
Between Farebrother, Union Street Partners, Tuckerman, Tandem Property Asset 
Management, Sq. One Real Estate and Flexible Office Space we share knowledge, 
expertise, and insight to give you a unique perspective – whatever your property  
needs or location.

The Midtown market has not been immune to the unparalleled current market conditions 
but it entered the original lockdown with an exceptionally low vacancy rate and it is the 
supply side we are still focused on in 2021. High quality space is still in very short supply 
with resilient demand for long term focused requirements. Landlords will continue to 
adapt and improve their buildings, working with both existing and potential tenants. There 
will be an even greater focus on locational factors, such as high quality and enhanced 
public realm alongside local stakeholder investment. The confirmed trial running of the 
Elizabeth Line during the first half of 2021 is welcome news as we know this will put 
Farringdon and therefore Midtown, at the very centre of London’s transport infrastructure 
which will be a draw to future occupiers.

Alistair Subba Row 
asubbarow@farebrother.com

Demand will come back steadily in 2021 from two primary categories – businesses seeking 
space with flexible lease terms but also tenants with focused, longer term requirements, 
as business strategies (and therefore headcounts) become clearer. These occupiers will 
be focused on pre-commitment to high quality space near major transport hubs and 
amenities. The two-tier market in the South Bank will continue to develop. Those tenants 
seeking quality will do so in the context of a very restricted development pipeline, with 
an attaching premium to deal pricing. Other Take up in early 2021 will be by downsizing 
businesses looking to reduce overheads and from landlords seeking to de-risk assets over 
the short to medium term. 

Rupert Cowling 
rc@unionstreetpartners.co.uk

The flex market will continue to grow with a strong focus on landlord delivered, high 
quality managed space. With tenants looking for flexibility and transparent pricing but 
with their ‘own front door’, the volume of managed space will continue to grow within the 
smaller to mid sized office market. Smart landlords will look to offer this approach directly 
or by partnering with one of the many managed / serviced operators. 

Adrian Goldney 
adrian.goldney@flexibleofficespace.co

There will be a re-affirmation of Residential property as one of the safest asset classes to 
invest in but also with impressive value add growth expected in some areas.  The volume 
of transactions will rise with a larger pool of investors circling than we have seen in the 
past five years.  The UK build to rent platform is set to expand further as many large UK 
and international funds continue to target significant investment into the sector.  

Jamie Gunning 
jg@sqonerealestate.com

We predict a shift towards more inclusive rents as average lease lengths shorten.  
We will see an increase in demand for more occupier services and vibrant workplace 
environments as firms get back into the office to escape the virtual conferencing fatigue 
and to re-invigorate business activity. ESG (specifically well-being and Net zero ambitions) 
will be prioritised and feature on company agendas in the board room.

Lisa Riva 
lriva@tandem-property.com
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As the leading property expert in Midtown here are our top predictions for 2021

For further information, please do get in touch with one of the team 

5 Chancery Lane, London, EC4A 1BL
T +44 20 7405 4545
E enquiries@farebrother.com

Tenants should seek creative real estate solutions linked to lease events such as rent 
reviews, tenant break options, or lease renewals. The successful transactions are those 
that not only retain occupiers but also create additional value in the future. Stepped and 
deferred rents, lease extensions and consolidation of multi lease assets will feature heavily 
over the next 12 months. Lease events are mere dates, formal opportunities for landlord 
and tenant to engage together. Now, more than ever, both should understand each other’s 
position and try to find a mutually beneficial way forward, exploring every aspect of a 
tenant’s occupation in the context of such challenging market conditions.

Malcolm Brackley 
mbrackley@farebrother.com

2021 will see continued demand for core income with the potential for downward 
pressure on yields given London’s pricing relative to other major European countries. Best 
in class value add/development opportunities will continue to attract good demand but 
given the widening of margins in the debt markets, these opportunities will need to be 
priced appropriately. Assets which cannot be repurposed for changing tenants needs will 
see prices weaken due to rising vacancy rates due to lack of demand.

