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04 2024 Key Stats ata Glance

Occupier demand in core markets remained strong during 2024, while well-located
secondary markets such as Southbank and Midtown outperformed in both take-up and

prime rental growth.

<

The continued investor focus on smaller lot sizes has favoured the West End and Midtown
markets over the City, resulting in a marked liquidity differential between submarkets.

Economic uncertainty and high interest rates are likely to remain headwinds this year, but
as yields begin edging down from high levels, those able to deploy capital are likely to enjoy

strong returns in 2025.
Take-Up®

3.05m sq ft

Take-up for Central London offices
reached 3.05m sq ft in Q4 2024, an
increase of 15.4% quarter-on-
quarter.

*Take-up figures based on all deals
over 1,000 sq ft.

Prime Office Rents

£160/£82.50

Prime West End rents reached £160
per sq ft during Q4 2024, whilst
premium rents hit £200 per sq ft.

Prime rents in the City hit £82.50
per sq ft, and premium rents
continued to rise to £120 per sq ft.
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Vacancy Rate

9.71%

Vacancy in Central London during
Q4 2024 reached 9.71%. This is
marginally above when compared
quarter-on-quarter, however 24
bps below Q4 2023.

Investment Volumes

£1.6bn

Central London office investment in
Q4 was up 36% y/y at £1.6bn,
although this was still 58% below
the ten-year average for Q4.

Occupier Sector

24.8%

Professional Services has been the
most active sector in Q4 2024,
accounting for 24.8% share of
Central London take-up.

Banking & Finance has been the
second most active sector in Q4,
with a 19.0%% share.

Central London Prime Yields

4.00% / 3.00%

Prime yields for both the West End
and the City markets remained at
4.00% and 5.50% respectively at the
end of 2024.

Real Estate for a changing world
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Investment Overview

In Q4 2024, the Central London office investment
market activity reached £1.59bn, an increase of 54.7%
quarter-on-quarter. This takes the annual investment
volume for 2024 to £5.18bn, which is 11.5% down on
2023, and 62.3% less than the ten-year annual average
of £13.75bn.

The average lot size fell 22% to £43.0m last year - a
14-year low - but five sales of over £100m in Q4 meant
average lot sizes rose 29% quarter on quarter in the
final quarter. Three of these five deals were located
Mayfair & St James's, and seven of the ten largest deals
of the year were in the West End (see schedule
overleaf).

Indeed, there was a wide variation in submarket
performance. Volume in the West End & Midtown area
more than doubled in Q4, helping push full-year volume
to £3.4bn, up 15% y/y. In contrast, City activity fell to
record lows, largely due to the absence of any £100m+
deals across the whole of the first half of the year.
While the average West End lot size fell only marginally
to £46.3m last year, the City measure fell 47% to
£31.1m - lower than the West End for the first time.

The relative lack of activity in the £100m+ market has
meant investment from cross-border investors has
fallen. Only 41% of 2024 volume was acquired by these
investors, lower than the 2010-23 average of 73%. A
persistent gap between buyer and seller pricing
expectations is the main factor. There is undoubtedly a
growing pool of cross-border institutional capital
waiting for the right opportunity to deploy, but would-
be buyers continue to apply discounts to anything other
than the very best-in-class opportunities. This is on
account of high capex requirements and lingering
uncertainty over long-term liquidity.

On the other hand, there has been a much clearer pick-
up in the sub-£100m market, which saw volume rise
29% y/y last year to c. £3.1bn - the highest annual
volume for this lot size range since 2021. These smaller
opportunities attract greater attention from private or
family office capital, meaning there is a much more
consistently-strong bidding pool. This is why prime
yields held firm throughout the second half of 2024
even as interest rates have increased and eroded the
sector’s premium over fixed income. Our West End
prime yield remains at 4.00%, with the City at 5.50%.

