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Introduction

Movers and shakers
The market this autumn is awash with rumours and speculation: rumours of mergers among the top five
global agents and speculation about which of the smaller firms will be bought out next.

As the news pages of Estates Gazette testify, there has also been a very real surge in the number of senior-
level London agents moving between rival agencies.

All of which speaks volumes about how the market is feeling. Right now, everyone wants to get ready to take
full advantage of the boom they believe is finally just around the corner. 

Jones Lang LaSalle and Cushman & Wakefield Healey & Baker have been particularly busy trying to shake up
their central London businesses in time for a recovery. Whether through lack of direction or key losses, both
are weaker in the City than they should be for firms of their stature.  

At the beginning of July, JLL caused a stir when it managed to lure Neil Prime, proprietary partner and City
chief at Knight Frank, to be its head of England office agency. He will have to address some problems at JLL
– not least a perceived lack of profile in the City, and several lost letting instructions.

After a strong second quarter, JLL suffered a poor third quarter in the City, not even making the top five;
although it did well in the West End, securing 24% of the market in second place to CBRE.

As for CWHB, the company is rumoured to have made overtures to City agent BH2. Both firms have publicly
denied that merger talks have taken place, but Cushman’s desire to up its game in central London is no
secret. "At the moment we’re not even first or second, and we should be," says Adrian Hill, the partner
leading the expansion drive.

The latest addition to the CWHB camp is development specialist William Jackson and his team from DTZ.
The thinking is that Jackson will build up a nice pipeline of agency and investment work for his new
colleagues, as well as plugging the agency’s development advisory gap.

What both of these firms want of course, is to challenge CB Richard Ellis’s dominance. The world’s largest
agency has just lost two well-known City directors – Chris Vydra to Knight Frank and Mark Lethbridge to
Drivers Jonas – but it will take much more than these losses to shake its position in central London. 

As the London Office Database figures show, CBRE repeated its stellar Q2 performance by advising on over 
1 million sq ft of disposals in Q3, and had a 500,000 sq ft lead on its nearest rival Knight Frank.

Nevertheless, the research over the following pages suggests that JLL and CWHB are right to act now. 
Take-up in the West End in Q3 was at its highest for almost five years, reaching over 100,000 sq m. 

With so little to choose from in the core, buildings that had previously struggled to let are being snapped up.
Who would have thought that a technology company would go for a mock Georgian redevelopment for its
new London headquarters? Yet Fujitsu is close to agreeing a deal at Loftus Family Properties’ 4,750 sq m
(51,000 sq ft) refurb of 22 Baker Street, which has stood empty for almost two years. And Lend Lease is
seriously considering taking a punt on Hammerson’s 19 Hanover Square, despite the fact that it would have
to move out if CrossRail went ahead. 

In the City, where take-up remained steady at just over 100,000 sq m in Q3, there is also cause for optimism.
The London-based investment banks that led the downturn are now recruiting again, and we are just
beginning to feel the effects. The third quarter’s handful of large deals included UBS taking 10,350 sq m at 
1-2 Broadgate and Lloyds TSB taking 9,680 sq m at 10 Gresham Street. 

No doubt we will see banks and financial companies subletting again in 2011. But it’s worth remembering
how indifferent they can afford to be to the costs of taking huge prelets. After all, £3m pa in rent is the
equivalent to one City big shot’s salary, and a fraction of the fee he’ll take on a deal.

The latest lettings are hardly on a par with the mega-deals seen at the peak of the last cycle, but there is a
certainly a more relaxed atmosphere among the City letting agency fraternity than a couple of years ago.

The present performance of the FTSE also bodes well for growth and for mergers and acquisitions, which
should produce new requirements. JLL and CWHB have their work cut out, but the recovering market should
work in their favour. 

Julia Cahill,
News Editor, 
Estates Gazette Group

18-19 Hanover Square, W1:
Number 19 under offer to

Lend Lease
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1-2 Broadgate, EC2:
UBS complete letting

1 Churchill Place, E14:
Cantor Fitzgerald take
100,000 sq ft

Q3 2005 agency league tables

City core City fringe

North central

CB Richard Ellis gained a clear lead in the City core in Q3 as it completed a number
of key high- profile deals in the Square Mile. The largest of these was the 111,400 sq ft
letting to UBS at 1-2 Broadgate, EC2, where it was sole agent. In addition to this,
the City agency team let the entire buildings at 99 Queen Victoria Street, EC4
(jointly with King Sturge) and 140 Aldersgate, EC2 (joint with BH2), each around
85,000 sq ft, to Sumitomo Mitsui and Land Securities respectively. It is worth
noting that CBRE, acting jointly with DTZ, also let a further three floors at 30 St Mary
Axe, EC3, totalling 83,700 sq ft, to Kirkland & Ellis, Allianz and Hunton & Williams
– each taking a floor. 

Knight Frank, in second place, closed the letting of 104,200 sq ft to Lloyds TSB at
10 Gresham Sreet, EC2, where it was joint agent with Hargreaves Goswell Down.
Its total was further boosted by two more big deals at 95 Queen Victoria Street,
EC4, where Bank of Montreal signed for 31,340 sq ft and a further 31,720 sq ft was
taken by an undisclosed occupier at Peninsular House, Monument Street, EC3, on
which joint with BH2 was joint adviser. 

BH2 took third place, with the two joint agency deals mentioned earlier and the
addition of the 42,000 sq ft letting to AXA UK at 5 Old Broad Street, EC2, where
Atisreal was joint agent.

Richard Susskind moved to first place this quarter, from second position in Q2. The
niche agent completed a number of medium- sized deals, including a 10,000 sq ft
letting at Cityside & Challenger House, Adler Street, E1, where Tarn & Tarn was
joint agent. Other deals include 8,420 sq ft at The Tea Building, Bethnal Green
Road, E1, and at 44-46 Sekforde Street, EC2, where Henri Lloyd signed for 6,740 sq ft.

GVA Chapman Swabey let 14,455 sq ft at Central House, Camperdown Street,
E1, to Centre Point Group, along with 12,100 sq ft to the National Centre for
Social Research at 159-173 St John Street, EC1. To secure its second place in the
City fringe market, it let two floors at Cardinal Court, Thomas More Street, E1,
where the British Deaf Association and Bank Mandiri Europe each took a floor of
7,060 sq ft.

Stirling Ackroyd achieved third place, thanks to its joint agency deal at 159-173 St
John Street, EC1, and the completion of a number of smaller deals across the
market.

Once again CB Richard Ellis topped the table in the West End in Q3, as take-up
was the strongest seen for some time. The largest deal was at One Hanover Street,
W1, where Kaupthing signed for 93,700 sq ft, leaving the development fully let.
CBRE also secured two key lettings on at Cardinal Place, SW1: 64,000 sq ft at the
Stag Place phase to Wellington Management International Limited, where
construction is due for completion in summer 2006; and 33,900 sq ft to P&O at the
Palace Street phase, which was completed at the end of 2004. Jones Lang LaSalle
was joint agent on both Cardinal Place and One Hanover Street deals, securing its
second place in the West End. 

In Fitzrovia, CBRE completed a deal to Future Publishing totalling 50,700 sq ft at
Marylebone House, Marylebone High Street, NW1. Cushman & Wakefield
Healey & Baker was joint agent, but this was not enough to push it into the top five
in the West End table.

Knight Frank and DTZ completed the deal to Google UK at Belgrave House,
Buckingham Palace Road, SW1, for 52,500 sq ft, which gave them a boost into the
top five.

GVA Saxon Law completed the sizeable letting of 55,550 sq ft to Alliance Capital at
Mayfair Place, SW1, jointly with Hanrahan Deane.

In the North central market, CB Richard Ellis and DTZ held joint first place, which
was entirely attributable to two lettings – for 27,000 sq ft to Scholistic and 13,000 sq ft
to Metronet – both at Euston House, Eversholt Street, NW1. 

Edward Charles & Partners completed three notable deals: the letting of 11,900 sq ft
to Parlour Wood at 4-10 Rodney Street, N1 and two deals at Centro, Mandela
Street, NW1, where Intelligent Marketing took 6,500 sq ft and Saltmine Creative
3,600 sq ft. 

% 
Sq ft Mkt Share

1 CB Richard Ellis 470,380 38.26

2 Knight Frank 195,935 15.94

3 BH2 190,408 15.49

4 DTZ 160,408 13.05

5 Savills 119,646 9.73

% 
Sq ft Mkt Share

=1 CB Richard Ellis 40,010 38.03

=1 DTZ 40,010 38.03

3 Edward Charles & Partners 22,022 20.93

4 Lambert Smith Hampton 17,000 16.16

5 Wiltshire Daniels 11,921 11.33

% 
Sq ft Mkt Share

1 CB Richard Ellis 371,864 33.46

2 Jones Lang LaSalle 263,242 23.69

3 DTZ 167,896 15.11

4 Knight Frank 141,565 12.74

5 GVA Saxon Law 128,053 11.52

Docklands Midtown

There was a small volume of deals completed in Docklands in Q3 – but they were
significant. The dominant position of CB Richard Ellis and Knight Frank is wholly
attributable to Cantor Fitzgerald, which completed a deal on 100,150 sq ft at BP1,
Churchill Place, but also signed for an additional 19,100 sq ft at 40 Bank Street,
which was not originally expected. Both agents acted on both deals.

