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Kings Cross Property Indices

March 2002
1 BED 2 BED PRICE 
PRICE £190,000 - £220,000 PRICE £220,000 - £240,000
YIELD 7.0% - 8.0%    RENT £240 - £540 per wk
RENT £180 - £315 per wk 
March 2003
1 BED 2 BED PRICE 
PRICE £205,000 - £235,000 PRICE £250,000 - £320,000
YIELD 6.0 - 7.0% RENT £270 - £600- per wk
RENT £210 - £350 per wk
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estate agency services • valuation • rent reviews • building surveys 
project management • party walls

March 2002
YIELD 7.50 - 8.0% 
RENT £25.00 - £30.00 per sq. ft
March 2003
YIELD 7.0 - 8.0%
RENT £20.00 - £27.50 per sq. ft

March 2002
YIELD 5.5 - 7.0%
RENT £30.00 - £60.00 per sq. ft 

March 2003
YIELD 6.0 - 7.5%
RENT £30.00 - £60.00 per sq. ft

March 2002
YIELD 8.5 - 10.5%
RENT £10.00 - £12.00 per sq. ft 

March 2003
YIELD 7.0 - 8.5%
RENT £10.00 - £12.00 per sq. ft
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Kings Cross -
the grand plan moves forward

“This is a good time to own property in the Kings Cross area,” says Fresson
& Tee’s David Shapiro. “The massive property development and
infrastructure works taking place could mean that within a few years, the
place is going to be a new destination area for people and businesses.”
P&O Developments, the developer of Regent Quarter, has launched the
second phase of the residential element of its mixed-use scheme. The
move comes in the wake of a sell-out first residential phase, which saw
27 units of various sizes reserved within hours of launching them. 
The 5.8-acre Regent Quarter site includes shops, restaurants and bars, a
Metro supermarket, offices, a 277-bedroom Premier Lodge Hotel, art
gallery, health club and other leisure facilities. Regent Quarter is the first
of a series of redevelopment schemes in King’s Cross to come to market.
It is a classic example of urban regeneration, combining refurbished
Victorian buildings of historical interest with modern architecture and
design elements. “Once completed the Regent Quarter development will
be the first physical sign of the new King’s Cross,” says Chair of the
King’s Cross Partnership Sir Bob Reid. “So much work has been going on
in the background for so many years that people now need to see some
solid results. This development will provide exactly that and will help to
cement the confidence that is growing in the area. It will also provide
training and employment opportunities for local young people, and
additional affordable housing. The vision for a new King’s Cross is finally
happening.”
Meanwhile, Argent St George is looking at how to develop the 72 acres
of brownfield land to the north of St. Pancras and King’s Cross stations.
It also includes an area of land on the eastern side of York Way usually
referred to as King’s Cross Railway Lands or King’s Cross Central.
The developer has produced its third consultation document entitled “A
Framework for Regeneration” which develops ideas for discussion and
debate.  According to AStG: “King’s Cross Central has a major part to
play in facilitating economic development and contributing to the
capital’s continued growth”. 
AStG’s document is not specific about the amount or proportion of
different land uses that might be developed, but does state that the

framework could readily provide for between 7 million to 8.5 million sq
ft of built development which could include: around 1 million sq ft of
new land uses; at least 1,100 new housing units and a broad range of
other business and employment, retail, food and drink, hotel,
community, health and leisure use. The development will include a
north/south route and the emphasis in the document on the provision of
public space.
Mr Livingstone concludes that, although at this stage there is insufficient
detail in the document to enable a definitive conclusion to be made, it is
clear that the development is going in the right direction in relation to
his strategic policies in that it indicates that the development will be
mixed use and that half the new houses will be “affordable”. Mr
Livingstone told the London Assembly in February he is happy that the
Camden UDP emphasises high density development.
However, as the site falls partly within the viewing corridor of St Paul’s
Cathedral from both Kenwood and Primrose Hill, the buildings are
unlikely to be higher than twelve storeys.
Some of the transport infrastructure is going in already. Midland Road
will be closed to all traffic and pedestrians from 7 April 2003 until
November 2005. This is in order to build the structural ‘box’ for the new
Thameslink station underneath St Pancras station.  Annoying though it
is for Londoners, it is part of the rebirth of Kings Cross.”
The message to landlords is to hold on to your investments in Kings Cross.
“By 2010, the area should be unrecognisable,” says David Shapiro.

Dilapidations horror
and how to cope

A Fresson & Tee client has completed a lease of a
newly-redecorated warehouse style office premises
on the border of Kings Cross and Holborn. Priced to
reflect current market conditions, terms were agreed
within a very short space of time. Want a similar
experience with your vacant space? Call Fresson &
Tee to discuss on (020) 7391 7100.

