FRESSON & I'EE

@ VNNV AT  Www.fandt.com

-1

NEWSLETTER WINTER 2002/03

New Year
New Property
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There’s a 725-sq ft floor available in a building on Kenton
Street, WC1. Asking price is a package of rent, service charge
and building insurance at £15,000 a year. Lease terms are to
be negotiated but the landlord is keen to let it for five years.

Looking for offices on the border of Bloomsbury and Kings Cross? You
could receive a reverse premium for 25 Museum Street, WC1. The
second floor offices total 998 sq ft. An assignment of the remaining
three years of the lease is available at the current rent of £30,000 a year.

Smartly refurbished offices at 144-146 Kings Cross Road, WC1, are
available at a quoting rent of £23 per sq ft and flexible lease terms. The
ground floor suite totals 1,830 sq ft.

No. 1 Belgrove Street, WC1, will provide more than 12,000 sq ft of well-
laid-out office space when its refurbishment completes in April 2003.
F&T is quoting £30 per sq ft for a new ten-year lease.

The newly-refurbished office building 23 -27 Euston Road, NW1, located
directly opposite Kings Cross Station, will be ready for occupation in the

spring 2003. It consists of five floors at floor
plates from 2,500 to 3, 750 sq ft.

There’s three floors of offices for rent at Cap
House, Long Lane, EC1, located minutes from
Barbican Station. The ground floor is 2,500 sq ft,
second floor is 3,150 sq ft and fourth floor is
3,110 sq ft.

Kingsway House, Kingsway, WC2, has a newly-
decorated office totalling 600 sq ft and located
close to Holborn Station. F&T is offering it on
flexible terms.

On the Covent Garden / Holborn borders, 58
Parker Street, WC2 offers 1,656 sq ft of offices
on the ground floor and basement.

A large retail unit of more than 3,500 sq ft
located directly opposite Kings Cross Station is
available at 27 Euston Road, NW1. It is suitable
for a variety of uses, subject to planning,
including a restaurant/bar. A new ten-year lease
is on offer at a rent of £120,000 a year. No
premium!!!

There’s a 3,500 sq ft warehouse/industrial
building at 8 St Chad’s Place, WC1. It includes
first-floor offices of 1,000 sq ft and 500 sq ft of
basement storage. It is available as an assignment
at the current passing rent of £5 per sq ft.

£5.00 per sq ft will get you a 4,500 sq ft
warehouse in the centre of Kings Cross. Offered as an assignment of an
existing lease, the current tenant will pay you a reverse premium to take

it off their hands!
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Making the
most of your

property

Landlords need income and it is Fresson & Tee’s mission to provide it.

The reality of the market is that more buildings are empty than at any time since

the dark days of the early 1990s. Tenant demand is at its lowest for ten years. But

there are still deals being done.

Acting for a local landlord, F&T recently put a
new property under offer within two days of it
coming to the market. Rent was £15,000 a
year. The reason for this quick deal was simply
because the space was keenly priced to reflect
market conditions.

Conversely, one local firm had a tough time
disposing of its surplus offices before it
instructed F&T. The firm wanted to assign the
last three years of its lease and they were
paying a rent of £30.00 per sq. ft.
Unfortunately for the firm, the value of the
offices is now only £25 per sq ft, which is £5

per sq ft less than the passing rent. Following
F&T’s advice, the firm wisely took a pragmatic
approach and decided that it was better to sub
let the space at the lesser amount and face a
£5.00 per sqg. ft shortfall than see if someone
was ignorant enough to sub let it it from them
at the existing rent of £30.00 per sq ft. "They
may lose £5.00 per sq. ft for three years but
they have cut down their expenditure by
£25.00 per sqg. ft. When you also take service
charges and business rates into account, the
saving is closer to £35.00 per sg. ft" says F&T’s
David Shapiro.

There are three buildings of between 12,000
and 20,000 sq ft in Kings Cross where
landlords have held out for too long for too
high a rent. These refurbished buildings have
each been on the market for a year at asking
rents of up to £32 per sq ft. "In this market,
landlords need to be flexible," says Mr Shapiro.
"Buildings that were available only in their
entirety are now being sold or let floor by floor.
And, after many years of absence, cash
incentives and rent-free periods of as much as
12 months have returned."”

