








Asking rents
Asking rents for new build stock responded in Q4 going against

the trend of the last three quarters.The average now stands at £75
per sq ft, substantially up on the £58 per sq ft of last quarter.ThisiSg %% — ezg hf [i

due to just two quoting rents remaining, a rent of £55 per sq ft at

Davis House, 129Wilton Road, SW1,and a rent of £95 per sq ft at

23 Savile Row,W1,on the rst-fourth oors.

In contrast, the average rent for good quality secondhand
space has fallen for the fourth consecutive quarter.The average
is currently £46.50 per sq ft down by £1.50 on last quarter.This

has been a result of a low rent of £12.50 per sq ft being quoted on

part of the lower ground oor at Charter House, 13-15 Carteret
Street, SW1.There has also been a £10 per sq ft rent drop on the
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Construction

Construction starts have been minimal following the 315,400
sq ft of last quarter, with just 3,000 sq ft getting underway at 26
Charlotte Street,W1.

Completions in contrast, have shot up with 984,000 sq ft

nalising, up by 280% on last quarter. Other than the already
mentioned Regent’s Place, NW1,and 2 Kingdom Street,
W2, Network Rail's 160,600 sq ft refurbishment at 157-197
Buckingham Palace Road, SW1, has been nished.Elsewhere,
phases 2 & 3 atArup’s Site —on Fitzroy Street, W1, have now
concluded with the 85,000 sq ft refurbishment by Derwent
London set to be occupied by Arup, and outsideVictoria Station
the Peak, 5Wilton Road, SW1 has been nished,and all of the
78,000 sq ft remains available.

Investment

Investment activity in theWest End has improved for the third
quarter running, with 25 transactions taking place.A total of one
million sq ft was sold with the largest deal taking place at the

United States Embassy, 24-31 Grosvenor Square,W1. Qatari Diar

Real Estate purchased the virtual freehold interest from the US
Government for an undisclosed sum, although the building was

expected to raise around £400 million when it was put up for sale

in 2008.

A private client of the Bank of Ireland sold the freehold of
Windsor House, 42-50Victoria Street, SW1 to London & Orient
on behalf of a private Hong Kong investor.The private investor
purchased the property for £116 million, representing a yield of
5.73%.
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10 Grosvenor Street,
W1:11,200 sq ft
withdrawn

The Peak, 5Wilton
Road, SW1:
Construction of 77,000
sq ft completed



Midtown
Take up

Take up in Midtown has improved significantly with activity up

by 50% on last quarter and 92% on this time last year. Once again
the only lettings to take place were of new and secondhand stock
which rose by 287% and 19% on last quarter respectively.The
largest transaction to take place was of secondhand stock where
the University of Arts London took 71,000 sq ft at 272 High
Holborn,WClI.Elsewhere, British American Tobacco has taken
26,000 sq ft on the third and fourth floors at Arundel Great Court,
2 Arundel Street, WC2.

Capgemini UK took 49,000 sq ft of new stock at 40 Holborn
Viaduct, ECI,and GDF Suez Energy UK also took 35,900 sq ft at
the property.

The volume of space placed under offer fell this quarter,

Supply
Supply has remained contained in Midtown declining by 7% with
the most substantial fall seeing the availability of new stock drop by
25% as a result of a marked improvement in take up of this grade.
Supply of secondhand stock fell by 7%, whilst the levels of available
premarketed and under construction stock remained static.The
largest new addition to the market was of secondhand stock at
Beacon Capitals’ MidCity Place,58-7 | High Holborn,WCI,where
10,600 sq ft is now available on part of the first floor. Elsewhere at
| Plough Place,EC4,9,700 sq ft has been made available with the
Rogan Si group looking at vacating.The largest availability of new
stock still on the market is the 152,000 sq ft Nexus Place,22-25
Farringdon Road,EC4.

The volume of space withdrawn in Q4 has again restricted

Availability rate

The availability rate contracted further this quarter following
the improved take up levels and restricted volume of supply,
falling from 10.25% to 9.19%.The Midtown market appears to

be attracting tenants looking for prime space in the capital.With
871,000 sq ft of speculative stock set to complete here in 2010
demand must continue to improve if this rate is to be contained.
However, as the availability of good quality space elsewhere dries
up it is likely that tenants will continue to focus on Midtown.