TENANT FOUND IN A WEEK!

Landlords hate them. Tenants loathe
them. Maddening landlords can wallop
tenants with vast bills for dilapidations at
the end of their leases. Dissolute tenants
can reduce their premises to rubble and
then expect to be able to walk away from
them.
The vast majority of leases on commercial
premises are let on Full Repairing and Insuring
(FRI) terms, which places the onus and cost of
all upkeep, decoration and repairs on the
tenant. At the end of the lease, the landlord
serves on the tenant a final Schedule of
Dilapidations – the breaches of covenant to
repair a building contained in the lease. This
contains the alleged breaches, details of
remedial works required together with a claim
for damages. It can also include the loss of

rent, service charges, rates, professional fees and VAT for the period
when the property cannot be occupied as a result of the disrepair.
This situation often results in disputes. Repairing disputes are the
most common disputes between landlords and tenants. That’s where
professional advice can help. 
Fresson and Tee recently agreed a settlement for dilapidations on
behalf of a Tenant Client saving them £11,000-00 plus the loss of
rent claim which would have amounted to a further £30,000-
£40,000.  This was due to their expertise in dealing with dilapidations
claims.  Conversely, a Landlord client was not aware he could make
a claim until Fresson & Tee were brought in.  The Landlord walked
away with more than £500,000 he didn’t know he was entitled to.
Much of whether a dispute is lost or won can be worked out at the
start of the lease. A tenant client recently showed F&T a
straightforward FRI lease that a landlord offered to them.
F&T advised that tenant to obtain two extras: a service-charge
inclusive rent, and a clause which said the tenant only had to keep
the property in the same repair it was in when it started to occupy it
rather than have to put it in “good repair” as most older leases say.
The landlord would not accept that the service charge be included
within the rent so F&T successfully insisted that there should be a
capped service charge. F&T also made sure it was as clear as possible
at the outset as to who has responsibility for repairing what.
Dilapidations is a subject scarred with twists and turns.
The message is: don’t be complacent. Dilapidations bills can exceed
all the rent you have paid and that’s a lot of money. F&T’s biggest
success was reducing a landlord’s dilapidations claim from £2 million
to £260,000 at a central London property.

Can Fresson & Tee help you with a dilapidations claim.  
Call Ian Mackay 020 7391 7100.

What do you mean
dilapidated?!

Caledonia Street Perspective.

Graphics kindly provided by P&O Developments

The latest plan for the huge development area behind Kings

Cross station has had the thumbs-up from London Mayor Ken

Livingstone. The area is set for renaissance. 

Railway Courtyard Perspective

Bank Base Rate 3.75%

                                                      



Would strategic planning help you and your
business? As a business owner you will be used
to being inundated by consultants wanting to
sell you things you do not want and it can be
very irritating to be told by others how to run
your business.
No one has as much passion, knowledge or
commitment as you do for your own business.
However, as your business grows it could result
in an ever-increasing feeling of loss of control.
Perhaps you need to re-focus and assess your
objectives. You may have an instinctive feeling
that your business is not running just as you
want it. So how do you get back on track
without being preached to by management
consultants? 
The answer is strategic planning. For small-to-
medium-sized enterprises (SMEs), this
essentially asks the questions: where are you
now? where do you want to go? and how are
you going to get there?
In general, little or no strategic planning is
undertaken by SMEs. Strategic planning is not
writing a business plan. A strategic plan is
living and vibrant. It will identify where the
business is now, establish what you want to do
with your life and your business, enable you to
create your own action plan to succeed with
these goals, and have a review process to
ensure implementation and review for change.
It works for any trade, industry or profession. It
works for any business of any size. The
important thing is that you are giving the
business a full day’s quality time with an
experienced strategic planner away from the
heat of battle.
A carefully-structured all-day strategic session
is facilitated by an experienced strategic
planner using the unique Strategic Planning
Toolkit to help you identify your goals and
objectives and produce a refined, tailor-made
strategic plan for your business. The magic of
the Toolkit is its simplicity and how it all fits
together in a day. A few days after the session

you will receive your own full-colour written
plan with your agreed strategy to get you
where you want to be.
P4B recommends you start with a full day
planning session with all owners of your
business. It works with you to:

• Identify what your business and personal
goals are and those of each key owner within
the business

• Search for and establish areas of profitability
and new opportunities

• Develop a strategic action plan for the
business and set up an agenda for the ongoing
review process

• Develop a marketing plan

• Produce financial models for the business

• Define key performance indicators for each
part of the business

• Assist you to manage your time to provide
strategic direction and leadership

• Explore exit strategies and maximise the
company’s value for a potential sale

“If, like many entrepreneurs, you feel that you
are not getting as much out of your business as
you originally envisaged, then we are sure that
we can help you find the route to fulfilment,”
says P4B’s Stanley Samson. “Re-focus and take
control with strategic planning.”
Based near St Albans, Hertfordshire, P4B
carries out strategic planning sessions at a
venue convenient to clients anywhere in
London and the Home Counties. In business
for 18 months, Stanley Samson is one of its
directors. He is a former partner at a firm of
solicitors who specialised in commercial law
and intellectual property. “We carry out
strategic planning Sessions for business
owners,” he says. “It takes just one day and
we have a unique fee proposal: the client
decides the fee for the session based upon
their assessment of the value of the day to
them. Therefore there is no risk on fees – they
decide.”