In third position, Cushman & Wakefield Healey & Baker’s three key deals were at
25 Canada Square, E14, where Wells Fargo took 4,300 sq ft, Think London signed
for 6,490 sq ft; and LNR Property Corporation took 10,500 sq ft on the 34th floor. 

EA Shaw jumped from fifth place in Q2 to first position this quarter, securing some
notable deals in what was overall a poor quarter for Midtown take-up. The largest of
these was the 22,800 sq ft letting at 344-354 Gray’s Inn Road, WC2, where MLS
Property Services took the entire building for a new business centre. Gale Priggen
& Co was joint agent on this deal, placing it second on the Midtown table.

DTZ came in third, having completed four lettings at Brettenham House, Lancaster
Place, WC2 – Camelot Group signed for 6,070 sq ft; Principle Capital Advisers
Limited took 5,000 sq ft; Kotra Holdings took 3,320 sq ft and Samuel Bruce
completed on 3,160 sq ft.

Knight Frank’s only Midtown deal, which placed it fourth, was the 26,250 sq ft
letting to Amerada Hess at The Adelphi Building, John Adam Street, WC2.

% 
Sq ft Mkt Share

1 EA Shaw 49,547 21.08

2 Gale Priggen & Co 33,774 14.37

3 DTZ 31,203 13.27

4 Knight Frank 26,254 11.17

5 GVA Chapman Swabey 22,899 9.74

% 
Sq ft Mkt Share

=1 CB Richard Ellis 119,307 81.75

=1 Knight Frank 119,307 81.75

3 Cushman & Wakefield Healey & Baker 21,293 14.59

4 Carl Dobbin & Co 5,339 3.66

% 
Sq ft Mkt Share

1 Richard Susskind & Co 68,932 22.06

2 GVA Chapman Swabey 51,929 16.62

3 Stirling Ackroyd 28,182 9.02

4 Savills 25,423 8.14

5 Atisreal 25,423 8.14
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London lettings league table - Q3 2005

Sq Ft % Market Share
1 CB Richard Ellis 1,026,599 31.05

2 Knight Frank 507,809 15.36

3 DTZ 437,795 13.24

4 Jones Lang LaSalle 362,385 10.96

5 GVA 233,979 7.08

6 BH2 206,563 6.25

7 Savills 176,619 5.34

8 Cushman & Wakefield Healey & Baker 140,996 4.26

9 King Sturge 115,133 3.48

10 Hargreaves Goswell Down 104,183 3.15

11 Atisreal 96,971 2.93

12 Richard Susskind & Co 87,399 2.64

13 Hanrahan Deane 86,008 2.60

14 EA Shaw 77,594 2.35

15 Crossland Otter Hunt 71,726 2.17

16 Boon Godbold 71,175 2.15

17 Allsop & Co 66,623 2.01

18 Strutt & Parker 59,273 1.79

19 Nelson Bakewell 53,059 1.60

20 Edward Charles & Partners 52,985 1.60

21 Drivers Jonas 50,193 1.52

22 Morgan Pepper 38,141 1.15

23 Colliers CRE 35,407 1.07

24 Gale Priggen & Co 33,774 1.02

25 Stirling Ackroyd 31,027 0.94

CBRE take 30% marketshare
CB Richard Ellis broke the 1 million sq ft barrier again in Q3, taking it’s market share over the 30% barrier. This was a
clear lead – 500,000 sq ft to be exact – which firmly established it as the dominant agent in London. It also secured first
position in the City Core, Docklands and West End submarkets. Following the prelet to Deloitte at New Street Square,
EC4, last quarter, it continued its success this quarter by securing the 111,400 sq ft letting at 1-2 Broadgate, EC2, to
UBS, which was offered on a sublease from Lehman Brothers. In the West End it let just under 95,000 sq ft to Kaupthing
at the Crown Estates’ One Hanover Street, W1, leaving this development fully let.

In Docklands CBRE was joint first with Knight Frank, as both firms completed the letting to Cantor Fitzgerald of over
100,000 sq ft at BP1, Churchill Place, and a further 19,000 sq ft to the same tenant at 40 Bank Street, which exceeded
expectations from last quarter.

Having seen good disposals at Cardinal Place in Q2, CBRE let a further 64,000 sq ft to Wellington Management
International at Stag Place and almost 34,000 sq ft to P&O in the Palace Street building, which was completed last year.
P&O had originally planned to take space at Jahn Court in its Regent Quarter development, but having sold this to La
Salle Investments for c.£47 million, it agreed to take space at Cardinal Place.

Strong performance for Knight Frank
Knight Frank jumped from fourth place to second in Q3, swapping places with Jones Lang LaSalle. This was thanks to
its joint agency deals in Docklands with CBRE and strong performance in both the City Core and West End. Lloyds TSB
signed for 104,200 sq ft at 10 Gresham Street, EC2, – on which Knight Frank acted jointly with Hargreaves Goswell
Down – and two more deals of about 30,000 sq ft each were completed to Bank of Montreal at 95 Queen Victoria
Street, EC4, and to an undisclosed tenant at Peninsular House, Monument Street, EC3, on which BH2 was joint agent.
In the West End, Knight Frank and DTZ completed the deal to Google UK at Belgrave House, Buckingham Palace Road,
SW1 for 52,500 sq ft.

DTZ held its third place position for Q3, having completed a number of respectable deals in the West End, City core and
North central central markets. At the Swiss Re tower, EC3 – where CBRE was joint agent – Kirkland & Ellis, Allianz and
Hunton & Williams each signed for a floor, in total taking more than 80,000 sq ft. DTZ also let over 27,000 sq ft at 
1 London Wall, EC2, to MacLay Murray & Spens. In the West End, its biggest letting was the Google deal at Belgrave
House, Buckingham Palace Road, with Knight Frank. In the North Central central market, DTZ let 40,000 sq ft at Euston
House, Eversholt Street, NW1, to Metronet and Scholastic Limited – a deal it shared with CBRE.

GVA jumped to fifth place from ninth in Q2. This was down to a particularly strong performance in the West End market
where GVA Saxon Law let 55,550 sq ft to Alliance Capital at Mayfair Place, SW1, jointly with Hanrahan Deane; 20,500 sq ft
to Gap Inc at Berkeley Square House, W1 and 14,000 sq ft to HBOS at 21-23 Hill Street, W1.

One Hanover Street, W1:
Kaupthing deal leaves

scheme fully let

30 St. Mary Axe, EC3:
3 floors let
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99 Queen Victoria Street,
EC4: On the market for
£65m

Exchange Place, EC4:
AKQA take 2,300 sq m

Little Britain Complex,
EC1: Canary Wharf to sell
for £110m

Q3 2005 Overview
Market performance in Q3 was mixed across London. Most activity was seen in the West End and City, with
Midtown and the City fringe suffering a lull. Overall, availability was down but so was take-up, and the amount
of space under offer and withdrawn reverted back to normal levels following a large increase last month.
Construction starts were moderate and mainly speculative and little new stock was completed to add to
availability. Each market performed differently; however, all these factors led to an overall drop in vacancy rates
across London.

City core

The City core’s performance remained on an even keel for the third quarter running, delivering respectable
levels of take-up; the market saw a drop in availability and a considerable amount of space withdrawn. Take-up
was split evenly between new and secondhand space, with no prelets, which in turn led to a drop in the
vacancy rate. 

Lloyds TSB completed its deal at 10 Gresham Street, EC2, taking 9,680 sq m on a 15-year lease; Land
Securities took 7,840 sq m at Amalgam, 140 Aldersgate Street, EC1, which it will use for its Landflex serviced
office venture; and Sumitomo Mitsui signed a 15-year lease at 99 Queen Victoria Street, EC4, which no doubt
sanctioned Hines UK’s decision to place its long leasehold on the market with a £65 million price-tag. Lehman
Brothers’ space at 1-2 Broadgate, EC2, was finally taken by UBS, which actually signed for 10,350 sq m –
more than originally planned. With Cantor Fitzgerald’s plans to move to Docklands finalised, it has already
assigned its lease at One America Square, EC3, to BMS Special Risk Services, which is taking a total of 6,320 sq m. 

The completion of 2,060 sq m at 6 Old Broad Street, EC4, and 2,290 at 24 Cornhill, EC4, added a negligible
amount of new stock to the market in Q3, and we will see the same in Q4 as Thames Exchange, Queen Street
Place, EC4, is completed with only 2,000 sq m still available, since SJ Berwin has taken the majority of the
building. Space under offer at the close of Q3 reached 64,000 sq m, and apart from Serjeants Inn, EC1, all was
for existing new and secondhand space. 

Following Q2’s high level of construction starts – admittedly kickstarted by prelets but also with a considerable
space speculative or available on a sublease – British Land continued to show its confidence in the market by
starting works speculatively on its Ludgate West, EC4, scheme, which will deliver 11,250 sq m in 2007.

City fringe

Performance in the City fringe market was not so encouraging. Take-up was the lowest seen since 2002, but
the vacancy rate did drop on last quarter and is the lowest for some time. This is mainly because what activity
there was in the market was confined to secondhand and new space. 