Asking rents
Average asking rents continued to slide this quarter for new build
stock, however the rate of decline has begun to slow.The average
now stands at £42 down by £1 per sq ft on last quarter.This fall
has been a result of a £7.50 rent drop at Riley House,4-7 Red Lion
Court,EC4,where the asking price now stands at £27.50 per sq ft.
Average rents for good quality secondhand stock slid by a
further £1.25 and now stand at £34.75 per sq ft. this decline has
come from a very low rent of £4.99 per sq ft being released on the
lower ground and first floor at New Court 45-48 Carey Street,
WC2.The previous rent quoted at the property was £15 per sq ft.

Construction

Construction activity was down this quarter with no completions
taking place following the 158,400 sq ft which completed last
quarter.

Construction starts remained subdued with just 24,300 sq ft
getting underway.This was at the new build Essex House 12-13
Essex Street, WC2,where Charles Taylor Consulting is set to
re-occupy the space upon completion.
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New/Refurb existing 126,647 -1.61 75.77 287.29
Premarketing - n/a n/a n/a
Secondhand 299,775 -0.22 159.44 19.13
Under Construction - -100.00 -100.00 n/a
Total 426,422 -19.35 91.70 49.97

dropping from 205,000 sq ft to 78,000 sq ft.The largest potential
deal in the pipeline is at 65 Kingsway,WC2,where 13,800 sq ftis
now under offer. Elsewhere at 6 New Street Square,EC4, 11,700 sq
ftis set to be taken on the tenth floor.

New/Refurb existing 481,799 152.69 62.40 -24.54
Premarketing 811,754 6640 17378 0.00
Secondhand 2427271 5598 1891 -7.22
Under Construction 669,161 -39.84 -36.07 -0.01
Total 4,389,985 3116 19.25 -7.30
supply levels,with 97,800 sq ft being retracted.The largest
property to be taken off of the market was the 18,300 sq ft
Calthorpe House, 15-20 Phoenix Place, WCI.
== New build (existing) Secondhand
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Midtown is set to see 871,300 sq ft of speculative space
complete in 2010, with the largest scheme yet to see any activity
being the 406,000 sq ft development at Central St Giles, I-13 St
Giles High Street, WC2.

Investment

Investment activity in Midtown was down by one transaction on
last quarter, with six sales totalling 234,000 sq ft taking place.The
largest deal was the £50 million sale of 5 Chancery Lane,EC4,
where Ignis Asset Management sold the property to German
investor, Hanseatic Funds at a yield of 6.43%.

272 High Holborn,WCl:
71,000 sq ft let to
University of Arts
London

MidCity Place,58-71
High Holborn,WCl:
10,600 sq ft comes onto
the market



Docklands
Take up

Take up activity in Docklands has shown a vast improvement on
the lows of last quarter with activity levels up by 521% as a result of
267,900 sq ft of secondhand stock being taken.Secondhand stock
was, for the third quarter running, the only grade to experience
any activity with the largest of seven lettings coming at 25 Canada
Square where the London Organising Committee for the Olympic
Games (LOCOG) took 89,000 sq ft spread over three floors.The
lack of large floor plates available in the City is starting to improve
the competitiveness of Docklands,and with several other large
scale requirements out there, we could continue to see significant
sized transactions taking place in this market.

The amount of space placed under offer soared this quarter
with 372,000 sq ft of potential deals in the pipeline.The largest

Supply

Supply in Docklands remained relatively contained, up by just
3.5%.The largest increase has seen the supply of new build stock
rise by 59%, not a result of new additions to the market but due
to the completion of 30 North Colonnade where 205,000 sq ft,
previously prelet by Fimilac SA, remains available.This meant the
volume of available stock under construction fell by 35%.

Supply of secondhand space also rose and is up by 17%.An
addition of 303,000 sq ftat 5 Canada Square boosted these figures
with Bank of America reportedly moving to Merrill Lynch’s City
based office at 102-105 Newgate Street, EC|,following a $50
billion merger last year.