We continue to expect four 25 bps base rate cuts this
year, bring the base rate to 3.75%. While this would be
positive for sentiment, higher inflation expectations
combined with low economic growth makes the outlook
for this year is difficult to assess. The 10-year Gilt yield
has averaged 4.5% over the last three months (up from
4% three months ago) and the cost of finance remains
high, eroding prime offices’ risk premium. This means it
is still difficult to agree pricing on core opportunities
and informs our view that any rise in investment
volume this year will be muted.

However, while cost barriers to entry remain high,
investors are also aware of the Grade A supply squeeze
and the gradual uptick in leasing over the last year.
This is evidenced by recent JV announcements by
institutional investors and bidding interest from global
asset managers. With yields now edging down from
high levels, and our economists forecasting average
annual prime rental growth in the region of 5-6% per
annum over the next five years, there is a compelling
opportunities to realise historic outperformance this
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Central London Leasing
Overview

Central London office take-up completed 2024 with the
most active quarter of the year, with take-up totalling
3.05m sq ft, overtaking the Q1-Q3 2024 average by 22.4%.
The quieter start to 2024 meant that year-end volumes
remained down by 6.2%, reaching 10.54m sq ft.

A large portion of the Q4 take-up was accounted for by 12
deals over 50K sq ft. DMGT securing 115,000 sq ft at 9
Derry St, W8, and Morgan Lewis pre-letting 80,000 sq ft at
Peterborough Court, Fleet St, EC2 were some of the largest
deals during Q4.

Professional Services remained as the most active sector
during Q4, with 24.8% share of Central London take-up.
Law firm, A&O Sherman, taking a further ¢.94,000 sq ft at
1 Broadgate, taking their total occupancy in the
development to ¢.354,000 sq ft, helped to boost the
market share. Banking & Finance followed closely behind
with a market share of 19.0%, with deals like JustGroup
signing for 64,000 sq ft at Peterborough Court, Fleet St,
EC2, supporting figures.

The City reported a strong final quarter in 2024, reaching
1.23m sq ft, an increase of 11.3% quarter-on-quarter, and
comfortably above the five-year quarterly average of
2.45m sq ft. Continuing to remain dominant in terms of
market share, the City was accountable for 40.6% of
Central London take-up during Q4 2024. The West End
saw a slight reduction in take-up to finish the year,
totalling ¢.875,000 sq ft, a quarter-on-quarter decrease of
20.3%, but above the five-year quarterly average of 728K
sq ft. This highlights the constrained nature of high-
quality stock currently available in the West End, which is
also concern for the City, but not to the same extent.

Grade A space accounted for 75.2% of total take-up during
Q4 2024, and 73.6% of take-up during the entirety of 2024.
The demand for best-in-class space remains, and in turn,
prime rents continue to reach record levels, with the West
End seeing prime rents increase by 6.7% during 2024, to
£160 per sq ft, with no sign of this slowing down.

Central London Office Supply
and Vacancy Rate

Office supply in Central London has increased slightly
throughout 2024, ending the year at 28.19m sq ft. This rise
reflects a marginal year-on-year increase of 3.5%, and
sitting just above the five-year average of 27.20 m sq ft.
The majority of available office space across Central
London is second-hand, and Grade B accounts for 75.1% of
supply in Q4 2024.

Vacancy across submarkets continues to show disparity,
with the Central London average reaching 9.71% in Q4
2024. This is an increase of 24bps on the same period in
2023, although remains lower than the three-year average
of 9.92%.

The West End continues to have the lowest vacancy across
Central London, which dropped to 7.42% during Q4 2024,
which is slightly above the five-year average of 7.03%.
Meanwhile in the City, vacancy fell to 10.27%, noticeably
below the five-year average of 11.45%.

Considering the strong development pipeline across
Central London for 2025, we would expect a small increase
in vacancy looking forward, but due to strong occupier
demand for high quality Grade A space, we expect the
increase to be brief.
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Central London Office Take-up
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Central London Leasing by Submarket

West End

Take-up reached 875K sq ft
in Q4, bringing year-end
take-up to 2.85m sq ft.