The biggest deal on new space was Crossland Otter Hunt’s letting of 2,360 sq m to AKQA at Exchange Place,
1 St John’s Lane, EC1, and Colliers CRE completed a couple of deals at Ludgate House, Blackfriars Road,
SE1, for 1,775 sq m and 1,440 sq m – the latter being to Property Week. Elsewhere, Centre Point Group signed
for 1,340 sq m at Central House, Camperdown Street, E1, and the National Centre for Social Research took
1,125 sq m at 159-173 St John Street, EC1.

Despite the slight rise in availability, this was not as high as in previous years. The Corporation of London’s
decision to withdraw 9,770 sq m at 1 Alie Street, E1, from the market while it reasseses its plans for the site
could not compete with the premarketing starting at Milton Gate, Chiswell Street, EC2, where Savills and
Morgan Pepper have secured the instruction from UBS to offer a total of 14,400 sq m. 

There is a reasonable amount of new space available in the fringe market, which is still struggling with the
addition of 19,300 sq m from Bishops Square, E1, and 15,800 sq m at K2, St Katharine Docks, E1 – both
added to the market in Q2. This however, did not prevent Land Securities starting work speculatively on the
33,200 sq m Bankside 2 & 3, SE1, which will be delivered in two buildings in the second half of 2007. At this
point no other schemes will be delivered in 2007 to compete with it. There is little new stock to complete in Q4
and only 14,700 sq m due to be delivered in 2006, so we will see the market struggle to offer a good choice of
new space. 

Docklands

Few deals were done in Docklands in Q3, but what was completed, was significant. Overall, take-up was low
compared with previous quarters; however, the vacancy rate continued to fall as existing stock is slowly being
taken and nothing new is added to the market. 

A handful of deals were completed at 25 Canada Square to Wells Fargo, Think London and LNR Property
Corporation, all on a sublease from Citigroup, but the biggest and only notable deal in Q3 was Cantor
Fitzgerald’s letting at 1 Churchill Place, where it signed for 9,300 sq m while simultaneously taking an additional
1,775 sq m at 40 Bank Street. An additional 9,100 sq m is under offer at Churchill Place to the Olympic
Development Agency, which should complete next quarter; this will see existing available stock receding
further, albeit slowly. 



| 7 |

With no construction starts and nothing under construction, this stock will continue to decline over 2006.

Midtown
Q3 was fairly uneventful in Midtown, which saw low levels of take-up, a drop in availability, a small amount of
construction completed, no construction starts and a drop in vacancy rate. Deals were mainly confined to the
secondhand market, comprising numerous small lettings. 

The largest of these was Knight Frank’s letting of 2,440 sq m to Amerada Hess at the Adelphi, John Adam
Street, WC2, and 2,120 sq m let to MLS Property Services at 344-353 Gray’s Inn Road through EA Shaw and
Gale Priggin & Co, where MLS will open another business centre. In Q4 we will see the completion of the Serious
Fraud Office’s letting at 200 Gray’s Inn Road, WC2, through Knight Frank and CBRE, which totals 4,430 sq m.
The deal was very close to being completed as we reached quarter-end but some details were still being finalised.

The amount of new space is dwindling in Midtown and the prospect of construction starts is looking bleak. It
was announced that the proposed 2,900 sq m refurbishment of Melbourne House, Aldwych, WC2, was to be
abandoned and new leases are being offered through Farebrother and King Sturge, which will expire in 2009. 

In terms of transactions, the investment market saw a reasonable amount of activity, with 11 deals completed
for 90,900 sq m in total. One deal very close to completion was Bee Bee Developments’ sale of Estates Gazette’s
offices at 1 Procter Street, WC1, to UBS for a reported £52 million, reflecting a yield of 5.25%. In May 2005,
Bee Bee had assumed full ownership of the building, after buying Allied Commercial's 50% share for an undisclosed
price. At that time it had already received offers for the entire interest at around £47 million, a 6% yield.

West end
Activity in the West End was very encouraging. Take-up was at its highest since 2001 and there was a 6% drop
in availability, almost 47,000 sq m went under offer and 15,000 sq m was withdrawn from the market. There
was an increase in average asking prices, but the vacancy rate did not reduce by as much as we would expect.
There was a 56% increase in take-up on Q2. 

The biggest deal was the 8,710 sq m letting to Icelandic bank Kaupthing at the Crown Estate’s One Hanover
Street, W1, which leaves this development – completed at the end of 2004 – fully let. Kaupthing is thought to
have paid around £700 per sq m (£65 per sq ft) for the space. It plans to consolidate from 89 New Bond Street,
W1, and 21 New Street, EC2, following its takeover of Singer & Friedlander; it will vacate New Street in April
2006, leaving 3,660 sq m vacant at the building. 

Other notable deals were Alliance Capital’s deal on 5,160 sq m at Mayfair Place, W1, and Google UK taking
4,880 sq m at Belgrave House, Buckingham Palace Road, SW1, on a 15-year lease. Cardinal Place, SW1,
featured again this quarter as two more lettings were completed. P&O signed for 3,060 sq m in the Palace
Street phase, which was completed last year, leaving this part of the development fully let; and Wellington
Management kickstarted lettings in the Stag Place phase, which will complete in 2006, by taking 5,950 sq m 
on a 15-year lease. It will relocate from around 2,800 sq m in nearby Stratton House, SW1, in the middle of
next year. 

Hammerson announced that it would vacate its offices at 100 Park Lane, W1, where it has been in occupation
since 1969, to move to its own development at 10 Grosvenor Street, W1; it has already placed 1,040 sq m
back on the market on a sublease. It intends to move from Park Lane in summer 2006 and is disposing of the
long leasehold interest in the building, held jointly with Grosvenor, through Savills, which has been instructed to
sell the building as either an office refurbishment or a single luxury home. Under the terms of the agreement,
Hammerson will receive 40% of the sales proceeds. 

The quarter ended on a high note with confirmation that King Sturge had taken the entire 6,740 sq m building
at The Curve, Regent Street, W1, where it will consolidate its West End operations in one location. Construction
will complete on site next summer, so it is unlikely that King Sturge will take occupation until late 2006. 

Availability fell dramatically in Q3, which was the result of strong take-up, but there was little new space added
to the market –33,750 sq m in total. With just under 47,000 sq ft already under offer in the West End, Q4 looks
promising.

Conclusion
So far this year the market has seen mixed performance. The City Core and West End are performing well – but
the situation is a little less predictable in the Midtown and City fringe markets. Supply is falling, and judging by
the amount of space under offer there is strong demand; take-up has struggled to match Q4 2004 but has
otherwise performed well, vacancy rates are falling and asking prices are more or less increasing. New stock
completing is controlled and is slowly being absorbed, and developers are regaining confidence and slowly
increasing speculative development. 

Theresa Keogh, 
Business Manager, London Research

The Eye, 1 Procter 
Street, E1: UBS buy

Estates Gazette’s office
for £52m

Belgrave House, SW1:
Google take 15 year lease
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Milton Gate, EC1:
Premarketing starts

10 Gresham Street, EC2:
Lloyds TSB take almost
10,000 sq m
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Take-up (sq m)*

Q1 2003 Q2 2003 Q3 2003 Q4 2003 Q1 2004 Q2 2004 Q3 2004 Q4 2004 Q1 2005 Q2 2005 Q3 2005

City core 58,546 59,359 35,784 82,278 59,906 104,342 84,051 198,396 101,543 111,148 114,204 

City fringe 49,094 38,854 38,543 65,711 39,593 79,994 42,650 115,852 30,189 70,251 29,033 

Docklands 5,875 2,389 20,850 12,987 57,538 12,736 29,489 16,073 9,229 15,136 13,558 

Midtown 25,372 27,489 20,698 48,142 42,526 25,132 35,876 57,685 30,670 44,291 21,839 

West End 43,051 46,921 63,715 84,739 94,546 63,119 84,704 99,454 42,458 65,800 103,252 

Total 181,937 175,012 179,590 293,857 294,110 285,324 276,769 487,460 214,089 306,626 281,886 

Annual total 830,396 1,343,662 802,602

Total availability (sq m)

There was an overall drop of nearly 4% in total availability from the previous quarter. The City core benefited from the withdrawal of 40,600 sq m at 200 Aldersgate Street,
EC1, following Canary Wharf Group’s purchase of the long leasehold interest as part of its deal with law firm Clifford Chance to move to Docklands. The lease was being
offered as a proposed refurbishment through CB Richard Ellis, but these plans have been abandoned as the buildings now due to change hands again, reportedly to a
consortium led by Allied Commercial, for £110 million. Take-up remained level in the City core, with little new space added to the market.

As take-up soared in the West End, supply dropped dramatically on last quarter. Only 33,700 sq m of new stock came to the market in Q3 and this, coupled with record
take-up levels and around 14,000 sq m being withdrawn, led to a 6% drop in availability.

While premarketing activity still accounts for 47% of total availability, there was a distinct drop in new instructions on such space – the largest being Savills’ and Morgan
Pepper’s instruction on the proposed 14,400 sq m refurbishment at Milton Gate, Chiswell Street, EC1, which resulted in a 4% increase in availability in the City fringe
market.