Availability rate
Despite a vast improvement in take up activity and a contained
supply level the availability rate has been pushed out further this
quarter and now stands at 10.4%, up on the 8.46% of last quarter,
and the highest it has been since Q3 2005.This increase has been
down to the completion at 30 North Colonnade meaning the
addition of 205,000 sq ft of physical stock to the market.

With no space scheduled to complete in 2010,and demand for
large floor plates starting to improve it is possible that this figure
will start to retract in the near future.

Asking rents

Asking rents have remained relatively unchanged this quarter up

by 25 pence to £40.50 per sq ft for new stock and down by £1 for
good quality secondhand space where the average now stands at
£29.25 per sq ft.

A new rent of £40.50 per sq ft was released for new build stock
at 5 Churchill Place, on the ground, tenth and | I th floors.A low
rent of £15 per sq ft has been released at 40 MarshWall on the
fourth and fifth floors which has lowered the secondhand average
and a rent drop of £2 per sq ft at 3 SelsdonWay has also helped
contribute to the decrease.

The outlook for Docklands is one of uncertainty.There is still
the possibility that tenants may move away from the Wharf as they
continue to downsize, but the recent flurry in activity and demand
for large,good quality floor plates, bolstered by the lack of prime
space in the City, may help in stabilising any rental movements.

Construction

Construction activity has remained subdued in Docklands

again this quarter with no new starts taking place.In contrast
completions were up with 727,000 sq ft being finalised.The largest

New/Refurb existing - -100.00 -100.00 n/a
Premarketing - n/a n/a n/a
Secondhand 267,887 404.40 164.60 521.39
Under Construction - n/a -100.00 n/a
Total 267,887 380.08 -86.63 521.39

possible transaction is at 18-20 Cabot Square,where BarCap is
poised to take around 340,000 sq ft of additional space, previously
let to Morgan Stanley.

25 Canada Square:
LOCOG takes
89,000 sq ft

New/Refurb existing 551,953 1775.67 74.09 59.12
Premarketing 5,075,463 4.64 0.00 0.00
Secondhand 1,782,070 [12.56 109.42 17.02
Under Construction 374,997 -55.04 -46.95 -35.35
Total 7,784,483 18.80 12.00 3.44

Once again there has been very little space withdrawn with just
three properties being taken off of the market.

30 North Colonnade:
330,000 sq ft completes
this quarter

12 %

completion took place at 15 Canada Square where the entire
property is already prelet to KPMG.Elsewhere 327,000 sq ft was
finalised at Fimalac’s 30 North Colonnade.

The construction pipeline seems to be relatively contained,
there is no speculative space set for completion next year and
of the 2.5 million sq ft due for completion in 201 | nearly 80%
has already been prelet, with the majority taken by JP Morgan at
Riverside South.

Investment

Investment sales took place for the first time here since Q4
2008 with three transactions totalling 1.68 million sq ft having
completed.The largest was 8-16 Canada Square, where HSBC
agreed a sale and leaseback with the National Pension Service
of Korea for £772.5 million. Elsewhere CanaryWharf Group’s 5
Churchill Place, was sold to a Bermuda-based investor for £208
million, £38 million more than its June book value.
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City fringe

Take up

The City fringe saw a decline in take up activity,dropping by 17% on
Q3,however take up is still up by over 100% on this time last year.
The only grade to see an increase in lettings was new build stock,
with 51,000 sq ft being taken.The largest deal to complete was

the 20,700 sq ft disposal to Sapient at Eden House 5- 14 Bishops
Square, El.Elsewhere,9,700 sq ft has been taken at Cosmopolitan,
2-16 Phipp Street,EC2,by an undisclosed occupier.

Take up of secondhand space and stock under construction
dropped by 22% and 78% respectively.The largest letting was of
secondhand stock and came at 2 Thomas More Square,El,where
UK Payments Administration has taken 31,700 sq ft. Elsewhere
at Finsgate 5-7 Cranwood Street, EC|,an undisclosed tenant has
taken 26,900 sq ft. Once again no premarketed space was taken
this quarter.