Available supply reduced
during Q4, with vacancy
sitting at 7.42%.

Key Headlines

West End take-up reached ¢.875,009 sq ft in Q4, up 32.7% on
the Q1-Q3 2024 average and up 20,3% on the five-year
quarterly average. However, year-end take-up, 2.85m sq ft,
remained down 7.9% year-on-year and 1.6% below the five-
year annual West End average, which can be attributed to
the reduction in available Grade A offices.

By sector, Banking & Finance continued to dominate take-up,
accountable for a 26.0% share in 2024, down from 35.6% in
2023. This amounts to 70 individual deals, including one of
the largest deals in 2024, BDO Services securing a pre-let for
220K sq ft at The M Building, Oxford St, W1C. Media Tech
accounted for the second largest share in 2024, at 21.2%.
This is steered by notable deals including DGMT taking 115K
sq ft at 9 Derry St, W8 and Monday.com signing for ¢.81K sq
ft at 1 Rathbone Sg, W1T.

Q4 vacancy across the West End remains slightly elevated
by historical standards, at 7.4%. This represents an increase
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of 149 bps year-on-year, but a reduction of 44 bps quarter-
on-quarter. Then West End continues to be the market with
the lowest vacancy across Central London, with submarket
such as Mayfair achieving vacancy rates as low as 4.4%.

As demand continues to outstrip supply in the West End,
prime rents continue to reach record highs. Core West End
(Mayfair & St James’s) prime rents were strong throughout
2024, up 6.7% year-on-year in Q4 2024 to £160 per sq ft.
Covent Garden and Soho also experiencing strong 2024
rental growth, up 5.9% and 5.0% respectively.

2024 saw 1.16m sq ft of completions in the West End, with
949K sq ft of these completions being refurbishments, such
as Space House, Kemble St, WC2, seeing potential being
unlocked across the substantial stock of second-hand
offices, breathing new life into certain parts of the market.

Submarket Supply

Supply (Sq Ft)

Soho 357k
St James's 446k
Fitzrovia 579k
Mayfair 641k
Paddington 787k
Victoria 800k

North of Oxford Street 1,667k

Covent Garden 1,437k

S

0.88M SQ FT

(4 West End Take-Up
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Central London Leasing by Submarket

Midtown

Q4 2024 take-up reached
0.51 million sq ft, the most
active quarter since 2018.

Supply totalled 2.0m sq ft
in Q4, representing a
vacancy rate of 8.81%.

Key Headlines

Take-up activity in Midtown has experienced record levels in
Q4 2024, reaching ¢,510,000 sq ft. This demonstrates a
184.9% increase quarter-on-quarter and 218.1% increase
year-on-year. The significant increase in take-up can be
attributed to seven deals that transacted over 25K sq ft
during Q4. Total take-up for 2024 reached 1.02m sq ft, an
increase of 59.2% when compared again total 2023 levels.

Professional Services was the most active tenant sector in
Q4 2024, but also for the entirety of 2024, with an annual
market share of 37%. This was largely due to an impressive
80,000 sq ft deal signed by Morgan Lewis at Peterborough
Court, Fleet St, EC4 and Brunswick taking the entirety of 15-
23 Lincoln’s Inn Fields, WC2, both signing at the close of
2024. Media Tech was the second most active sector
throughout the year, with a market share of 13.6%. Notable
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deals include Deluxe signing for ¢.26.7k sq ft at 98 Theobald
Rd, WC1X and Freshworks Technologies taking ¢.17.8k sq ft
at 77-78 Hatton Gardens.

Supply during Q4 2024 reduced to 2m sq ft, indicating a 5.3%
reduction compared to Q3 2024 levels and remains slightly
above the ten-year average of 1.97m sq ft. Midtown vacancy
decreased to 8.8%, which is 50 bps below the previous
quarter, and 162 bps below Q4 2023, falling below both the
five- and ten-year averages.