It is sad but true that a small private landlord
had a 1,000-sq ft basement office on the
market in WC1, on the border of Kings Cross
and Bloomsbury. The landlord waited 18
months and dropped the asking rent from £25
to £10 per sq ft before achieving a letting. A
firm of surveyors took the space.

On a happier note, a vendor who wanted to
sell a building at £2.4 million almost came to
blows with his agent (not F&T), who said that
it would receive no interest from buyers at that
level. His agent suggested that the asking
price should be £2.2 million. They
compromised at £2.3 million. Within weeks,
they had three offers at the asking price. The
owner’s agent went back to the three
proposed purchasers and asked for sealed best
bids to decide who would have the
opportunity to buy the building. The highest
bid came in at around £2.5 million. "If it had
gone on at £2.5 million, there would probably
have been no interest,” says Mr Shapiro.
"Incidentally, the landlord and agent each
maintain they were right with their initial
valuations."

"Currently, there is a problem with valuations
as there is a very weak relationship between
investment returns and price. That’s why some
investors are leaving the market. Larger
investors are more sceptical about values and
are sitting on their money waiting for
opportunities or a correction in the market.
Many investors feel that either property prices
are going to crack and go down sharply or
rents are going to rise rapidly. With weak
tenant demand it’s unlikely to be the latter”
says Mr Shapiro.

Taking advantage of the low interest rates,
small private investors and owner-occupiers are
providing the bulk of activity in the Kings Cross
property market. Generally, owner-occupiers
are especially happy to pay more for a building
than a professional investor because it means
they save on rent and their building becomes a
business asset.

Owner-occupiers and investors are still riding
the Kings Cross bandwagon hoping to make
speculative gains on their investments. This is
keeping the Kings Cross market rosy.
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No one should be alone

This is not a nativity story. It’s real and it is happening today. Joseph came to the Alone in London King’s Cross

drop-in centre after sleeping on the streets for some time. For most of his life that he can remember, his mother

and her boyfriend had shouted at him, threatened him and hit him. Because his mother moved from place to

place, he felt that he never settled enough to learn much in school, nor even long enough to make new friends.

"Most of the other kids used to bully me and even the teachers ignored me,” he says.

Alone in London helped Joseph find a foster
family through Westminster Social Services.
But when he reached the age of 18 he wasn’t
considered in need any more and had to
leave there.

Then Joseph went from bed & breakfasts to
hostels for a while and started taking soft
drugs. The drugs relieved his boredom but he
also started to get into debt. Luckily, before his
life fell apart, he remembered Alone in
London. He still kept in touch with a
caseworker there.

Alone in London was able to arrange a place at
a long-stay hostel with high levels of support.
It was clear that Joseph could not look after
himself and was also extremely lonely.

Now, Joseph is not only learning practical skills
such as cooking and budgeting but is also
receiving the intensive emotional support he
needs. He continues to see his caseworker in
addition to receiving support at the hostel and
is starting to develop confidence in himself. He
has a long way to go but feels that he is now
able to start addressing his problems, now that
he has a safe place to stay.

Alone in London works with young homeless
people to resolve their immediate housing
crisis; define any problems underlying their
housing crisis; re-establish positive family
contact where appropriate; assist the ones

who want to return home; teach independent
living skills; support the transition to
independence; and obtain relevant statutory
services and entitlements. Its main mission is to
reduce the numbers of young people
becoming homeless in London.

Fresson & Tee hope that this newsletter will
promote the importance of Alone in
London’s work.

Alone in London advise that as little as
£25 can give four young people access
to emergency accommodation; £120
funds a mediation session to rebuild
family relationships; £550 ensures a
young person gains training and finds a
job. If you would like to make a
donation or explore sponsoring young
person training partnerships, please call
Robert Keirans on 020 7529 8103 or visit
Alone in

London’s website at

www.als.org.uk.

*STOP PRESS

SOLD

Acting for a private investor, F&T were trying to
let a 7,000-sq ft warehouse in the centre of Kings
Cross for £120,000 a year. Due to the downturn
in the letting market, F&T subsequently offered it
for sale. It was quickly snapped up at close to the
£1.6-million asking price by an owner-occupier.