Supply
Supply remained contained, falling by 5% on Q3.There is a reduced
amount of new stock available,down by 36%,as a result of
improved take up.The largest availability here is of premarketed
stock and is at the proposed 530,000 sq ft Northgate Place, EC2.
Supply of secondhand stock remained stable dropping by just |%.
The largest addition to the market was at Brunning House, 100
Whitechapel Road, El, where 51,500 sq ft has been made available
after the SB) Group vacated the property.The volume of available
space under construction was also down by |6%,due to 8,500 sq ft
being taken at 33-39 Bowling Green Lane,ECI.

The volume of space withdrawn from the market totalled

Awvailability rate

The availability rate has continued to fall dropping to 12.5%,down
from the 13.5% of last quarter.This reduction has come froma
limited amount of stock being placed onto the market.The rate
has now fallen below that of the City core,which is the highest in
London.With 340,000 sq ft of speculative space set to complete
itis likely that this rate could be pushed out slightly unless the
renewed demand for top end space absorbs any newly completed
stock.

Asking rents
The fall in the average asking rents has begun to stabilise with the
rate of reduction slowing for the first time this year.The average
for new build stock is down by 75 pence and now stands at £32.50
per sq ft.This was due to a £3 reduction in the rent on the fourth
floor at 37-42 Compton Street, EC1,where the asking rent is now
£29.50 per sq ft.

Average rents for secondhand stock fell by £1.25 on last quarter
and now stand at £24 per sq ft.The reduction was a result ofa
£15 drop on the second floor at 10-1 | Charterhouse Street,ECI,
where the asking price is now £27.50 per sq ft.

Construction
Three completions took place this quarter totalling 47,000 sq ft,up
on the 33,000 sq ft of last quarter.The largest scheme to to finish
was at Meritcape’s 40-48 Fashion Street, El,where the 26,200 sq
ft building is part let. Elsewhere the 18,300 sq ft refurbishment at
101 — 105 Gosswell Road,ECI,has come to a conclusion, with all
of the space still available.

Again construction starts have been minimal with a mere 2,200
sq ft getting underway at the proposed new build at 2-4 Holywell
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New/Refurb existing 51,055 -5.19 1590.56 1033.30
Premarketing - n/a n/a n/a
Secondhand 264,791 -12.83 122.10 -21.90
Under Construction 10,767 n/a -73.34 -78.33
Total 326,613 -8.67 100.84 -16.95

An increased amount of stock was placed under offer with a
total of 167,900 sq ft receiving interest up on the 108,000 sq ft of
last quarter.The largest potential deal is at |9 Charterhouse Street,
ECI,where 67,000 sq ft is now under offer.

2Thomas More Square,
El:UK Payments
Administration takes
31,600 sq ft

New/Refurb existing 321,671 -33.39 -36.29 -35.67
Premarketing 1,978,160 -12.69 -0.14 0.00
Secondhand 2,319,706 37.18 14.22 -0.99
Under Construction 196,101 -27.79 -25.58 -15.80
Total 4,815,638 222 0.74 -4.72

34,000 sq ft with the largest retraction being 9,400 sq ft on the
third and fourth floors at City & Generals 3-7 Herbal Hill,ECI.

Finsgate, 5-7 Cranwood
Street, EC|:Palmer
GVA Property Fund
purchases long

== New build (existing) Secondhand
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leasehold

Lane,EC2.

There is a total of 537,000 sq ft set to complete in 2010,63%
of which remains speculative.The largest scheme due is Derwent
London’s 247,300 sq ft Angel Building, EC|,expected to complete
in Q3 2009 with the majority of the space already prelet to Cancer
Research.

Investment

Investment sales more than doubled, with 8 deals totalling 107,800
sq ft taking place.The largest deal was the sale by Invesco of its
long leasehold interest in Finsgate, 5-7 Cranwood Street,ECI.
The Palmer GVA Property Fund purchased the building for £10.6
million on behalf of the Palmer Capital Development Fund.In
addition, Goldhawk Estates’ 106-109 Saffron Hill, EC| was sold to
The Chartered Institute of Water and Environmental Management
off of an asking price of £2.45 million.