In Docklands, there was an adjustment to total supply due to revisions to the proposed Riverside South scheme at, North Quay, Aspen Way, E14. The proposed size has
increased from 176,500 sq m to 298,100 sq m, to be delivered in two towers with a preliminary completion date of 2015.

Q3 2003 Q4 2003 Q1 2004 Q2 2004 Q3 2004 Q4 2004 Q1 2005 Q2 2005 Q3 2005

City core 1,407,370 1,431,552 1,476,837 1,452,685 1,494,264 1,638,885 1,647,233 1,552,047 1,429,166 

City fringe 854,705 893,865 852,825 898,682 861,928 812,972 742,169 675,249 717,344 

Docklands 1,026,869 1,012,677 985,400 961,599 945,176 976,901 996,045 858,555 966,141 

Midtown 292,350 289,683 304,973 278,671 273,609 303,498 267,349 250,377 220,111 

West End 888,744 855,794 853,942 820,660 766,802 885,213 941,547 1,002,795 842,188 

Total 4,470,038 4,483,571 4,473,977 4,412,296 4,341,779 4,617,469 4,594,343 4,339,023 4,174,950 

Rise on previous quarter 2.09 0.30 -0.21 -1.38 -1.60 6.35 -0.50 -5.56 -3.78

Vacancy rates %

There was a decline in vacancy rates across all markets this quarter, adjusting the anomaly from Q2 where take-up was strong but had to compete with tenants
vacating large units and completions adding upward pressure. However, despite record take-up in the West End in Q3 and a drop in availability, this failed to have a
downward effect on vacancy rates in that market. There were a considerable amount of small vacations over the quarter, which tipped vacancy rates upwards – even if
only slightly. 

Barclays vacated 3,360 sq m at 50-51 Pall Mall, SW1, this quarter as it surrendered the lease to the landlord and moved staff to its offices in Churchill Place, E14.
The bank also surrendered its lease for the 23,200 sq m 54 Lombard Street, EC3, which it vacated in September 2005; the space is being premarketed as a
refurbishment through Savills and Strutt & Parker, but plans have yet to be submitted to the Corporation of London. Barclays also vacated the 3,450 sq m 66-70 St
Mary Axe, EC3, at the end of June, although this space has been on the market through King Sturge since end-2004.

Smith & Williamson vacated its three West End offices to take its new space at 25 Moorgate, EC2, releasing a total of 3,870 sq m to the market – mainly at 1-3
Riding House Street. And of course the Labour Party moved out of its 1,050 sq m Old Queen Street, SW1, office, which it bought only three years ago for £5.5
million. Claiming that the cramped rooms, low ceilings and small windows made it impractical, the party it moved back to 39 Victoria Street, SW1, which it originally
only leased as a base for the 2005 election. A decision has yet to be made about the disposal. 

Q1 2003 Q2 2003 Q3 2003 Q4 2003 Q1 2004 Q2 2004 Q3 2004 Q4 2004 Q1 2005 Q2 2005 Q3 2005

City core 11.33 11.91 14.80 17.05 18.71 19.02 18.50 17.62 17.03 16.19 15.38

City fringe 11.79 16.66 17.45 17.60 20.20 20.31 19.74 19.41 18.85 19.07 18.15

Docklands 14.48 15.38 13.73 16.74 17.17 15.59 16.15 16.40 15.28 14.24 13.13

Midtown 10.57 11.34 11.70 14.33 15.10 14.11 14.95 15.00 14.09 15.52 13.19

West End 11.90 12.29 12.83 13.51 14.45 15.20 14.29 13.61 12.33 12.62 12.73

Overall 11.75 13.01 14.14 15.68 17.05 17.13 16.72 16.20 15.32 15.26 14.53

Running annual average 13.65 16.78 15.04

Analysis

*only units >=232 sq m

Take-up in Q3 was a mixed bag. The West End saw record performance, of a level not seen since early 2001, and City core levels remained stable for the third quarter
running. The City fringe and Midtown markets, however, suffered a very poor performance indeed, the worst for some time.

The City core continued on an even keel, with take-up spread evenly across new and secondhand space. A number of large deals were completed across the market, but
the largest was to UBS at 1-2 Broadgate, EC2, where the bank was originally expected to take 7,400 sq m but actually signed for 10,400 sq m on a sublease from
Lehman Brothers. For new space, the largest deal was to Lloyds TSB for 9,700 sq m at 10 Gresham Street, EC2. In Docklands take-up was not as strong as last quarter,
but Cantor Fitzgerald’s letting at 1 Churchill Place, E14 totalling 9,300 sq m, and a further 1,800 sq m at 40 Bank Street, E14 saved the day.

In the West End, the situation was extremely encouraging. Take-up was the highest since Q1 2001, thanks to a number of high- profile lettings. Kaupthing taking 8,700 sq m
at the Crown Estate’s One Hanover Street, W1, leaves this scheme fully let. Cardinal Place, SW1, featured twice in this quarter’s figures, with 3,060 sq m going to P&O
and 5,950 sq m being taken by Wellington Management International on the second phase, due to be completed next year. At the last minute, King Sturge completed
its deal to take the entire 6,735 sq m at The Curve, Warwick Street, W1, which pushed CBRE’s total lettings over the 1 million sq ft barrier for a second quarter.



Amalgam, EC1:
Land Securities take

entire building

250 Bishops Gate, EC2:
ABN Amro completes sale

and lease back
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Average asking prices* (£psm)
New build (existing)**

Q1 2003 Q2 2003 Q3 2003 Q4 2003 Q1 2004 Q2 2004 Q3 2004 Q4 2004 Q1 2005 Q2 2005 Q3 2005

City core £464.65 £472.54 £474.11 £475.41 £474.57 £471.04 £474.29 £480.34 £487.17 £473.99 £468.06

City fringe £298.73 £314.55 £295.44 £314.05 £319.05 £320.84 £319.88 £321.41 £335.02 £316.22 £346.83

Docklands £500.53 £500.53 £464.20 £442.67 £446.71 £445.81 £446.71 £446.71 £438.63 £414.41 £414.41

Midtown £489.76 £493.35 £468.23 £456.39 £435.94 £398.54 £386.43 £402.88 £424.28 £394.23 £394.23

West End £539.63 £524.91 £533.53 £534.88 £556.79 £593.68 £606.70 £611.63 £640.45 £602.18 £605.17

Overall £463.47 £469.66 £455.87 £452.72 £457.19 £465.01 £466.81 £474.47 £478.63 £447.43 £458.45
Running annual average £460.43 £465.87 £461.97

**not including refurbished space.

Second hand grade A

Investment sales (sq m)

The investment market continued to thrive in Q3, but there is no doubt that activity was boosted by the Abbey National portfolio sale. ING Real Estate Investment Managers
completed the biggest property investment deal ever, buying 128 commercial properties in the Abbey National portfolio (contained in the Scottish Mutual and two Scottish Provident
portfolios) for £1.3 billion. The total portfolio was made up of 40% offices, and in London, a majority was in the City core and City fringe markets. This including the Angel Gate
Complex, EC1; 3,480 sq m at 30-32 Lombard Street, EC2; 3,310 sq m at Skandia House, College Hill, EC4; and St Mary’s Court, St Mary at Hill, EC3, totalling 3,500 sq m.

Elsewhere in the City core, London & Regional sold its share of 60 Victoria Embankment, EC4, to a private client of UBS for £265 million – a yield of 6.4%. ABN
Amro’s sale and leaseback deal at 250 Bishopsgate, EC2 closed this quarter with private investment bank, Evan Randall, paying £175 million for the building. The deal
reflects a yield of 4.25%, and ABN Amro has taken a 30 year leaseback. Cushman & Wakefield Healey & Baker advised ABN Amro; CB Richard Ellis advised the bank.

In the West End the largest transaction was the Commerz Grundbesitz Investmentgesellschaft’s disposal of its freehold interest in 1 Curzon Street, W1, to the Abu
Dhabi Royal royal Family family for £280 million, reflecting a yield of 4.1%.

Construction starts with prelets (sq m)

Construction starts in Q3 could not compete with Q2, which saw starts on the former Marks & Spencer headquarters and a number of big schemes starting in the City
core. There was only one start in the City core in Q3 – British Land began works speculatively on Ludgate West, EC4, which will provide 11,250 sq m in 2007. The
Guardian had shown some interest in the building earlier in the year, but has since decided to take Kings’s Place, 86-90 York Way, N1, which is being developed by
Parabola Land and will be delivered early in 2008. Ludgate West is on the market through Knight Frank and GVA Chapman Swabey.

In the City fringe, construction began speculatively at Bankside 2 & 3 (St Christophers House), SE1, having also attracted interest from The Guardian. The two
buildings total 33,200 sq m and are on the market through CB Richard Ellis. Practical completion is expected in Q3 2007. In the West End, works started on Morley
Fund Management’s 20 North Audley Street, W1, which will provide 5,230 sq m by summer- 2006, and construction started at Standard Life’s 5,000 sq m
1 Church Place, Jermyn Street, SW1, due by mid-2007.