Prime office rents rose to £80 per sq ft during 2024,
reflecting an annual rental growth rate of 14.3%, one of the
strongest across Central London. Prime rents are being held
at these highs due to a lack of Grade A supply coming into
the market with a constrained development pipeline.
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(04 Midtown Take-Up
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Central London Leasing by Submarket

The City

Take-up increased 11.3%
during Q4, to 1.2m sq ft,
bringing year-end total to
5.3m sq ft.

Supply reduced marginally
to 11.4m sq ft, resulting in
vacancy dropping to 10.3%.

Key Headlines

Take-up in the City reached 5.27m sq ft during 2024, a
decrease of 15.3% in comparison to total 2023 figures. Q4 was
a subdued quarter in comparison to the start of the year,
closing out the year at 1.24m sq ft. This equates to a 11.3%
increase quarter-on-quarter, yet down 45.0% on 2023's
bumper Q4. Year-end 2024 take-up exceeded the City's five-
year annual average of 4.75m sq ft. The City was responsible
for a 50.0% of the total Central London take-up throughout
2024.

Professional Services continued to be the dominant tenant
sector in the City, with a market share of 32.6% during Q4.
This equates to c.404k sq ft across 24 deals. The large
majority of this activity can be attributed to A& Sherman
taking an additional ¢.94.1k sq ft at 1 Broadgate, EC2, and
Allianz Commercial signing for ¢.53K sq ft at 15 Bishopsgate,
EC2. Banking & Finance followed closely behind with a 26.4%
share, boosted by transactions such as Handelsbanken pre-

Take-Up
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(4 City Vacancy Rate

letting c.53k sq ft at Woolgate, Basinghall St, EC2, and UK
Payments Administration taking c.47k sq ft at Moretown,
Thomas More Sqg, EIW.

Available supply across the City dropped 3.0% quarter-on-
quarter, to reach 114, sq ft in Q4 2024. This resulted in a
further reduction to vacancy, to 10.3%, which sits below the
five-year and ten-year averages. City Core and
Clerkenwell/Farringdon continue to have the lowest levels of
vacancy in the City, at 9.3% and 8.8% respectively.

During 2024, 3.3m sq ft of office developments completed,
adding some much-needed Grade A space to the City stock, as
occupier demand remains for best-in-class offices. Prime
rents in the City continued a strong growth rate during 2024,
an annual increase of 10.0%, to reach £82.50 per sq ft by
year-end with premium rents climbing to £120 per sq ft.

Vacancy
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Central London Leasing by Submarket

Southbank

Q4 take-up totalled 0.32m
sq ft, driven primarily by a
flurry of larger lettings.

Vacancy saw an increase
quarter-on-quarter to
9.8%, remaining above the
five-year average.

Key Headlines

Take-up across Southbank reached c.321k sq ft in Q4 2024,
an increase of 139.3% quarter-on-quarter, and up 91.8%
year-on-year. Year-end take-up reached c¢.735k sq ft, an
increase of 34.3% to take-up levels in 2022.

Q4 was the most active quarter in 2024 for Southbank, with
five deals being signed over 25k sq ft attributing to the surge
in activity, a notable deal being banking firm Sage pre-
letting .31k sq ft at Tower Bridge Court (TBC), Shad Thames,
SE1. Property & Construction sector was the most active
throughout Q4 2024, holding a market share of 26.1%, with
prop-tech company CoStar signing the largest deal of the
quarter, taking 51,721 sq ft at The Blue Fin Building,
Southwark St, SE1, and architecture & design practice TP
Bennett signing for ¢.31k sq ft at TIDE, Park St, SE1.
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The Serviced Office sector was also prominent throughout
Q4, with a market share of 22.3%, with providers such as
NewFlex and Milo Offices expanding their footprint.

Supply during this quarter increased to 2.3m sq ft. This
indicates a quarter-on-quarter increase of 1.8%, and an
annual increase of 4.9%, with levels being above both the
five-year and ten-year average. This movement in supply
has caused an increase in vacancy, which has risen from
9.6% in Q3, to 9.8% in Q4 2024.