REX FEATURES



Southbank
Take up

The Southbank was one of only two markets to see a decline

in take up this quarter with activity levels down by 28% on the
improved figures of last quarter.There was just 51,000 sq ft taken
spread across a total of eight transactions.The lettings were
distributed equally between new and secondhand stock, with new
build seeing an increase of 95% on the lows of last quarter.The
largest transaction was of this grade when 23,300 sq ft was taken
by Teach First at 4 More London.

Secondhand figures were down by 57% on Q3 and 38% on
this time last year.The largest letting to take place was at Ludgate
House, 245 Blackfriars Road where Capita Group has signed for
8,300 sq ft of additional space on part of the second floor.

There is currently only 25,500 sq ft under offer on Southbank.

Supply

Supply has risen here,up by 30% on Q3 and 38% on this time
last year.The most notable increase was for premarketed stock
which saw a rise of 94% with over 850,000 sq ft now available.At
the Kings Reach Tower, Stamford Street, the entire 412,900 sq ft
proposed refurbishment is now being marketed.

Elsewhere supply increased slightly for secondhand stock,up
by 8% on Q3 and 20% on this time last year, with the largest new
availability being the | 1,600 sq ft at Surrey House, 20 Lavington
Street, where the second - fourth floors, currently occupied by
Workspace Group,are now being marketed.The supply of new
build stock fell due to an improvement in take up with just 24,000
sq ft remaining available.There has been no change in the volume

Awvailability rate

The availability rate rose only slightly this quarter and is up by
0.4% standing at 6.64%.The 28% fall in take up activity and 30%
rise in supply have not been sufficient enough to push the rate out
further,and the limited supply pipeline is continuing to protect
the market from large scale increases in availability rates.There
continues to be little in the way of prime new stock for occupiers
to choose from with the largest availability consisting of three units
at City Step,5-7 Bear Lane.With all of the space due to complete
next quarter at 7 More London already prelet the rate is likely to
remain contained for the early part of 2010.

Asking rents

The average rent for new build stock on Southbank remains at

£42.50 this quarter.There is only one property quoting an asking

rent and this is on part of the second floor at 2 More London.
Average rents for good quality secondhand stock fell from £26

to £24.50 per sq ft.This was a result of a low rent of £10 per sq ft

being released on the sixth floor at Sea Containers House.

Construction

Construction activity on the Southbank has once again been
very subdued with no new starts getting underway and no
completions taking place.The one completion scheduled for

this quarter, the 6,100 sq ft refurbishment at Octavia House, 54
Ayres Street,has now been pushed back to 2010.Looking ahead,
the development at 7 More London, which is already prelet to
PricewaterhouseCoopers is expected to complete.There are no
new starts currently scheduled for Southbank.

New/Refurb existing 26,160 183.45 -20.98 94.48
Premarketing - n/a n/a n/a
Secondhand 25,022 -7831 -37.54 -56.68
Under Construction - n/a n/a n/a
Total 51,182 -58.92 -34.84 -28.12

This is an increase of 10,000 sq ft on last quarter but is still a low
amount.The largest potential deal is at |16 Great Guildford Street,
where 4,900 sq ft is under offer.

New/Refurb existing 24,155 -28.87 -31.65 -43.52
Premarketing 852,268 7.34 9.56 93.97
Secondhand 701,684 5141 19.81 8.37
Under Construction 347,342 581.77 n/a 0.00
Total 1,925,449 43.45 37.64 30.36

of space under construction with a total of 347,300 sq ft at three
schemes still available, the Shard of Glass being the largest.
No space was withdrawn this quarter.
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Investment

Two properties have been sold this quarter totalling 65,300

sq ft.The largest was the sale of 30 Park Street which achieved
£3 1 million. Blink Point sold the freehold to a close-ended fund
managed by KGAL.