Q1 2003 Q2 2003 Q3 2003 Q4 2003 Q1 2004 Q2 2004 Q3 2004 Q4 2004 Q1 2005 Q2 2005 Q3 2005

City core £392.02 £373.09 £362.89 £345.04 £336.87 £329.77 £330.72 £326.87 £338.57 £333.99 £327.72

City fringe £294.27 £282.58 £275.84 £269.90 £247.45 £248.72 £251.69 £245.15 £258.33 £246.34 £255.64

Docklands £343.14 £299.25 £299.35 £315.25 £265.29 £275.48 £257.61 £253.60 £248.68 £243.57 £243.36

Midtown £372.24 £368.81 £349.29 £330.40 £346.32 £352.52 £357.86 £369.11 £359.48 £356.14 £354.48

West End £451.42 £443.60 £426.36 £407.76 £413.05 £403.73 £399.35 £411.49 £433.77 £439.99 £437.50

Overall £392.79 £377.72 £363.98 £348.91 £345.06 £336.59 £334.67 £334.94 £352.81 £350.59 £344.73

Running annual average £370.85 £337.82 £349.38
*new leases only
Despite an even level of activity in the City core, prices for existing space saw a decrease on last quarter for both new and secondhand space. For new, the removal of the
entire building at 99 Queen Victoria Street, EC4, from the market – let to Sumitomo Mitsui Corporation at a reported £435 per sq m (£40.56 per sq ft), more than 10% off
the asking price of £485 per sq m (£45 per sq ft) – would have had a positive effect on the average price, as would Land Securities signing for Amalgam, 140 Aldersgate
Street, EC1. However, Amalgam is now back on the market from LandSec at a slightly lower asking price of £375 per sq m (£35 sq ft). This quarter also saw the addition of 
12 Smithfield, EC1, offered on a new lease through Cushman & Wakefield Healey & Baker at £320 per sq m (£30 per sq ft) after Jarvis surrendered its lease here. City core
secondhand space also saw a dip – there were a number of lettings at Tower 42, Old Broad Street, EC4, which took a number of expensive units off the market at £485 per sq m
(£45 per sq ft); and 27-30 Finsbury Square, EC2, went to RSM Robson Rhodes at £390 per sq m (£36.50 per sq ft), below the asking price of £425 per sq m (£39.50 per sq ft).

In the West End, the there was a slight rise in asking prices for new space, which was down to strong take-up on expensive units. It is worth noting that while the asking price
at One Hanover Street, W1, was £755 per sq m (£70 per sq ft), it was let to Kaupthing Limited at £645 per sq m (£60 per sq ft), a considerable reduction. Likewise, Cardinal
Place, Palace Street, SW1 – now known as 80 Victoria Street, SW1 – was on the market at £755 per sq m (£70 per sq ft) but the last remaining floors, taken by P&O this
quarter, went at a reported £590 per sq m (£55 per sq ft) with a 20-month rent-free period. So asking prices may be slowly rising, but are they achievable?

Q1 2004 Q2 2004 Q3 2004 Q4 2004 Q1 2005 Q2 2005 Q3 2005
Total sold Deals Total sold Deals Total sold Deals Total sold Deals Total sold Deals Total sold Deals Total sold Deals

City core 106,284 23 249,272 25 230,622 32 254,887 33 126,368 16 243,659 20 202,474 27

City fringe 97,506 25 65,010 17 60,201 23 52,820 15 104,603 23 82,633 17 93,461 44

Docklands 164,649 4 5,491 8 0 0 0 0 74,108 3 16,105 3 111,056 5

Midtown 77,553 17 68,001 18 52,933 19 44,490 9 55,110 9 63,889 14 90,823 11

West End 34,682 25 67,802 21 92,003 31 157,347 41 65,821 23 100,820 34 105,194 26

Total 480,674 94 455,576 89 435,758 105 509,544 98 426,010 74 507,106 88 603,008 113

Running total 1,881,552 1,536,124

Q1 2004 Q2 2004 Q3 2004 Q4 2004 Q1 2005 Q2 2005 Q3 2005
Started Prelet Started Prelet Started Prelet Started Prelet Started Prelet Started Prelet Started Prelet

City core 5,065 0 24,598 19,075 10,907 5,799 41,155 35,552 37,212 0 125,629 73,780 11,252 0

City fringe 34,364 0 13,657 0 38,584 37,975 48,866 48,867 1,863 0 136 0 42,425 6,667

Docklands 0 0 26,291 26,291 0 0 0 0 0 0 0 0 0 0

Midtown 11,160 6,968 3,708 0 1,769 0 3,127 3,127 5,873 0 0 0 0 0

West End 4,767 4,645 20,210 15,993 18,868 0 7,096 929 49,876 16,258 66,455 0 13,368 200

Total 55,356 11,613 88,464 61,359 70,128 43,774 100,245 88,475 94,824 16,258192,220 73,780 67,045 6,867

314,192 354,090



London Office Database

The Johnson Building, EC1:
13,700 sq m still available

The Point, W2:
Cerner place two floors
under offer

Under construction by completion half-year and occupation status (sq m)*

Completed space actively marketed (sq m)

Q3 2003 Q4 2003 Q1 2004 Q2 2004 Q3 2004 Q4 2004 Q1 2005 Q2 2005 Q3 2005

City core 170,327 249,946 291,308 294,413 319,148 277,541 257,527 242,446 197,939 

City fringe 88,831 92,127 86,754 78,891 71,099 70,183 66,602 91,843 88,662 

Docklands 131,396 128,831 122,751 120,938 135,451 134,931 134,733 111,987 98,804 

Midtown 52,312 48,130 41,038 32,795 45,588 38,465 35,635 30,979 28,192 

West End 114,047 128,959 116,514 143,146 127,908 136,314 129,557 118,891 91,963 

Total 560,443 647,993 658,366 670,185 699,194 657,434 624,055 596,147 505,561 
% +/- 3 months 20.18 15.62 1.60 1.80 4.33 -5.97 -5.08 -     4.47 -    15.20 

*Includes schemes where agents are not yet appointed
Over 94,000 sq m is expected to be completed by year-end, with almost two-thirds of that still available. That said, the majority of this is in the West End, which includes the
next phase of Land Securities’ Cardinal Place, SW1. The success of the first phase was followed this quarter by the letting of 5,950 sq m to Wellington Management.
Elsewhere in the West End, 7,450 sq m is to reach practical completion at Land Securities’ 40 Eastbourne Terrace, W2, where Jones Lang LaSalle are is the letting agent,
and 3,550 sq m is due for completion at RREEF’s 33-34 Soho Square, W1, on the market through Strutt & Parker and Savills.

Immediate supply in the City core looks a little tight, where Wichmore House, EC4, is the only scheme to be delivered in the first half of 2006, with space to let. The City
fringe, which is seeing its existing new stock slowly dwindling, will have completion at the Johnson Building, 71-80 Hatton Garden, EC1, in Q1 2006; the entire building,
totalling 13,700 sq m, is available through CB Richard Ellis. 

Overall next year, there is very little available in the construction pipeline to be delivered in the first half of the year and only 100,000 sq m in the second half. However, the
market can be encouraged by British Land and Land Securities speculatively starting on two sites at Ludgate West, Farringdon Road, EC1, and Bankside 2 and 3, SE1,
delivering 11,250 sq m and 33,200 sq m respectively – both in 2007.

2 2005 1 2006 2 2006
To Complete Still Av To Complete Still Av To Complete Still Av

City core 18,373 2,044 10,403 7,526 117,477 51,261

City fringe 3,994 3,994 19,045 13,656 118,659 30,538

Docklands 0 0 0 0 0 0

Midtown 10,095 0 0 0 2,055 2,055

West End 61,665 55,721 56,029 36,459 17,058 17,058

Total 94,127 61,759 85,477 57,642 255,249 100,913

Running Total of Spec. Space (sq m) 71,521 158,554

1 2007 2 2007 1 2008
To Complete Still Av To Complete Still Av To Complete Still Av

City core 38,452 38,452 43,688 22,378 0 0

City fringe 336 336 33,173 33,173 0 0

Docklands 0 0 0 0 0 0

Midtown 0 0 0 0 0 0

West End 59,382 59,382 0 0 60,062 0

Total 98,170 98,170 76,861 55,551 60,062 0

Running Total of Spec. Space (sq m) 153,721 0
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Space placed under offer and withdrawn (sq m)

Q3 2004 Q4 2004 Q1 2005 Q2 2005 Q3 2005
Under Offer Withdrawn Under Offer Withdrawn Under Offer Withdrawn Under Offer Withdrawn Under Offer Withdrawn

City core 62,432 23,776 128,539 26,976 65,826 16,835 106,257 56,828 55,387 61,718

City fringe 48,188 15,775 17,675 16,535 28,530 73,301 24,451 48,061 49,383 17,875

Docklands 25,912 15,520 1,996 2,092 20,174 5,808 6,305 135,971 11,736 2,407

Midtown 21,210 13,107 17,620 2,994 21,884 21,010 16,543 21,199 27,628 13,324

West End 42,898 25,831 21,001 26,288 47,008 24,234 79,730 23,028 46,782 14,857

Total 200,640 94,009 186,831 74,885 183,423 141,188 233,286 285,087 190,915 110,180

Q3 continued with a healthy amount of space being placed under offer or withdrawn from the market. 