Southbank has a strong development pipeline for 2025, with
office completions expected to include Baring's 200,000 sq ft
at TIDE, Park St, SE1 and Stanhope’s 300,00 g ft at 76
Southbank, SE1. Both buildings are targeting the highest
sustainability credentials and add premier space to
Southbank office market.
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Central London Leasing by Submarket

Canary Wharf & Docklands

Q4 2023 take-up for
Canary Wharf & Docklands
reached 12k sq ft.

2023.

Vacancy reached 13.7% in
Q4 2024, a reduction on
the 16.4% reported in Q4

Key Headlines

Canary Wharf & Docklands ended the year with ongoing levels
of subdued activity, reaching c.12.2k sq ft of take-up in Q4, an
increase of 76.2% quarter-on-quarter, but down 74.2% year-on-
year. This brings the annual 2024 total to ¢.270k sq ft, a 18.2%
reduction in comparison to 2023 total. This annual total
continues to represent a substantial distance from the five-year
average of €.390k sq ft, and the ten-year average of c.640k sq ft
annually.

During 2024, Banking & Finance were the most prominent
tenant sector, with a market share of 42.7%, totalling ¢.115k sq
ft throughout the year. Notable deals include Revolut taking
c.114k sq ft of space at the refurbished YY Building, South
Colonnade, E14 and SSV signing for ¢.2k sq ft at 40 Bank St,
E14. The Public Services/Governmental & Education sector, was

accountable for 35.2% of market activity during 2024.

Vacancy rates have been returning to five-year average levels
of 14.6%, and ended 2024 at 13.7%, a quarter-on-quarter
increase of 12 bps. Supply in Canary Wharf & Docklands
increased to 2.8m sq ft during Q4 2024, but an obvious
reduction from the same period last year, when supply sat at
3.4m sq ft.

With Citi Bank's redevelopment of the 900,000 sq ft 25 Canada
Sq, E15 due to complete in 2025, it starts the new era of the
Docklands retrofits. This focus will see buildings meeting
sustainability targets, improving energy efficiency standards
and better accommodating tenants evolving demands.
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Central London Leasing

Flexible Workplace Market

Take-up by serviced office
providers totalled 556K sq
ft during 2024.

in 2024.

18.2% of all Central
London activity can be
attributed to flex providers

Key Headlines

The serviced office market has gone from strength to
strength, with occupiers continuing to be seeking out flexible
leasing solutions and hybrid working strategies being
adopted across Central London.

Total take-up for serviced office space in Central London
reached 556K sq ft during 2024, a marginal drop of 2.8%
year-on-year, but has risen above the five-year average of
€.435K sq ft. Not accounted for in these figures are the
institutions diversifying their portfolios. GPE announced
plans to grow its flex portfolio to 1M sq ft, and LandSec are

in the process of increasing their MYO footprint to 0.5M sq ft,

showing that development of the flexible office market will
continue.

The City saw the majority of serviced office provider take-up
during 2024, with 52.1% of market share, totalling ¢.290K sq

Central London Serviced Office Take-up
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2024 Central London Serviced

ft across ten deals. This level of activity is comfortably above
the five-year average of 209K sq ft. Key deal in the City was
Huckletree taking 30.4K sq ft of space at the recently
completed 8 Bishopsgate, EC2. The West End saw a reduction
in serviced office provider take-up during 2024, to c.27.7K sq
ft, considerably lower than the five-year annual average of
76.7K sq ft. This can be attributed to a lack of appropriate
supply currently available in the market.

Southbank was the second most active submarket of serviced
office provider take-up, with ¢.107K sq ft during 2024, a
market share of 19.2% and an impressive increase of 45.8% in
comparison to 2023. NewFlex signed a pre-Llet for 32,000 sq ft
of space at TIDE, Park St, SE1, and Canopi took 28,000 sq ft at
82 Tanner St, which is now their new flagship location.