Ludgate House: Capita
Group takes 8,300 sq ft

Kings ReachTower:
412,900 sq ft now being
marketed
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What London offices monitors

Markets

City core: ECIA,EC2M,EC2N,EC2R,EC2Y,EC2V,EC2A (only Finsbury Pavement, Finsbury
Square,Appold Street and Chiswell Street), EC3,EC4 (excluding EC4A & EC4Y)

City fringe: ECIM,ECIN (excluding postcode sector 2),ECIR,ECIV,ECIY,EC2A (excluding
Finsbury Pavement, Finsbury Square,Appold Street and Chiswell Street),E|

Southbank:SE| postcode sectors,0, 1,2 &9

Docklands:El4

Midtown: EC4A & EC4Y,ECIN (postcode sector 2),WCI,WC2 (excluding Leicester Square)
West End:W1,SWI,NW!I sectors 2 (Euston Road only),3,5 & 6, Leicester Square (WC2)
andW2 sectors |,2 & 6

Additional markets:

South central: Remainder of SEIl and SEI |

North central: Remainder of NW1 and N1

West central: Remainder of W2,W6,W8,W 14,SW3,SW5,SW6,SW7 & SW10

Data:

Building stock: Any office building over 93 sqm (1,000 sq ft) in City Core,West End,
Midtown, Docklands, City Fringe and Southbank and over 465 sq m (5,000 sq ft) in North
Central,West Central and South Central.

Availability: Any unit above 93 sq m (1,000 sq ft) in buildings subject to the above stock
thresholds

Take up: Any unit above 232 sq m (2,500 sq ft) subject to stock thresholds.
Planning: Any project over 232 sq m (2,500 sq ft) subject to stock thresholds

Definitions

B Quarters: For data collation reasons, our quarters run from the |st of the month to the
last day of the 3rd month i.e. I'st January to 3 Ist March; I st April to 30th June; I st July to
30th September and Ist of October to 3 st December.

B Agency league tables: The total space disposed by each agent adds up to more than
total take-up. This is because space in joint agency deals has been attributed to all agents
involved. The market share is each agent’s share of take-up, not the total of all agents.
The tables include all completed deals over 93 sqm (1,000 sq ft) within our boundaries
(see map) including prelets and excluding space under offer; lease renewals, restructures,
management agreements, or investment sales.

B Availability rate: Total building stock figures divided by vacant space which is
actively being marketed. Neither figures include space under construction or yet to
commence construction.

B Availability and take up:New/Refurb (existing) is a combined total of newly
constructed and refurbished space; Premarketing is any space marketed which is yet to
commence construction;Secondhand is any space which has previously been occupied;
Under Construction is a combined total of refurbishment and redevelopment projects
currently under construction. Space under offer is included. Investment properties are
not included.

B Average asking prices: An average of asking prices by grade of space by market. Only
space available on new leases with a quoting rent is collated. Space under offer has been
included. Please note that Secondhand Grade A space is previously occupied units with air
conditioning and one or more of raised floors,under floor trunking or perimeter trunking.

B Investment sales: Subject to stock thresholds, a total of space sold as freehold, long
leasehold or virtual freehold, both for investment and for owner occupation.

B Construction starts with prelets: A total of space commencing refurbishment or
redevelopment by quarter with a total of that space prelet. This includes space not on
the market.

B Completed space actively marketed:Simply a total of completed refurbishments
and redevelopments being actively marketed by quarter. Includes space let but
never occupied.

Bl Completions with space available: A total of all office space currently under
construction by completion date with how much is still available. This includes space not
on the market.
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Fax back

O | would like to receive further information about London Offices

O I would like to receive further information about other EGi research products

Name:

Job title:

Company:

E-mail:

Telephone:

Address:

Fax backto 0207911 1798

We will use your contact details (hame and email address) to provide any services requested by you and to tell you about important changes to these
services.These details will be used by us and by businesses within RBI and its associated companies to provide you with information about other services
and products and will also be disclosed to third party businesses and advertisers for the same purpose. If you do not wish to be contacted for this purpose,
please express your preferences below:

O I do not wish to receive relevant information and offers from EGi and Estatesgazette.com

O I do not wish to receive relevant information and offers from RBI

O I do not wish to receive relevant information and offers from selected 3rd parties
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making property move

This report is published for general information only. Although high
standards have been used in the preparation of the information, analysis,
views and projections presented in this report, no legal responsibility can
be accepted by London Offices or EGi for any loss or damage resultant
from the contents of this document. As a general report, this document
does not necessarily represent the view of EGi in relation of particular
properties or projects. Reproduction of this report in whole or

in part is allowed with proper reference to EGi’s London Offices..