In the City core, the 35th and part 36th floors at City Point, EC2, totalling 3,800 sq m, have been placed under offer by an undisclosed company, through Savills and
DTZ. Following the Cantor Fitzgerald letting at BP1, Churchill Place, E14, in Q3, a further 9,100 sq m is under offer to the Olympic Development Agency and
London Organising Committee for the Olympic Games through CB Richard Ellis and Knight Frank. In the City fringe, 5,150 sq m at Palestra, SE1, is under offer
to the London Development Agency, which will kick-start letting; and Reynolds Porter Chamberlain has placed almost 9,000 sq m under offer at K2, St
Kathearine’s Docks, E1, and 11,100 sq m at 169 Union Street, SE1, under offer to the London Fire Brigade.

In the West End, a total of 7,630 sq m is under offer at The Point, Paddington Basin, W2, 4,300 sq m to US healthcare company Cerner, and 1,160 sq m at Cardinal
Place, Stag Place, SW1, to an undisclosed company.

Significant space withdrawn from the market in Q3 included 40,600 sq m at 200 Aldersgate Street, EC1. Canary Wharf acquired the building as part of Clifford
Chance’s agreement to move to its Docklands estate, and was due to refurbish the building, but is now close to completing its sale for £110 million. Elsewhere in the
City, the Corporation of London withdrew 9,800 sq m at 1 Alie Street, E1, which was to be possible displacement space for the tenants of the London Fruit & Wool
Exchange, Brushfield Street, E1. The Corporation plans to redevelop the Exchange, but it is currently reassessing its options on both sites.

Steady take-up in the City core, record take-up in the West End and no substantial additions led to an overall 15% decrease on last quarter. A total 56,000 sq m was
taken off the City core’s new supply in Q3, including, 35,900 sq m at the Swiss Re Tower, EC3. There was very little new space coming onto the market in Q3 – only
4,350 sq m – and with only a further 2,050 sq m due to come on in Q4, – at Thames Exchange, Queen Street Place, EC4, where SJ Berwin is the anchor tenant – the
prospects are looking good. 

Docklands benefited from the Cantor Fitzgerald deal this quarter and has had no new space added to supply. With over 9,000 sq m under offer to Olympic
Development Agency at BP1, Churchill Place and a couple of smaller units at 25 Canada Square, we can see this total slowly declining over the coming quarters. 

In the West End, just under 25,000 sq m was taken off new supply, with lettings to Kaupthing at One Hanover Street, W1, and Alliance Capital at Mayfair Place, W1.
Looking forward to Q4, Cardinal Place, Stag Place, SW1, is due to for completion by the end of 2005, where over 35,000 sq m remains available.



1 Churchill Place, E14:
9,000 sq m under offer

to The London 
Olympic Agency

Paddington Span 4, W2:
Still available
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Availability (sq m)

City core City fringe

West end

Total availability fell again in the City core, by almost 8% on last quarter. This was
largely owing to take-up totalling 112,500 sq m and the significant withdrawal of
40,600 sq m at 200 Aldersgate Street, EC1, where Canary Wharf is close to
completing a sale for £110 million. 

Supply was further depleted by only 54,400 sq m of new instructions, all in the
secondhand category. The largest of these was DTZ’s instruction to dispose of the Big
Lottery Fund’s 4,925 sq m on a new 16-year sublease at 1 Plough Place, EC4, as the
tenant seeks to relocate to the regions. In addition, Atisreal and GVA Chapman
Swabey have been instructed to dispose of 4,770 sq m at City Gate House, Finsbury
Square, EC2, following the Inland Revenue’s vacation earlier this year.

Having dropped for four consecutive quarters, the City fringe market saw an
overall rise of 6% in total availability on last quarter. Withdrawals of 18,900 sq m
and take-up of only 29,200 sq m failed to maintain the downward trend. 

The Corporation of London has withdrawn 9,770 sq m at 1 Alie Street, E1,
which was being marketed through Colliers CRE. It had been earmarked as
possible displacement space for the tenants of the London Fruit & Wool
Exchange, Brushfield Street, E1, which is to be redeveloped by the Corporation,
but the landlord is now reassessing its options on both sites. 

Premarketing activity increased also as Savills and Morgan Pepper secured the
instruction from UBS to market Milton Gate, Chiswell Street, EC2, totalling 14,400 sq m.

A large volume of space moved from premarketing to under construction, as Land
Securities started works at Bankside 2 & 3, Southwark Street, SE1 – where CB
Richard Ellis is instructed to let the two buildings of 14,400 sq m and 18,750 sq m
respectively – and works are due to complete mid-2007. In addition to this, works
started on Galliard’s residential-led scheme at 98-118 Southwark Bridge Road,
SE1, where Edward Symmons and Kalmars Commercial are instructed to
dispose of 2,585 sq m.

West End availability fell dramatically on last quarter, following record take-up
levels. The largest deal was at the Crown Estate’s One Hanover Street, W1,
where Kaupthing took 8,710 sq m on a 15-year lease. This was closely followed
by the 6,735 sq m letting to King Sturge at The Curve, W1, where the agent will
consolidate its operations. Take-up was further boosted by Google UK taking
4,880 sq m at Belgrave House, Buckingham Palace Road, SW1. Both deals
contributed to the 22% drop in new existing space. A further 17,880 sq m is still
available at Belgrave House through DTZ and Knight Frank. 

Relatively low levels of new stock came to the market – only 33,750 sq m in total,
which was considerably less than Q2, when Paddington Station Span 4, W2,
added 55,700 sq m to the availability total.

Despite Cerner placing 4,300 sq m under offer at The Point, W2, 7,630 sq m
remains available at £457 per sq m through Jones Lang LaSalle and King Sturge.

% +/- % +/-
Q3 2005 12 months 3 months

New/refurb (existing) 205,765 -35.53 -15.13

Premarketing 623,696 9.08 -12.09

Secondhand 477,594 -13.17 -1.90

Under construction 122,110 129.16 7.81

Total 1,429,166 -4.36 -7.92

% +/- % +/-
Q3 2005 12 months 3 months

New/refurb (existing) 89,831 26.35 -2.19

Premarketing 232,721 -36.97 -0.57

Secondhand 316,953 -10.31 3.15

Under construction 77,840 14.11 84.97

Total 717,344 -16.77 6.23

% +/- % +/-
Q3 2005 12 months 3 months

New/refurb (existing) 91,217 -28.69 -23.28

Premarketing 270,879 89.47 -21.09

Secondhand 326,635 -19.80 -14.26

Under construction 153,458 73.13 -3.89

Total 842,188 9.83 -16.02

Docklands Midtown

There was a large increase in Docklands availability on last quarter, which is
attributable to the increase in the proposed Riverside South scheme at North
Quay, Aspen Way. Agent CB Richard Ellis confirmed that the proposed size had
increased from 176,500 sq m to 298,100 sq m, and the scheme was to be
delivered in two towers with a preliminary completion date of 2015.

For new space, the total dropped by 11% – driven largely by the Cantor
Fitzgerald letting at BP1, Churchill Place, where it has signed for 9,300 sq m 
on a 14-year lease while also taking 1,800 sq m at 40 Bank Street. With a further
9,100 sq m under offer at BP1 – rumoured to be to the London Olympic
Agency/London Organising Committee for the Olympic Games – next quarter
should be good for Docklands. 

Little was withdrawn from the market this quarter and there is no change in
immediate supply.

Supply continued to dwindle in Q3 for the Midtown market. Despite low levels of
take-up – only 18,000 sq m – few new instructions were added to the market in Q3;
in fact only 14,600 sq m came on, compared with 36,700 sq m in Q2. 

The largest of the deals was the 2,440 sq m letting to Amerada Hess at The
Adelphi, John Adam Street, WC2, where Knight Frank was agent.

New supply was topped by Ashwell Rogers’ instruction to market 2,700 sq m at
67-68 Lincoln’s Inn Fields, following a minor refurbishment to be completed by 2006.

% +/- % +/-
Q3 2005 12 months 3 months

New/refurb (existing) 98,804 -27.06 -11.77

Premarketing 774,355 6.75 18.63

Secondhand 92,982 10.21 -0.90

Total 966,141 2.22 12.53

% +/- % +/-
Q3 2005 12 months 3 months

New/refurb (existing) 29,405 -35.50 -5.08

Premarketing 40,857 88.02 -6.57

Secondhand 147,794 -24.96 -13.97

Under construction 2,055 -78.02 -46.91

Total 220,111 -19.55 -12.09
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City Point, EC2: 
28th floor under offer

Curzon Square, W1:
Sandell Asset Management
to take for £92.50 per sq ft?

Average asking prices (£psm)*

Overall there was an increase on asking prices in the City core in Q3, which was
encouraging. For existing new space, there was a 3% increase, owing to the letting
at Amalgam, 140 Aldersgate Street, EC2, by Land Securities, which was on the
market at £385 psm, and numerous lettings at the Swiss Re Tower, St Mary Axe,
EC3, leaving the most expensive floors still available at £590 per sq m (£55 per sq ft).

