse enjoys original features and layouts. 
Light is everywhere, bouncing off  the light wooden 
floors, illuminating restored wooden beams and brick 
walls and snaking around imposing steel columns.

These ultra-flexible, high quality floors can be perfectly 
tailored to suit your specific business needs. Combine 
several floors into a modular design that’s perfectly 
configured for business growth.

• Outstanding ceiling heights up to 4.5m

• Exposed brickwork

• Black LED linear and curved lighting

• Cast iron Georgian radiators

• Large private terrace accessible from the 2nd floor

• Fibre-ready

• Integrated kitchenettes on the 1st and 2nd floors

• WCs on the upper floors

C O M B I N E  S E V E R A L  F LO O R S  I N TO  A 
M O D U L A R  D E S I G N  T H AT ’ S  P E R F E C T LY 
C O N F I G U R E D  F O R  B U S I N E S S  G RO W T H .

WA R E H O U S E  -  2 N D  F LO O R  T E R R A C E WA R E H O U S E  -  1 S T  F LO O R
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Available Space � Size sq ft

Ground Floor*� 4,243 sq ft

First Floor� 5,694 sq ft

Second Floor � 4,989 sq ft

Total (Available) � 14,926 sq ft

Ó  N    For indicative purposes only. Not to scale.

*The Ground Floor Is Finished To Shell & Core
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S PA C E  P L A N S

G RO U N D 
F L O O R

52 DESKS (1:8 SQ M)

3 MEETING ROOMS

1 TEAPOINT

1 BREAKOUT AREA

1 COMMS ROOM

1 BANQUET SEATING

1 RECEPTION AREA

GROUND FLOOR - 4,243 SQ FT 



*All floors in The Warehouse can be offered fully-fitted, subject to terms.

Ó  N    For indicative purposes only. Not to scale.
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*All floors in The Warehouse can be offered fully-fitted, subject to terms.

Ó  N    For indicative purposes only. Not to scale.
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SECOND FLOOR - 4,989 SQ FT 

58 DESKS (1:8 SQ M)

2 MEETING ROOMS

1 TEAPOINT

1 BREAKOUT AREA

1 COMMS ROOM

3 BOOTHS

1 RECEPTION AREA

3 SOFT SEATING AREAS



T H E  M E W S
The Mews consists of  two stylish ground floor 
units available to let together or separately.  
The larger of  the two has two private 
entrances, accessible from the Mews courtyard.

Need more space? Combine the two spaces to 
create more workstations, more meeting rooms 
or even a dedicated break-out area.

The Mews is perfectly situated to benefit from 
the expansive outdoor space in the Mews 
courtyard, there’s no better place for an 
informal meeting to get fresh ideas flowing.

• Exposed and restored original brickwork

• LED linear lighting

• Cast iron Georgian radiators

• Fibre-ready

• Direct access on to communal courtyard

• Demised WC

• Wi-Fi connected

M E W S  -  G RO U N D  F LO O R M E W S  -  G RO U N D  F LO O R

D I R E C T  A C C E S S  TO  T H E  O U T D O O R 
S PA C E  I N  T H E  M E W S  C O U RT YA R D. 



Available Space � Size sq ft

Ground Floor � 1,572 sq ft

Ground Floor � 608 sq ft

Total (Available) � 2,180 sq ft

T H E 
M E W S

*All floors in The Mews can be offered fully-fitted, subject to terms.

Ó  N    For indicative purposes only. Not to scale.
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A N  E M E RG I N G  N E I G H B O U R H O O D 
I N  N O RT H  LO N D O N  W I T H  
A  G RO W I N G  R E S TA U R A N T,  
C A F E  A N D  C U LT U R A L  S C E N E .
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PUBS & BARS

1) The Swimmer at the Grafton Arms 

2) Flynn’s Public House

3) Nambucca 

4) North Nineteen 

5) The Landseer Arms

6) St John’s Tavern 

7) Mother Red Cap  

8) The Owl & Hitchhiker

9) House of  Hammerton

10) Nags Head

LEISURE FACILITIES

11) Pure Gym 

12) CrossFit Evolving 

13) MahaDevi Yoga Centre 

14) Whittington Park football pitch 

15) Emirates Stadium 

16) Rowan’s Tenpin Bowling 

17) Islington Arts Factory

RESTAURANTS

18) The Spoke 

19) Sitara 

20) Kitchen @ 149 

21) Miki’s Paradise 

22) Piebury Corner 

23) Cookies and Scream 

24) Le Péché Mignon  

25) Zia Lucia 

COFFEE

26) Green Room Cafe      
      (The Billiard Factory)

27) Coffee House 607  

28) Joy Cafe Bar & Juicery 

29) Costa Coffee



We stand out from other landlords because we have 
a greater understanding of how strong branding and 
design can elicit emotive decisions from occupiers 
overriding their standard operational drivers.

