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We unlock potential, 
creating sustainable space 
for London to thrive



Themes

мΦ hŦŦƛŎŜΤ ōƛŦǳǊŎŀǘƛƻƴ ōŜǘǿŜŜƴ ΨōŜǎǘΩ ŀƴŘ ΨǘƘŜ ǊŜǎǘΩ

ÅCustomer demand for best is robust. Rents rising; rising barriers to entry

ÅWest End Grade A vacancy < 1%. Poor & periphery > 10% vacancy

нΦ ¢ƘŜ ΨōŜǎǘΩ ƛǎ ŎƘŀƴƎƛƴƎ

ÅAmenity within and around; great customer service essential

ÅGreat locations in great cities win vs WFH 

3. Sustainable spaces win

ÅWith customers in the war for talent

ÅWith regulators; reuse over new build

ÅMaterials revolution to come?

4. Cost of doing business; higher

Å Inflation, interest rates, sustainability, regulation

ÅwŜǘǳǊƴ ǘƻ ǇǊŜ ΨŦǊŜŜ ƳƻƴŜȅΩΤ ǘƘŜ ǊŜŀƭ ŜǎǘŀǘŜ ǎƪƛƭƭŜŘ ǘǊǳƳǇ ŦƛƴŀƴŎƛŀƭ ŜƴƎƛƴŜŜǊǎ

5. The cycle is back

Å Financing pressures, rising yields

ÅRisk appetite & asset values down

ÅMassive equity market NAV discounts

GPE; delivering the absolute best, in the core; structural tailwinds
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50 Finsbury Sq, EC2

Sold at market-beating yield

Exceptional Net Promoter Score1
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GPE Office Industry Benchmark100% central London

Reposition properties; best spaces

Customer First

Sustainability: an imperative

Low financial leverage

Disciplined capital management

Match riskto cycle

GPE Strategy

3

A differentiated, growth strategy

9ǾƻƭǾŜŘ ǘƻ ƳŜŜǘ ŎǳǎǘƻƳŜǊǎΩ ŎƘŀƴƎƛƴƎ needs

Our Strategic Givens

Years to March

Sales less Acquisitions
MSCI Central London 
Capital Growth2 (RHS)

Matching Riskto Cycle 

31. RealService; benchmark based on NPS of 22 UK-centric office property companies     2. MSCI Central London Quarterly Capital Growth Index.   

£m 

HQ Flex

Business mix:



Best vs The Rest

1. CBRE / Knight Frank, West End and Ci ty combined2. As at March   3. 12 months to March   4. Savills indexed to 2020  5. CBRE  4
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New Space Letting at Record Speed5

Year to March As at MarchAs at March

Q4

Q3

Q2

Q1

ΨнлΨнмΨннΨно ΨнлΨнмΩннΩно ΨнлΨнмΨннΨно
0.0

4.0

8.0

12.0

Leasing activity robust

m sq ft

City & West End Leasing1

Take Up3 Active Demand2 Under Offer2

10 year avg.

Vacancy5

0.2% 0.3% 0.5% 0.6% WE New

3.6% 7.3% 7.0% 6.7% CL Secondhand

Ψ.Ŝǎǘ Ǿǎ wŜǎǘΩ

Rental values (2020=100)4

WE Prime

City Prime

Central London 
Grade B
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WE Prime

City Prime

Central London Grade B

Office Prime Headline Rental Growth4

Rental values (2020=100) GPE Portfolio:
72% West End
92% near Elizabeth Line

Forecast

GPE view: WE Prime to 
outperform City
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Best vs The Rest
Extremely Low New Space Vacancy Rate

5

Central London West End

City

Source: CBRE (March 24)
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0

7

14

'91 '03 '17 '18 '19 '20 '21 '22 '23 '24 '25 '26

m sq ft

New Office Supply to Tighten Further1

{ǇŜŎ /ƻƳǇƭŜǘƛƻƴǎ όΨно-Ωнс ŀǾƎΦύ2 2.8m sqft p.a.

New / Pre-Let Take Up (10 yravg.)1 5.0m sqft p.a.

Additional supply required 79%

Completed1 Spec2 CBRE Forecast3

Market Peaks1 Pre-Let2

Best vs The Rest

1. CBRE   2. GPEforecast central London Speculative Grade   3.    CBRE forecast; historic forecasts are forecast at 24 months prior to delivery date  4. Market lettings  5. v. 
March 23 ERV

6

Structural decline in London planning permissions

4.8%

2.0%

13.2%

10.8%

2.5%
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Lettings Vacancy

£m

Record Leasing; Low Vacancy; More to Come

Rent PA
ERV 

Ǿǎ aŀǊ Ψнн4

FY £55.5m +3.3%
Flex +10.8%

H2 £38.8m +2.9%

H1 £16.7m +4.4%

U/O £5.7m 18.0%5

Vacancy 
rate:

£55.5m

Source: ONS 2023



The Best Is Changing: Our Fully Managed Offer
Full service delivery by GPE; all-in-one bill

7

Services include:

Åcommunity manager and concierge service

Åfood & beverage

Åcleaning service

Åmaintenance inc. handyman service

Åplanting 

Åwaste management

Åbusiness rates

No. of units1 55

Average lease term 2.1 years term certain

Average unit size2,700 sq ft

Average rent£175 psf, +81%2

1. Including committed. 2. Net effective Vs Ready to Fi t, deals completed in last 12 months



The Best Is Changing;
Location matters; Great Service = Outstanding Net Promoter Score

8# Number of units Flex acquisitions to March Ψно

6

8

10

4

4

4

1

1

1

2

4

7

1

13

3

3

4

ÅWell located, high qualityōǳƛƭŘƛƴƎǎ

Å{ŜƭŦ ŎƻƴǘŀƛƴŜŘ

Å From reputable owner

Å Thoughtfully designed

ÅSustainably managed

ÅEmbedded technology

GPE Flex: Key Selling Points

Flex
Partnerships
3 units

Fitted
38 units

Fully Managed
55 units

7/15 Gresse Street

1

5

11

9

11

Bramah House

141 Wardour St

6 St Andrews St

CƭŜȄ ŀŎǉǳƛǎƛǘƛƻƴǎ ǎƛƴŎŜ aŀǊŎƘ Ψно

3.8

44.0
52.0

61.5

Office Industry Benchmark GPE Offices GPE Flex GPE Fully Managed

Customer NPS: 2023



Cost of Debt2

City Prime Yields

City Capital Values3
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Cost of doing business up
Real estate operators trump financial engineers

1. CBRE 2. 5-year swap rate plus Bayes / De Montfort Lending Survey prime office margin 3. Right hand scale 1970=100
9

Investment Market; Pressure on Yields



/ƻǎǘ ƻŦ ŘƻƛƴƎ ōǳǎƛƴŜǎǎ ǊƛǎƛƴƎΣ ōǳǘΧ
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Source: ONS, PMA 10



The Return Of The Cycle
Midtown & West End; capital growth

MSCI. Mar 87 = 100 11
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Acquisitions

0.0

1.0

2.0

'17 '19 21  '23

£bn Å£741m under review2

Å51% West End
Å100% off market

HQ Repositioning 
£596m

Flex
£145m

The Return Of The Cycle 

12
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Annual 
Forecasts

(Capex only)

Capital Activity (£m)

Committed Capex

Development & Flex Capex

Sales less Acquisitions1

MSCI Central 
London 
Capital Growth 
Index, 
qtrly (RHS)

1.  Only includes exchanged or completed sales.    2. As at May 2023

Track record of accretively raising & returning capital

Capital Raised - £310m

ï Invested within 9 months

ïDiscount to replacement cost

ï Maintain LTV <35%

Capital Returned - £490m

ïFollowing £1.1bn profitable sales 

since Jan 2017

ïMaintain LTV >10%
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Mispriced
>25%

Overpriced
10%-25%

Near Fair 
Value <10%

Which Means We Are Buying Again

1. GPE 13

с ƳƻƴǘƘǎ ǘƻ bƻǾ Ωнн
c.£750m traded; 7 deals

с ƳƻƴǘƘǎ ǘƻ aŀȅ Ωно
c.£524m traded; 7 deals

25% 26%

24%

74%
51%

{ǘƻŎƪ ¢ǊŀŘŜŘ bŜŀǊ Dt9 ΨCŀƛǊ ±ŀƭǳŜΩ1

£90m; Flex, Prime, Accretive IRRs

Woolyard

Bramah House, SE1
Adjacent to Woolyard

с ƳƻƴǘƘǎ ǘƻ aŀȅ Ωно

135/141 Wardour Street, W1

Å£39m FH, 33.7k sq ft; Core Soho. TCR Elizabeth 
Line

ÅPerfect for Flex, £17m capex

ÅStabilised income yield 6.5%; 
ungeared IRR 12.7%

Bramah House, Bermondsey St, SE1

Å£14m FH; 15.7k sq Ŧǘ ƻǇǇƻǎƛǘŜ Dt9Ωǎ 
Woolyard

ÅPerfect for Flex; £4m refurb once VP 

ÅWAULT 3.2 yrs; NIY 5.9%; cap val £892psf; 