For premarketing, the withdrawal of 200 Aldersgate Street, EC1, from the market –
as Canary Wharf is close to disposing of its interest for £110 million – and an
increase in asking price at Searjent’s Inn, EC4, to £495 per sq m (£46 per sq ft) led
to an increase in the average price of almost 4%. 

There was a large increase in asking rent for space under construction, as 24
Cornhill, EC4, was completed and moved into the existing refurbished space, which
helped the 2% increase on last quarter. 

The most expensive unit on the Core market, which is also new to the market, is the
28th floor at City Point, Ropemaker Street, EC2, where Savills is seeking £645 per
sq m (£60 per sq ft). It has recently gone under offer to an undisclosed company. The
1,160 sq m (12,450 sq ft) 23rd floor is also on the market through DTZ and Atisreal –
at nil rent, because the sublease on which it is available expires in December 2005.

The City fringe had a very poor quarter both in terms of take-up and a small
increase in supply, but there was little change in average asking prices. 

At Galliard’s residential-led scheme at 98-118 Southwark Bridge Road, SE1,
which is under construction, Edward Symmons and Kalmars Commercial are
seeking £270 per sq m (£25 per sq ft) on 2,585 sq m.

More London, SE1, remains the most expensive space at £455 per sq m (£42.50
per sq ft). This market has some good deals – Reuters’ old space at Thomas
More Square, E1, is available in various unit sizes for only £270 psm (£25 per sq ft)
through CB Richard Ellis and Knight Frank.

City core City fringe

Docklands

% +/- % +/-
Q3 2005 12 months 3 months

New – new-build (existing) £414.41 -7.23 0

Secondhand grade A £243.36 -5.53 0

Secondhand grade B £165.88 -16.07 0

West end

Midtown

While total availability increased in Docklands in Q3, this was entirely down to
premarketing of Riverside South, North Quay, Aspen Way. There was no change
in average prices following the large decline seen in Q2, despite space shifting at
BP1 and 25 Canada Square.

There were a handful of units added to the market in this quarter but nothing
significant enough to push the average price upwards. For secondhand space, the
17th floor at 25 Bank Street came on the market at £450 per sq m (£42 per sq ft)
through CB Richard Ellis and Knight Frank, where Morgan Stanley is exercising
its August 2005 lease break, 12 months after originally taking the space. This is
added to the other floors in the building on the market at the same price. But the
most expensive unit remains in One Canada Square, where the 19th floor is
available at £485 per sq m (£45 per sq ft).

Despite record take-up in the West End in Q3, which in turn considerably reduced
supply, there was little effect on average asking prices. The biggest increase was in
space under construction, which was down to the £565 psm (£52.50 psf) now being
quoted on Standard Life’s 13 Hanover Square, W1, through Strutt & Parker. 

New stock is still commanding the highest rents, with £805 per sq m (£75 per sq ft)
being sought at Curzon Square, Park Lane, W1. However it is rumoured that hedge
fund Sandell Asset Management is in talks to take the top floor at a record £990.30
per sq m (£92.50 per sq ft). It was also reported that Consensus was considering
taking 2,600 sq m (28,000 sq ft) here for its new headquarters; however nothing has
been placed under offer as yet. DTZ and Knight Frank are the letting agents. 

In Midtown, new space held level with no change on last quarter – perhaps a
testament to the dwindling supply of such space in the market and a far from
healthy construction pipeline. It was confirmed in Q3 that refurbishment plans have
now been abandoned at Melbourne House, Aldwych, WC2, with the existing
space now available on leases up to 2009 at only £135 per sq m (£12.50 per sq ft).
The quoting price for the refurbishment was £350 per sq m (£32.50 per sq ft) –
available through King Sturge and Farebrother.

The Adelphi, John Adam Street, WC2, was let through Knight Frank, leaving the
most expensive space at Brettenham House, Lancaster Place, WC2, at £540 per
sq m (£50 per sq ft) on the 7th floor, through George Trevor & Associates. EA
Shaw is seeking the same price for some of the lower floors on a new lease. 

% +/- % +/-
Q3 2005 12 months 3 months

New – new-build (existing) £478.35 0.86 0.92

New – refurb (existing) £354.72 -4.09 2.15

New – refurb (pre-construction) £382.12 3.90 3.90

New – refurb (under construction) £484.38 50.00 9.09

Secondhand grade A £327.76 -0.90 -1.87

Secondhand grade B £255.36 9.28 4.18

% +/- % +/-
Q3 2005 12 months 3 months

New – new-build (existing) £343.47 7.37 -5.61

New – new-build (under construction)£269.10 n/a -6.67

New – refurb (existing) £254.03 -4.75 -4.64

Secondhand grade A £254.19 0.99 0.59

% +/- % +/-
Q3 2005 12 months 3 months

New – new-build (existing) £394.23 2.02 0.00

New – refurb (existing) £360.12 7.16 -3.27

Secondhand grade A £353.15 -1.32 -0.84

Secondhand grade B £278.89 8.63 1.93

% +/- % +/-
Q3 2005 12 months 3 months

New – new-build (existing) £ 605.17 -0.25 0.50

New – new-build (pre-construction) £ 312.16 n/a n/a

New – refurb (existing) £ 457.17 1.74 4.87

New – refurb (under construction) £ 497.84 n/a 15.63

Secondhand grade A £ 435.68 9.10 -0.98

| 12 |



99 Queen Victoria
Street, EC4:

Sumitomo Mitsui take
entire building

The Adelphi Building,
WC2: Amerada Hess take

another 2,400 sq m

The Curve, W1: King
Sturge take entire

building

| 13 |
* New leases only

Take-up (sq m)*

City core City fringe

% +/- % +/-
Q3 2005 12 months 3 months

New/refurb (existing) 5,426 -47.06 -58.55

Secondhand 23,607 -27.14 -26.51

Total 29,033 -31.93 -58.67

Docklands Midtown

Continuing strong take-up in the City core resulted in a slight increase on last
quarter – despite the 20,800 sq m of prelets secured in Q2. Prelets did not feature
in Q3, as demand was split fairly evenly across new and secondhand space. 

As predicted last quarter, Lloyds TSB signed for 9,680 sq m at 10 Gresham
Street, EC2, through Knight Frank and Hargreaves Goswell Down, on a 15-year
lease. Land Securities closed the deal on 7,840 sq m at Amalgam, 140
Aldersgate Street, EC1, where it has taken the entire building for its serviced
office arm Landflex. Having finalised the letting for the entire 7,990 sq m at 99
Queen Victoria Street, EC4, to Sumitomo Mitsui Banking Corporation on a 15-
year lease, Hines UK has now placed the long leasehold interest on the market
through BH2, with an asking price of £65 million.

The secondhand market saw equally encouraging activity, with UBS finalising its
letting of 1-2 Broadgate, EC2 – where it was originally due to take 7,400 sq m but
actually signed for 10,350 sq m. This was on a sublease from Lehman Brothers.
RSM Robson Rhodes has taken 7,430 sq m at 27-30 Finsbury Square, EC2, on
a 16-year lease through Savills, and BMS Special Risk Services has taken 6,320
sq m at One America Square, EC3, on assignment from Cantor Fitzgerald, as
the latter vacates the City for Docklands.

Despite the last-minute confirmation by Crossland Otter Hunt that it had let 2,360
sq m to AKQA at Exchange Place, 1 St John’s Lane, EC1, the fringe failed to see
take-up of the levels seen in the previous quarter or the previous year. 

It is worth noting that 1,775 sq m was let at Ludgate House, Blackfriars Road,
SE1, through Colliers CRE, leaving just one floor available in the building. 

Space placed under offer on the cusp of Q2 and Q3 has yet to come to fruition,
with 4,500 sq m at Juno Court, E1, 4,100 sq m at Defoe Court, EC1, and 3,200
sq m at 66 Prescot Street, E1, remaining under offer. The outlook for Q4 is
therefore good – further boosted by London Fire Brigade placing 11,100 sq m
under offer at 169 Union Street, SE1, on a sublease from Accenture, and 5,150
sq m going under offer to the LDA at Palestra, SE1. 

As predicted last quarter, the biggest, and only significant, deal in Docklands in Q3
was the to Cantor Fitzgerald at 1 Churchill Place, where it took 9,300 sq m as
well as a smaller unit at 40 Bank Street, totalling 1,775 sq m. A further 1,980 sq m
was taken at 25 Canada Square, in small units to Wells Fargo, Think London
and LNR Property Corporation, all on a sublease from Citigroup.

Looking forward to Q4, a further 9,310 sq m has been placed under offer at BP1,
Churchill Place – to the Olympic Development Agency et al – and an additional
2,005 sq m at 25 Canada Square, which should contribute to a reasonable end to
2005. However the year will be far from matching 2004’s performance.

Midtown put in a poor performance in Q3, especially following its success last
quarter with the Land Securities deal at Arundel Great Court.

The most notable deals were to Amerada Hess at The Adelphi, 1-12 John Adam
Street, WC2, where it took 2,430 sq m – having already taken 2,445 sq m at the
same building in Q1. MLS Property Services has 2,120 sq m at 344-345 Gray’s Inn
Road, WC1, through EA Shaw and Gale Priggin & Co, where it will open another
business centre. 