No. of Flex Operator Deals per Size Band

BNP Paribas Real Estate - Research - January 2025
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Top 2024 Investment Transactions

Address

Lot Size

Capital Value

(nersaft)

Purchaser

Vendor

Lotus Portfolio, W1 £300,000,000 £693 5.6% Oval/Elliot Langham Estates
BT Tower, Maple St, W1 £275,000,000 £1,136 - MCR Hotels BT Group
R L A
1 Triton Square, NW1 £192,500,000 £544 - oyal London Asset British Land
Management
Royal London Asset
Atlantic House, Holborn Viaduct, EC1  £180,000000  £688 6.0% oy toncon Asse CBREIM
Management
90 High Holborn, WC1 £180,000,000 £1,000 6.2% Greycoat Labtech
11-12 St James’s Square, SW1 £162,000,000 £1,966 - Private Chinese Estates
45 Pall Mall, SW1 £135,500,000 £2,258 4.3% Ares JP Morgan
14 George Street, W1 £131,000,000 £2,525 3.6% Oval/Elliot Chinese Estates
3 St James's Square, SW1 £127,000,000 £2,492 - Realty Income Joint Treasure
19-25 Long Lane, WC2 £115,000,000 £2,300 3.9% Uniglo Shaftesbury Capital

Top 2024 Leasing Transactions

Address (Floor)

Sqkt

Approx. Rent
(persq ft)

Term

Tenant

Landlord

2 Finsbury Ave, EC2 (2nd-10th) 250,000 Conf. Conf. Citadel Securities British Land/GIC
The M Building, Oxford St, W1 (1st-6th) 220,000 Conf. Conf. BDO Services Ramsbury
Woolgate, Basinghall St, EC2 (4th-8th) 179,371 Conf. 15 Years Legal & General Nuveen
1 Wood St, EC2 (G-7th) 161,214 £50.45 7 Years Eversheds Sutherland KanAm Group
10 Gresham St, EC2 (3rd-7th) 145,000 £80.00 Conf. Moodys KWAP
9 Derry St, W8 (2nd-4th) 115,000 Conf. 10 Years DMGT Sirosa Properties
105 Victoria St, SW1 (1st-5th) 135,000 £130.00 Conf. Evercore BentrallGreenOak
The YY Building, South Colonnade, E14 (10th- 113,892 £61.00 10 Years Revolut Quadrant Estates
13th)
The Stage, Curtain Rd, EC2 (1st-8th, 12th) 107,028 £75.00 Conf. Amazon Galliard Group
8 Finsbury Circus, EC2 (LG-1st, 5th-8th) 98676 Conf. 10 Years Grant Thornton Stamford Land

Corporation
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Fergus KEANE
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Tel: +44(0) 7836 588 674
Simon.Knights@realestate.bnpparibas

B Tel: +44 (0)7721599 218
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Ben THOMSON
James CARRINGTON Paul ANGLO Head ofCent_raI London Tenant
Head of City Capital Markets Head of Flex Office Solutions Representation
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LUXEMBOURG
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Tel.: +352 34 94 84
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PORTUGAL
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Tel.: +351939911 125
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© BNP PARIBAS REAL ESTATE ADVISORY & PROPERTY MANAGEMENT UK LIMITED. ALL RIGHTS RESERVED. No part of this publication
may be reproduced or transmitted in any form without prior written consent by BNP Paribas Real Estate UK. The information
contained herein is general in nature and is not intended, and should not be construed, as professional advice or opinion provided
to the user, nor as a recommendation of any particular approach. It is based on material that we believe to be reliable. While every
effort has been made to ensure its accuracy, we cannot offer any warranty that it contains no factual errors. The information
contained herein should therefore not be relied upon for any purpose unless otherwise agreed with BNP Paribas Real Estate UK and
BNP Paribas Real Estate UK shall have no liability in respect of the same

Disclaimer: As of Q2 2023, BNPPRE UK has changed data provider, resulting in amendments to historical data.
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