We work with our occupiers and understand the 
importance of the workplace to their wellbeing. 

Key considerations: 

Fabrix’s strategy is to purposefully repurpose buildings, 
not only to preserve buildings but to invigorate them 
and the area around them, providing them with a 
revitalised or new purpose.

Many pay lip service to sustainability, however, Fabrix 
seriously considers its impact on the environment and 
society, striving for positive change.

We will always aim to work with the existing structure 
of a building and avoid demolition wherever possible. 
This approach reduces the CO2 output and landfill 
waste traditionally associated with development.
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Niente più neve
No more snow
Darwin in città
Darwin in the city
Design per salvare il pianeta
Design to save the planet

 

Il gioco 
è finito
Playtime’s 
over

571 570570

In queste pagine: The 
Binary, una struttura 
degli anni Sessanta nata 
come stazione di polizia, 
è diventato uno spazio a 
pianta libera per uffici. 
Con Creative Debuts, 
piattaforma per artisti 
emergenti, Fabrix ha 
realizzato un murales sul 
fronte ovest dell’edificio

These pages: The Binary, 
built in the 1960’s as a 
police station, has been 
refurbished into open-
plan and flexible office 
floorplates. Working with 
Creative Debuts, a 
platform for emerging 
artists, Fabrix has 
created a mural on the 
building’s west facade

Fabrix Capital is one of London’s more alternative 
developers. Their office, located on the second 
floor of a Victorian warehouse, is tucked away 
in an alleyway in central London and feels more 
like an ad agency, or a boutique design firm. The 
term “asset management” brings to mind men 
in suits at the best of times, but the order of the 
day here is strictly smart casual. And although 
they’ll soon move to bigger premises elsewhere 
in Soho, the casual air that pervades the office 
will likely carry through to the new location.

Clive Nichol, the co-founder of the company, 
very much embodies this sophisticated, but down-
to-earth ethos. “I took a traditional route into 
the industry through a real estate management 
degree,” he says. “I worked in some of the most 
low-risk environments you can imagine, but that 
gave me a solid grounding.” 

Then in November 2016, he founded Fabrix 
Capital with the backing of young technology 
entrepreneurs. The collective vision of the firm’s 
young but experienced team is to “purposefully 
re-purpose” abandoned buildings –ones that 
have lost their original function –on the fringes 
of urban centres. Fabrix aims not just to preserve 
them, but to invigorate them and the areas around 
them. One of the company’s first projects involved 
the acquisition of an abandoned Victorian ware-
house on the southernmost tip of the Isle of Dogs 
in London. “The building stood vacant for seven 

years. The previous owner was trying to build a 
supermarket inside,” Nichol recalls, “but we knew 
that a really special occupant would fall in love 
with its history and character.” The Fabrix team 
swooped in and bought the building in 48 hours 
and managed to identify an organisation that 
was looking for new premises –a combination 
of supreme confidence and a testament to their 
skills as developers.

Within a few months, the building was refur-
bished according to plans drawn up by Emrys 
Architects and, in a nod to its history, was named 
“the Forge”. Two two-storey plywood structures 
now occupy each of the building’s bays, containing 
a total of 50 workshops for Craft Central, a charity 
dedicated to offering affordable workspaces to 
designers and makers throughout London. At one 
end, the structures dip down to create bleachers 

used during community events. Less than a year 
after acquisition, Fabrix sold the premises to an 
institutional investor.

“We doubled our initial investment in a very 
short period,” recalls Nichol. And while Fabrix 
did make a 100% profit on their equity, before 
the sale was finalised Craft Central was able to 
secure a 20-year lease, halving its rent compared 
to its previous premises. The local area –which 
is not exactly overflowing with cultural com-
munity spaces –gained one in the process. It is 
this win-win-win approach which the company 
tries to bring to its other projects. The local area 
benefits from bringing disused buildings back to 
life, the new tenants benefit from well-appointed, 
affordable spaces, and the investors enjoy a good 
return on their investment.

Putting the focus on refurbishing existing 
buildings has its advantages. “One of the biggest 
problems with traditional offices is that you re-
furbish them every 15 years. So you take out all 
the mechanical and electrical systems, you take 
out all the suspended ceilings and raised floors, 
you replace them and you throw it all away,” says 
Nichol, noting that existing structures allow 
for a more light-touch, sustainable approach. 
That these come with cool, desirable finishes 
and flourishes, such as rough brick walls, con-
crete floors and the odd gantry crane, is also no 
coincidence. The members of the Fabrix team, 

From derelict buildings 
to catalysts of urban energy: 
real estate restored to life 
by the innovative strategy 
of a young asset 
management firm

whose average age hovers just below 30, know 
exactly what their tenants like, being roughly 
in the same peer group. 