Anton McGarvey 
amcgarvey@farebrother.com

We expect to see the level of available space to continue rising with vacancy rates in 
Midtown likely to exceed 5% for the first time in eight years by the half year.  With rising 
availability, we are likely to see an overall softening of rents but specifically a widening 
between the best in class and the poorer quality. This will be a further consolidation of the 
two-tier office market, with very different transactional terms driven by supply metrics. 
We will see a tentative step towards recovery and increased confidence after the summer 
with a related uptick in take up activity. 

Ann Ibrahim 
aibrahim@farebrother.com

We will see more CVAs and Pre Pack administrations in 2021 resulting in a further increase 
in vacancies and downward pressure on rents, ranging in many locations to 20-30 % 
below pre Covid levels. The continued roll out of the vaccine should increase consumer 
confidence resulting in demand returning as the year progresses and we expect the more 
nimble start ups and independents to take advantage of those market conditions. Where 
voids remain and there is little demand we will see a variety of “meanwhile” uses and 
creative landlords should embrace this until overall trading conditions  improve.

Neil Davies 
ndavies@farebrother.com

Demand for office space will continue to be slow in the first months of 2021 but the 
inherent “value” of high quality workspace will become more apparent as the year  
progresses. Landlords re-purposing their buildings, with greater emphasis on collaboration 
and meeting spaces, should see a solid level of demand as returning businesses settle on 
their strategy and style of workplace. We expect take up numbers to be above 2020 levels 
but still remain down on the longer-term average.

Mark Anstey 
manstey@farebrother.com
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As the leading property expert in the South Bank here are our top predictions for 2021

Until there is widespread confidence among companies to safely return staff to offices, 
most leasing deals that are agreed will need to be at a discount to pre-pandemic levels 
to persuade a tenant to formally commit.  When occupiers start returning, the increased 
supply will widen the gap between rent for best-in-class space (which was at historic low 
levels twelve months ago) and rent for more compromised space. Deals for best in class 
space could rapidly return to pre-pandemic rental levels, but we predict rental values for 
lesser quality offices to fall in 2021.

Ben Fisher 
bf@unionstreetpartners.co.uk

Investment and development trading will increase with some funds exiting the market, 
especially from smaller stock. Concerns over volatility and potential redemptions could 
drive sales. Overseas buyers will favour the more substantial and well-let buildings. There 
will be a drive by UK property companies to acquire buildings which may now seem ripe 
for redevelopment and refurbishment. The flight to quality will continue, and the more 
compromised, second-hand, buildings will no doubt now be seen as good targets for 
repositioning. The proximity of much of the South Bank commercial market to mainline 
train stations will drive tenant demand and therefore continued investor interest.

Mark Fisher 
mf@unionstreetpartners.co.uk

Decentralised but vibrant locations with excellent transport links will be one of the 
emerging trends of 2021. As locations such as Brixton and Clapham, which already have 
a great pool of young talent, improve the quality of their office stock they will become an 
increasingly attractive option for companies that would have previously only considered 
central London.

Vincent Cheung 
vc@unionstreetpartners.co.uk

Despite the rising levels of overall availability and the challenging market conditions the 
quantity of “new” stock in the market will remain extremely low during 2021.  Those with 
a development opportunity to deliver a new building should still press ahead with plans 
and get ahead of the next development cycle. Landlords should consider whether they 
can now deliver a scheme design that incorporates the need for best in class but also 
considers the well-being and office environment of occupiers.

Ann Ibrahim 
ai@unionstreetpartners.co.uk

Many retail and restaurants have failed. The prevalence of CVAs or Pre-Packs is a trend we 
see continuing in 2021, resulting in more voids and downward pressure on rents. However, 
given it’s inherent, mixed use profile, we see the South Bank bouncing back relatively 
quickly once confidence returns.  Major Retail and Leisure led schemes for the area such as 
Borough Yards and Waterloo Retail have deferred development completion until 2022 and 
therefore general market recovery will be helped by the limited excess available stock.

Neil Davies 
nd@unionstreetpartners.co.uk

For further information, please do get in touch with one of the team 

10 Stoney Street, London SE1 9AD
T +44 20 3757 7777
E team@unionstreetpartners.co.uk
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