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Occupier Take-up and Net Absorption
Following a vibrant end to 2010 only one deal completed 
during the first quarter, at 3 Harbour Exchange, E14 where 
Capital Support Limited agreed terms on the 4th floor 
totalling 8,400 sq ft.

Occupier Demand
Occupier demand increased 12% over the Q1 to 
1.2 million sq ft.

Active demand increased 13% driven by a Banking & 
Finance company launching a 100,000 sq ft search.

Potential demand increased 11% due to one Banking & 
Finance company placing their requirement on hold.

Existing Supply and theDevelopment Pipeline
Total supply remained relatively stable, falling 1% 
to 1.3million sq ft.  

Overall vacancy rates ended the 
quarter at 6.9%, with 6.4% for Grade A.

Rents
Prime rents remained at £37.50 per sq ft.

Investment Volumes
No investment transactions were recorded 
during the first quarter.
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The Docklands & East London Office Markets
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3 Harbour Exchange, E14 
Area: 8,400 sq ft
Tenant: Capital Support Limited
Reported Rent Price: c.£20.00 per sq ft 
Building Status: Refurbished

Regent Street Portfolio, W1	 
Area: c. 5,100,000	 sq ft
Purchaser: Norges Bank Investment 
Management	  
Reported Price: £452m
Est. Initial Yield: 4.50%

5 Stratton Street, W1 
Area: 11,200 sq ft
Tenant: GSA Capital	
Reported Rent Price: £92.50 per sq ft
Building Status: Refurbished

Central Saint Giles, WC2 
Area: 112,000 sq ft
Tenant: NBC Universal	
Reported Rent Price: Confidential 
Building Status: New

20 Gresham Street, EC2 
Area: 233,900 sq ft
Purchaser: AXA	
Reported Price: £235m
Est. Initial Yield: Confidential

Rolls Building, 110 Fetter 
Lane, EC4 
Area: 269,200 sq ft
Purchaser: Legal & General
Reported Price: Over £300m 
Est. Initial Yield:Confidential

Headline Transactions

West End

Docklands & Canary Wharf

City

33 Grosvenor Place, SW1
Area: 191,600 sq ft
Purchaser: WR Berkley
Reported Price: c.£160m
Est. Initial Yield: c.6.00%

30 St. Mary Axe, EC3 
Area: 10,700 sq ft
Tenant: Ares Group	
Reported Rent Price: c.£62.50 per sq ft
Building Status: Refurbished

1 New Change, EC4 
Area: 48,300 sq ft
Tenant: Friends Provident	
Reported Rent Price: £54.00 per sq ft 
Building Status: New
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Rental Conditions across Central London

Q1 2011
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West End Village

max
min
average
% annual change (average)

City Village

max
min
average
% annual change (average)

	Belgravia &	 Covent	 Marylebone		  North of					   
Knightsbridge	 Garden	 & Euston	 Mayfair	 Oxford Street	 Paddington	 Soho	 St James’s	 Victoria

 
£65.00	 £59.50	 £53.50	 £92.50	 £65.00	 £49.00	 £50.00	 £82.50	 £65.00
£37.50	 £35.00	 £27.50	 £45.00	 £31.60	 £30.00	 £32.50	 £37.50	 £32.50
£50.79	 £41.50	 £35.32	 £69.80	 £43.56	 £38.55	 £38.58	 £59.19	 £43.97
3.6%		 6.0%	 6.4%	 3.1%	 2.1%	 3.9%	 0.3%	 1.2%	 1.6% 

		  City		  Eastern		  Northern			 
Central Core	 Midtown	 Eastern	 Fringe	 Northern	 Fringe	 Southbank	 Southern	 Western

£55.00	 £50.00	 £50.00	 £37.50	 £52.50	 £36.00	 £47.50	 £52.50	 £54.50
£50.00	 £30.00	 £25.00	 £20.00	 £30.00	 £22.50	 £35.00	 £40.00	 £32.50
£52.25	 £42.73	 £39.75	 £27.83	 £44.74	 £28.30	 £40.13	 £46.00	 £45.26
16.1%	 12.1%	 7.1%	 6.0%	 14.3%	 21.6%	 12.0%	 13.0%	 7.7%
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Definition of Terms
Floorspace Threshold – Data refers to office floorspace in units of 5,380 sq ft and above.
Grading – A subjective assessment taking into account specification, floorplate efficiency 
and image.
Take-Up – Floorspace acquired for occupation by leasing, pre-leasing or purchasing a freehold 
or long leasehold interest.
Supply – Floorspace which is on the market and available for occupation. Floorspace which 
is under offer prior to a contractual commitment is included. Speculative development prior to 
practical completion is excluded.
Speculative Development – Floorspace under construction or comprehensive modernisation 
which will be available for speculative letting (or sale). The forecast of development  
completions relates only to developments currently under construction.
Net Absorption – a measure of the change in occupied stock between periods.
Demand – Some applicants search across two or three market areas. In such cases their 
demand appears in the total for each area. However, when calculating total Central London 
demand, duplicates are eliminated.
Active Demand – Organisations with a declared requirement for office accommodation which 
are actively in the market to acquire floorspace in the short term.

Please note – the Docklands and East London market now include Stratford.

Potential Demand – Organisations with a potential requirement for office accommodation, but 
without a finalised brief in terms of timing.
Prime Rent – An opinion of the highest rent (excluding incentives) achievable upon a letting 
agreed at the quarter-end of a notional 10,000 sq ft unit of the best quality office space in a 
prime location.
Net effective rents are calculated against our prime headline rent values and assume a 10-year 
term, a notional three month fit-out period and amortisation over 10 years. In practice net 
effective rents are subject to far more variability related to the specific characteristics of the 
individual premises.
Prime Yield – An opinion of the net initial yield which would be appropriate for a freehold 
Grade A office investment in a prime location let at a current market rent to a tenant with a 
strong financial covenant.
Investment Turnover – Capital transactions comprising freehold and long leasehold acquisitions 
for investment, owner occupation or development. Corporate transactions are excluded.

Town Planning

LEGISLATIVE CHANGES – HIGHLIGHTS

The Localism Bill and the Budget
There were few surprises for London in the Bill or the Budget, 
with London Boroughs and the Mayor of London enjoying support 
for their activities under the existing planning system.

It is not known yet how neighbourhood/parish plans will fit into the 
London system. A pilot neighbourhood scheme has however been 
agreed for the Bankside and Borough area of central London.

Greater London Authority
The Examination in Public Panel Report publication by early 
February 2011. In summary, this influences the final development 
of the London Plan prior to its approval by the Mayor and 
Secretary of State.

Boroughs
The following Core Strategies were adopted during the quarter:
•	 Southwark
•	 Lambeth
•	 Islington

Islington consulted in January on its Site Allocations, 
Development Management and Bunhill and Clerkenwell 
development plan documents.

Camden closed consultation on its Planning Guidance 
(including s.106 policies) and Site Allocations Local 
Development Framework documents in January 2011.

The City Corporation’s Core Strategy public inquiry was 
carried out over 29-30 March 2011.

Westminster has produced updated interim guidance regarding 
the interrelation between its Unitary Development Plan ‘by unit’ 
and its Core Strategy ‘by floorspace’ affordable housing policies.

To discuss how these changes may affect your  
development, contact Guy Bransby on 020 7399 5409  
or Jeff Field on 020 7852 4742.
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