But it’s not just about providing the currently 
fashionable post-industrial patina, however 
in-demand that may be. While it is true that the 
company’s property portfolio includes a number 
of 19th-century factories and workshops, one of 
their upcoming projects repurposes an unas-
suming post-war structure, formerly used by 
the UK’s secret service. Working within existing 
structures also means that securing planning 
permission is much less onerous. 

Neighbours, who don’t have to deal with major 
demolition works and subsequent construction 
of outlandish new buildings, are much less likely 
to oppose the development. Finally, Fabrix prefers 
working with vacant buildings, so that no-one 
is displaced or evicted during redevelopment, 
avoiding lengthy disputes that cost other devel-
opers and investment managers so dearly. This 
way of working has ensured that all its projects 
– so far –go through to completion.

Fabrix’s success –the company is barely two 
years old and already manages a portfolio worth 
some £250 million –is also down to its relatively 
young and engaged investor base. “There’s a new 
generation of investors, with a different outlook 
on life,” says Nichol. Their aims are broadly con-
current with those of Fabrix – not only to turn a 

profit, but to make a positive impact by revitalis-
ing derelict structures, providing creatives with 
affordable workspaces and generally helping to 
nurture the cultural life of the cities they love 
and their inhabitants.

The future of Fabrix looks bright: their latest 
project, and one of their most architecturally 
ambitious projects to date, involves redevel-
oping one of the oldest large-scale Film Studios 
in Europe on the edge of the Tempelhofer Feld, 
Berlin. The renewed Berliner Film Union Atel-
iers will be based on a holistic way of working 
and living in the city, and is to include an urban 
farm, community spaces, as well as spaces for 
mindfulness and meditation. 

The architects were given a brief centred 
around a number of themes (soil, society, soul 
and celebration) and were asked to come up with 
three different proposals of varying budgets for 
each, creating a menu of options from which the 
developer and the designers will then assemble 
the final design. Collaboration and flexibility, for 
both the architects and the investor, have been 
key during the design phase.

Fabrix have proven themselves capable man-
agers and through their efforts have helped to 
create a shift, of which even the larger, more 
cautious investors are taking note. The team is 
currently focusing on Fabrix i2, a bespoke fund 
set up to focus on buildings that can be repur-

posed into design-led workspaces that benefit 
communities around them. In the future, Fabrix 
hopes to work with more institutional investors, 
in order to make an even bigger impact and create 
developments which include all the components 
that make the city: housing, commercial offices 
as well as art studios and workshops for makers. 
“Normally, a developer would try and avoid com-
plex use mixes,” Nichols points out, “but for us it’s 
that mix of elements that makes cities work” –a 
development not as an isolated, discrete entity, 
but as a fully alive, inclusive and sustainable 
piece of urban fabric that will continue to serve 
the city’s inhabitants for decades to come. “As 
young people, we’ll still be working in the next 
20 to 30 years,” Nichol concludes. “We at Fabrix 
want to be responsible about what we do.”

Peter Smisek  is a writer, researcher and 
architect. He lives in London and completed his 
architectural education at Technical University 
Delft and the University of Bath. He previously 
worked at OMA in Rotterdam. His writing has 
appeared in publications such as Icon, Disegno, 
Mark, Frame, Architonic and Metal. He is the 
Editor of Partnered Content at The B1M, a video 
channel for construction.
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Find out more about Fabrix mission and exciting new projects 
http://www.fabrixcap.com

FA B R I X  T R A C K  R E C O R D  R E C O G N I S E D  I N  I N T E R N AT I O N A L LY  R E N O W N E D  D O M U S  M A G A Z I N E  -  W I N ,  W I N ,  W I N  S T R AT E G Y

S O FA R  S O U N D S  E V E N T  AT  T H E  B I L L I A R D  FA C TO RY 

• Art  
• Culture  
• Sustainability  
• Connection to nature and place  
• Connection to self and others  
• Technological Application 



CONTACT US

Subject to contract. Colliers and Ingleby Trice for themselves and the vendor of this property give notice that these particulars do not 
form, or form part of, any offer or contract.They are intended to give fair description of the property and whilst every effort has been 
made to ensure their accuracy this cannot be guaranteed.  Any intending purchaser must therefore satisfy themselves by inspection or 

otherwise. Neither Colliers and Ingleby Trice, nor any of its employees, has any authority to make or give any further representations or 
warranty whatsoever in relation to this property. All prices and rents quoted are net of  VAT.  June 2020.

James Heyworth-Dunne 

jhd@inglebytrice.co.uk 

07779 327 071 

Cameron Stratton 

C.Stratton@inglebytrice.co.uk 

07999 093 877

Elliott Stern 

elliott.stern@colliers.com 

07834 918 700 

Joshua Miller 

joshua.miller@colliers.com 

07917 725 365

Terms: Upon request.  
Viewings: Through joint-sole letting agents.

020 7029 3610

www.billiardfactory.co.uk  

@thebilliardfactory

020 7101 2020