For more information, contact Stanley Samson
of Passion 4 Business, Berkeley House, Barnet
Road, London Colney, Hertfordshire AL2 1DB.
Tel: 01727 820728. Fax: 01727 821426. Email:
enquiries@p4bl.com
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With the new tax year upon us, what better way to start it than a “strategic planning session” with Hertfordshire-

based Passion 4 Business (P4B). This company enables business owners to establish their personal and business

objectives and create their own action plan for their business and review process to achieve those objectives. 

Passion for business
Fresson & Tee acts for both landlords and
tenants at rent review. Acting for a landlord,
we told one shopkeeper his rent was going up
from £7,000 a year to a £10,000. That
shopkeeper decided the rent was well within
his budget so he agreed on the spot. 
That was a mistake. £10,000 a year might have
been within his budget but the equivalent 30%
rise in price per sq ft could be used as evidence
of the local market level in rent review
negotiations with his neighbours. “In
subsequent reviews, the shopkeeper’s
neighbours grew to regret his easy acceptance
of the new rent” says David Shapiro of F&T. “He
should have hired a surveyor from the start.”
Employing a surveyor should save you more
money than their fee. F&T acted for a tenant
who had had an unreasonable demand for
more rent from a landlord. There was no
evidence to back the up the landlord’s claim
and F&T made that point abundantly clear. Still
the landlord persisted. He hired surveyors, but
they couldn’t make the claim stack up either so
he fired them regularly. 
Years went by. The tenant continued to pay the
old rent. At the next review, the landlord sent in

another unreasonable demand for more rent
money.  F&T takes up the story: “The tenant called
us at once. Our advice was that the landlord
hadn’t yet settled the rent at the first review. There
was no question about entering negotiations for
the second review until the first had been sorted
out. Negotiations are still underway.”
Success at rent review comes from knowing
the market and that is the fruit of thorough
research. Both landlord and tenant is a slave to
the terms of the lease. Usually it says the basis
of valuation is open market rental value.
However, the job is just not as simple as
measuring the floor area, finding out the going
rate for similar properties nearby and
calculating the new rent.
A surveyor knows the value of tenant’s
improvements and they can be employed in
negotiations. It has more than access to details
of deals in the local market: it can anticipate
market movements.
Where a tenant needs advice from a surveyor
like F&T is in its knowledge and experience of
interpreting lease wording, in the mass of case
law precedents - many of which seem to
contradict others. When agreement can’t be

reached you need a good surveyor to deal with
the logistics of bringing in solicitors, barristers,
arbitrators and experts in submissions and oral
hearings where necessary.
Arbitration however is an unpredictable
business. Your side’s negotiating strategy is all
important. The good news is that arbitration is
undertaken only in a few of cases and usually
for larger properties or those where either
landlord or tenant is completely unco-operative. 
If more than one-in-ten of your rent reviews go
to arbitration then you might be the unco-
operative one. The two sides may agree to
appoint an arbitrator to encourage themselves
to settle the case quickly. The actual arbitration
never takes place. 
“Above all, good advice is the key,” says David
Shapiro.

Fresson & Tee provide tactical and valuation
advice to clients on their property interests
having regard to the statutory guidelines
affecting lease renewal and rent review
negotiations. We act for both landlords and
tenants and deal with a full spectrum of
properties: offices, residential, retail, industrial.
Call 020 7391 7100 for more information.

Rent reviews can ruin a
relationship
Stay friends with your neighbours. Rent reviews are not just about costs for tenants. They have an impact on a business’s

relationship with all the businesses around it. As a result, it’s worth having somebody to act for you who knows about rent reviews.

Fresson & Tee is marketing a ground-floor, three-
room suite of offices at 26 Lloyd Baker Street, WC1.
Competitively priced at £20 per sq ft, these
economical offices will suite an occupier drawn
between the delights of Kings Cross and Angel,
which are both within 10 minutes walk. Call David
Shapiro for more details on (020) 7391 7100 

OFFICES WITH A GARDEN

*STOP PRESS

This graph does not reflect the actual market but shows how rents can move up or down according to market conditions.

                  