There were disputes as to whether or not the reassignment of Reuters’ lease at 200
Gray’s Inn Road to the Serious Fraud Office had been completed by quarter-end
or not. If it had, it would have boosted overall take-up by 4,420 sq m, but for our
stats we have left the space as under offer, since all details had not been finalised
when going to press.

% +/- % +/-
Q3 2005 12 months 3 months

New/refurb (existing) 56,585 318.57 78.86

Secondhand 57,619 -18.31 -1.87

Total 114,204 35.87 2.75

% +/- % +/-
Q3 2005 12 months 3 months

New/refurb (existing) 13,056 112.76 1.19

Secondhand 496 -97.88 -77.79

Total 13,552 -54.04 -10.46

% +/- % +/-
Q3 2005 12 months 3 months

New/refurb (existing) 1,843 -40.31 -76.97

Secondhand 19,997 -35.77 -44.90

Total 21,839 -39.13 -50.69

West end

The West End had a record quarter, with a 56% increase in take-up on Q2 
spread over 122 individual deals. 

This was primarily due to Kaupthing taking 8,710 sq m at the Crown Estate’s
One Hanover Street, W1, which is now fully let. Two other notable deals were
Alliance Capital signing for 5,160 sq m at Mayfair Place, W1, and Google
completing its deal at Belgrave House, Buckingham Palace Road, SW1, 
taking 4,880 sq m on a 15-year lease. 

Take-up of space under construction was entirely attributable to Wellington
Management International taking 5,950 sq m at Cardinal Place, Stag Place,
SW1, which is due for completion next quarter. This second phase still has 35,750
sq m available. Meanwhile, P&O agreed a letting at Cardinal Place, 16 Palace
Street, SW1, totalling 3,060 sq m. This means that phase one, which was
completed in 2004, is now fully let. P&O had planned to take space in its own
building at Jahn Court, N1, but has decided to sell the Regent Quarter
development to LaSalle Investment Management. 

And it is worth mentioning Hammerson’s departure from its offices at 100 Park
Lane, W1 – which it has occupied since 1969 and is now refurbishing – to take
3,660 sq m at its own development at 10 Grosvenor Street, W1. Hammerson 
has placed 1,040 sq m of this space on the market on a sublease. As the quarter
closed, it was confirmed that King Sturge took the entire building at The Curve,
Regent Street, W1, where it will consolidate its West End operations in one
location. Construction will be completed here in summer 2006.

Looking to Q4, a considerable 7,630 sq m is under offer at Paddington 
Basin (The Point), W2, some of which is to to healthcare company. 

% +/- % +/-
Q3 2005 12 months 3 months

New/refurb (existing) 25,333 5.20 21.58

Secondhand 65,239 7.61 45.09

Under construction 12,680 n/a n/a

Total 103,252 21.90 56.92

* Only units >= 230 sq m



London Office Database

Completed space still available as at Q3 2005 (sq m)

This quarter saw only a small reduction on new space still available –a drop of 3%,
following an increase of 37% last quarter – but there has been no new space
added. Only 6,600 sq m of new stock in the City fringe was let in Q3, which
unfortunately made no dent in the total, especially in the aftermath of the surprise
additions last quarter. These were at Bishops Square, E1, where 19,300 sq m is
available on a sublease from Allen & Overy; and the additional 15,800 sq m at K2,
St Katharine Docks, E1.

Following the 4,050 sq m letting to GFI in Q2 at Broadgate West Phase 2,
Appold Street, EC2, we have yet to see any further activity on the scheme,
which was completed in Q1 2003. We are also still waiting to see more letting at
More London, SE1, which was completed in Q3 2003 – 8,730 sq m remains
available at Plot 6 and 4,010 sq at Plot 2, the latter being hindered by the addition
of 1,300 sq m being released on a sublease from CDC Capital Partners through
DTZ, at £4.50 less than the asking price for brand-new stock.

There was a fall of 10% in space left available on Q2, but this reduction was
counteracted by the addition of 3,090 sq m which was completed in Q3 – the result
of works completing at 22-25 Bedford Street, W1, where only the fourth floor has
been taken so far. 

As with Q2, the largest unit remains 2 Arundel Street, WC2, at 7,700 sq m; however,
two floors of the building have been placed under offer, totalling 1,880 sq m.
Investream’s 4,200 sq m 55 New Oxford Street, WC1, completed in 2001, is the
next largest unit. Following a letting to Carey Jones Architects on the third floor in
July, 3,440 sq m remains available at Victoria House, WC1. Take-up was poor in
Midtown, and what take-up there was is from the secondhand space. 

Looking forward, 29,500 sq m is under offer in the Midtown market, but only 2,225
of this is new space. No available new space is set to hit the market in the final
quarter of 2005. 

Completed half year Q3 2005

2 2001 192

1 2002 -

2 2002 -

1 2003 7,542

2 2003 316

1 2004 156

2 2004 7,780

1 2005 8,978

2 2005 3,091

Completed half year Q3 2005

2 2001 937

1 2002 478

2 2002 1,236

1 2003 17,133

2 2003 26,979

1 2004 21,433

2 2004 12,197

1 2005 5,478

2 2005 3,797

City core City fringe

The amount of new stock available in Docklands continues to decline, and with
nothing under construction, will continue to do so over 2005.

The Cantor Fitzgerald deal was the driver for this quarter’s decline on completed
space still available, where it signed for a total of 11,080 sq m at BP1, Churchill
Place –completed in Q3 2004 – and 40 Bank Street, completed in Q1 2003. A
further 1,980 sq m was taken on three units at 25 Canada Square, which were
completed back in 2001.

Again, no construction starts in Docklands this quarter, so the total amount of new
stock is receding, albeit slowly. Olympic Development Agency has a further 9,100
sq m under offer at BP1, which will chip away at 2003’s space, and a couple of
smaller units under offer at 25 Canada Square.

The overall space completed and still available dropped 23 % on last quarter,
despite the addition of 3,800 sq m resulting from the completion of 2,040 sq m
at Hammerson’s 19 Hanover Square, W1, now under offer to Lend Lease. 
18 Hanover Square, which was completed last quarter, is still available despite
two floors having been under offer since Q2. 

Moorvale completed its 1,760 sq m refurbishment of Estate Gazette’s old office
at 151-153 Wardour Street, W1, which is on the market through EA Shaw and
Godfrey Vaughan. Take-up in the West End was up 35% on last quarter, which
had an overall positive effect on complete space still available – the key deals
on new space being P&O’s letting at Cardinal Place, SW1, for 3,060 sq m, and
4,880 sq m taken by Google UK at Belgrave House, Buckingham Palace
Road, SW1, which was completed early last year.

A further 55,000 sq m is set for completion in the second half of 2005, which
has yet to be let. Take-up will have to be strong in the fourth quarter to cope
with this increase. However, 7,630 sq m has been placed under offer at
Paddington Basin, The Point, W2, 4,350 sq m to Cerner, leaving just 6,425 sq m
available at the scheme; and 4,650 sq m has gone under offer at 22 Baker
Street, W1, to Fujitsu – both which will chip away at 2003 space still on the
market.

Docklands

West end

Midtown

Completed half year Q3 2005

2 2001 22,671

1 2002 -

2 2002 -

1 2003 42,264

2 2003 16,627

1 2004 -

2 2004 30,425

1 2005 -

2 2005 -

Bishops Square, E1:
Available on sublease from
Allen & Overy

Victoria House, WC2:
3,400 sq m still available

10 Grosvenor Street,
W1: Hammerson
subletting 1,000 sq m
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Completed half year Q3 2005

2 2001 2,580

1 2002 532

2 2002 3,056

1 2003 9,634

2 2003 72,481

1 2004 53,494

2 2004 32,557

1 2005 18,377

2 2005 4,347

The amount of new stock available has dropped a further 18% on last quarter, with only
4,350 sq m being added, so we are seeing an encouraging reduction in vacancy rates in
the City core. Only two schemes added to the available new stock – 6 Old Broad Street,
EC4, offering 2,060 sq m, and 24 Cornhill, EC4, totalling 2,290 sq m.

The drop was owed to 56,000 sq m of new space taken – mainly comprising the deals
discussed elsewhere in the report, at 140 Aldersgate Street, EC2; 99 Queen Victoria
Street, EC4; 10 Gresham Street, EC2; and three lettings at 30 St Mary Axe, EC3, which
altogether accounted for 35,900 sq m. 

In the City core and looking forward to Q4, more than 18,000 sq m is now under offer,
which will undoubtedly chip away at the total. 

Having remained vacant since its completion this time last year, Plantation Place 2 has
three floors under offer to Beazely though King Sturge. It is hoped that Lloyd’s letting at 
10 Gresham Street, EC2, completed in 2003, will kickstart more activity on the remaining
12,700 sq m, on the market though Knight Frank and Hargreaves Goswell Down.

Completed half year Q3 2005

1 2001 601

2 2001 -

1 2002 2,110

2 2002 6,440

1 2003 13,510

2 2003 21,454

1 2004 2,369

2 2004 494

1 2005 37,538

2 2005 n/a


