
December’s turnover of £1.16bn, which was spread across 
12 transactions, represented the highest monthly volume of 
the year and equated to some 25% of the total annual figure 
(£4.70bn). 

Whilst the annual total stands 38% below the previous five 
years’ average, it is only 9% down on 2019 and can largely 
be attributed to the near-standstill conditions we witnessed 
in H1. This is perhaps best illustrated by the extent of the 
rebound, post-Lockdown; indeed Q4’s turnover of £2.87bn 
was the highest since 2014, and 38% above the five-year Q4 
average.

The record monthly activity was fuelled by the completion 
of several flagship transactions which had been under offer 
during the autumn. The most significant of these was British 
Land’s disposal of a 75% stake in three buildings (66 and 45 
Seymour Street, and 10 Portman Square, W1) to Allianz Real 
Estate, advised by Savills, for £410m. 

The properties, which comprise 309,000 sq ft of mixed-use 
accommodation, are let to seven office tenants for a money 
weighted unexpired term of seven years, and also include 22 
residential units. The eventual transaction price reflects a 
blended net initial yield of 4.30% and a capital value of £1,557 
psf.

In a clear illustration of the continued appeal of secure, 
long-dated income, other major transactions included Ponte 
Gadea’s acquisition of 21 St James’s Square, SW1, which 
is majority let to Cinven for 11 years at a rent of £119 psf 
(£187.5m / 3.65% / £3,055 psf); Sofidy’s acquisition of Penguin 
Random House’s headquarters on Vauxhall Bridge Road, 
which was being structured as a sale and leaseback for 10 
years (£67m / 4.73% / £1,060 psf); and a Healthcare REIT’s 
acquisition of 19a Cavendish Square, W1, which is let to the 
NHS for 23.5 years, for £50m / 2.53% / £2,874 psf, some 39% 
ahead of quote.

December volumes were also boosted by a series of value-add 
transactions, namely K&K’s double acquisition of Corinthian 
House, W1 (£65m / 4.25% / £1,830 psf) and Endeavour House, 
WC2 (£115m / 4.81% / £1,246 psf), from Arcadia Group and 
Aberdeen Standard Investments respectively; Kajima’s 
acquisition of Orwell House, 16-18 Berners Street, W1, from 
British Land for £22.7m / 5.17% / £792 psf; and Fidelidade’s 
acquisition of a 92-year long leasehold in Smithson Plaza, 
SW1, which Savills sold on behalf of Tishman Speyer for 
£158m / 4.85% / £2,282 psf. 

The latter is majority let to 11 office tenants and three retail 
tenants for a WAULT of 5.5 years, at an average office rent of 
£131 psf, and is subject to a Headlease rent review next year. 

Across 2020 as a whole, Savills advised on one in every five 
transactions in the West End, which represents another 
strong year for the team and a leading market share of 25% by 
volume. 

In terms of purchaser profile, European capital was the 
most prevalent (accounting for 30% of volume), followed by 
Asian and UK capital, which accounted for 28% and 22% of 
volume respectively. That being said, in terms of the number 
of transactions undertaken, UK purchasers remain the most 
dominant group, having been involved in 49% of deals - a 
considerably higher proportion than European and Asian 
investors, who accounted for 15% and 14% of transactions 
respectively .

The scale of uplift seen in Q4, coupled with news of a vaccine 
and certainty of a Brexit trade deal, bodes well for a more 
active 2021, notwithstanding shorter term headwinds of 
Lockdown 3.0. Based on this, ongoing questions on rental 
direction and the most recent evidence, Savills prime West 
End yield remains at 3.50%. The MSCI average net initial and 
equivalent yields moved to 3.85% and 4.86%, respectively. 
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Savills plc: Savills plc is a global real estate 
services provider listed on the London 
Stock Exchange. We have an international 
network of more than 600 offices and 
associates throughout the Americas, the 
UK, continental Europe, Asia Pacific, 
Africa and the Middle East, offering a 
broad range of specialist advisory, 
management and transactional services 
to clients all over the world. This report is 
for general informative purposes only. It 
may not be published, reproduced or 
quoted in part or in whole, nor may it be 
used as a basis for any contract, 
prospectus, agreement or other 
document without prior consent. While 
every effort has been made to ensure its 
accuracy, Savills accepts no liability 
whatsoever for any direct or 
consequential loss arising from its use. 
The content is strictly copyright and 
reproduction of the whole or part of it in 
any form is prohibited without written 
permission from Savills Research.
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Key deals in December 2020
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Address

Sector
Area
sq ft

Tenure

Price Yield CV/sq ft Vendor PurchaserBuilding 
Name

No Street PC FH/LH
U/x 

term
Gearing

Marble Arch 
House

66
45
10

Seymour Street
Seymour Street
Portman Square

W1
Mixed-

Use

76,000
99,000
134,000

LH
118
134
118

10.00%
4.00%
7.75%

£401.0m 
(75% stake)

4.32% £1,558 British Land Allianz

- 21
St James’s 

Square
SW1 Office 61,381 FH - - £187.5m 3.65% £3,055

Columbia 
Threadneedle

Ponte Gadea

Smithson 
Plaza

- St James’s Street SW1
Mixed-

Use
80,618 LH 92 13.00% £158.0m 4.85% £2,282

Tishman 
Speyer

Fidelidade

Endeavour 
House

189
Shaftesbury 

Avenue
WC2

Mixed-
Use

92,279 FH - - £115.0m 4.81% £1,246
Aberdeen 
Standard

K&K

Random 
House

20
Vauxhall Bridge 

Road
SW1 Office 63,229 FH - - £67.0m 4.73% £1,060

Penguin Ran-
dom House

Sofidy

Corinthian 
House

279
Tottenham Court 

Road
W1

Mixed-
Use

35,513 FH - - £65.0m 4.25% £1,830 Arcadia Group K&K

Harcourt 
House

19a Cavendish Square W1 Medical 17,399 vFH 999 - £50.0m 2.53% £2,874
Harcourt 

House Devel-
opments 

Confidential 
Healthcare 

REIT
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