135/141 Wardour Street, W1

Bramah House

Woolyard

2 Cathedral St, SE1

Å£30m FH off market; 
46k sq ft; perfect for Flex

ÅFarringdon Elizabeth Line

Åc.£30m capex 

ÅStabilised income yield 6.8%; ungeared IRR 
7.5%

с ƳƻƴǘƘǎ ǘƻ bƻǾ Ωнн

6/10 St Andrew St, EC4

St Andrew St, EC4

Å£7.1m FH off market; 6,600 sq ft; 100% 
offices

Å{ƛƴƎƭŜ ƭŜǘ ǘƻ aŀǊ Ψнф 

ÅBenefits from redevelopment of adjacent 
Minerva House

2 Cathedral St, SE1



And We Can ςBalance Sheet Strength

1. JP Morgan (May 23) 14

GPE LTV vs listed RE EPRA LTV1
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Buying Again
Soho Square Estate, W1

15

The Soho Square Estate, W1 

Rathbone Square, W1

1 Newman Street, W1

73/89 Oxford Street, W1



Soho Square Estate, W1
Existing

16



Soho Square Estate, W1
Inherited Consent on Soho Square

17Base Case Scheme - CGI of the proposed entrance on Soho Square

Base Case ς CGI of Proposed roof terrace



²ŜΩǊŜ !ƭǎƻ 5ŜǾŜƭƻǇƛƴƎ
Timed to deliver into economic recovery and supply shortage

Kingsland & Carrington 
Hse, W1

181. Offices   2. sq ft includes other floor by floor Flex refurbishments  3. Existing area  4. By area, excluding acquisitions post 31 March 2023

35 Portman Sq, W1 2 Aldermanbury 
Sq, EC2

New City Court, SE1 Minerva House, SE1Mount Royal, 
W1

French Railways 
House, SW1

7/15 Gresse St, 
W1 (Flex)

6/10 St Andrew St, EC4  
(Flex)

Egyptian House, 
SW1 (Flex)

33 Alfred Place, 
WC1 (Flex)

135/141 Wardour St, W1  
(Flex)

11 Schemes Total
1.4m sq ft
c.49% of portfolio4

3 Near Term, all HQ

2022/23 Starts

0.6m sq ft

3 Medium Term3

c.0.2m sq ft

1 Committed

Already pre-let1

0.3m sq ft

2 Recent Acquisitions
0.1m sq ft

4 Refurbs 
All Fully Managed

0.3m sq ft2

Bramah House,
SE1  (Flex)



2 Aldermanbury Square, EC2

19



2 Aldermanbury Square. Steel re-use
90% of existing steelwork reclaimed

20



50 Jermyn Street & 180 Piccadilly (JSP)

21



50 Jermyn Street & 180 Piccadilly (JSP)
66,600 sq ft; +22%

Landscaped communal roof terrace with 
outstanding view south and to Piccadilly

North/east elevation on Piccadilly

22



Minerva House, SE1
140,000 sq ft; +53%

23



Minerva House, SE1
140,000 sq ft; +53%

24
Base Case Scheme - CGI of the proposed entrance on Soho Square

24



Near Term Outlook

Driver bƻǾ Ψнн Today

Rental growth

Weight of money

Gilts

BBB bonds

Exchange rate

Political risk

London Market ςhǳǘƭƻƻƪ ŀǎ ŀǘ aŀȅ Ψно
Near term, stabilising; medium term, best to outperform

Near Term Outlook

Driver bƻǾ Ψнн Today

GDP / GVA growth

Confidence

Business investment

Employment growth

Active demand / Take-up

Vacancy rates

Development completions

25

Office Rents Yields

Yields
C¸ Ωно
Actual

Yield Outlook

Near Term
Robust demand for WE 

Prime
Possible drift in City

Best outperforms the 
rest

Office +48bps

Retail +22bps

Prime

Secondary

GPE Portfolio

RentalValues

bƻǾ ΩннΥ
C¸ Ωно

Guidance
C¸ Ωно 
Actual

aŀȅ ΩноΥ
C¸ Ωнп

Guidance

Offices 0% to +3.0% +3.3% 0% to +5.0%

Prime +3.0% to +6.0%

Secondary -2.5% to 0%

Retail -2.5% to 0% -1.5% 0% to +5.0%

Portfolio 0% to +2.5% +2.1% 0% to +5.0%



Outlook

мΦ hŦŦƛŎŜΤ ōƛŦǳǊŎŀǘƛƻƴ ōŜǘǿŜŜƴ ΨōŜǎǘΩ ŀƴŘ ΨǘƘŜ ǊŜǎǘΩ

Å To widen further

нΦ ¢ƘŜ ΨōŜǎǘΩ ƛǎ ŎƘŀƴƎƛƴƎ

ÅMaking life easier for customers; more comfortable, less formal. 

3. Sustainable spaces win

ÅRe-use vs new build

ÅMaterials revolution to come?

4. Cost of doing business; higher

Å For longer, may be; not for ever! 

5. The cycle is back

ÅGood!

ÅEfficient markets will solve NAV discounts, eventually

Change is everywhere; embrace it; get ahead of it 

2626


