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High Street 
Retail
(institutional 
lot sizes)

Bond Street 2.75% - 3.00% 2.75% - 3.00% 2.75% - 3.00% 2.75% - 3.00% 2.75% - 3.00% 2.75% - 3.00% POSITIVE

Oxford Street 4.50% 4.50% 4.50% 4.50% 4.50% 4.50% STABLE

Prime Towns 7.00% 6.50% 6.50% 6.50% 6.50% 6.50% STABLE

Regional Cities 7.25% 7.00% 7.00% 7.00% 7.00% 7.00% STABLE

Good Secondary 10.00% 10.00% 10.00% 10.00% 10.00% 10.00% STABLE

Shopping 
Centres 
(sustainable 
income)

Regional Scheme 8.00% 7.50% 7.50% 7.50% 7.50% 7.50% STABLE

Sub-Regional Scheme 9.25% 9.00% - 9.00% - 9.00% - 9.00% - 8.75% - 9.00% - STABLE

Local Scheme (successful) 10.50% 10.00% - 10.00% - 10.00% - 10.00% - 9.75% - 10.00% - STABLE

Neighbourhood Scheme (assumes <25% of income from supermarket) 10.00% 10.00% - 10.00% - 10.00% - 10.00% - 10.00% - STABLE

Out of Town 
Retail

Open A1 Parks 5.75% 5.25% - 5.50% 5.25% - 5.50% 5.25% - 5.50% 5.25% - 5.50% 5.25% - 5.50% STABLE

Good Secondary Open A1 Parks 7.25% 6.50% - 6.75% 6.50% - 6.75% 6.50% - 6.75% 6.50% - 6.75% 6.50% - 6.75% STABLE

Bulky Goods Parks 5.75% 5.50% 5.50% 5.50% 5.50% 5.50% STABLE

Good Secondary Bulky Goods Parks 7.25% 6.50% - 6.75% 6.50% - 6.75% 6.50% - 6.75% 6.50% - 6.75% 6.50% - 6.75% STABLE

Solus Open A1 (15 year income) 6.00% 6.00% - 6.00% - 6.00% - 6.00% - 6.00% - POSITIVE

Solus Bulky (15 year income) 6.00% 6.00% - 6.00% - 6.00% - 6.00% - 6.00% - POSITIVE

Foodstores

Annual RPI Increases [NIY] (20 year income) 5.00% 4.75% 4.75% 4.75% 4.75% 4.75% POSITIVE

Open Market Reviews (20 year lease, 5 yearly reviews) 6.00% 5.75% 5.75% 5.75% 5.75% 5.75% POSITIVE

Discounters (20 years, 5 yearly indexation) 4.75% 4.50% 4.50% 4.50% 4.50% 4.50% POSITIVE

Leisure
Prime Leisure Parks 8.00% 8.00% 8.00% 8.00% 8.00% 8.00% STABLE

Good Secondary Leisure Parks 9.00% 9.00% 9.00% 9.00% 9.00% 9.00% STABLE
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Offices

City Prime (10 years) 5.25% - 5.50% 5.25% - 5.50% 5.25% - 5.50% 5.25% - 5.50% 5.25% 5.25% POSITIVE

West End: Prime Core (Mayfair & St James's) 4.00% 4.00% 4.00% 4.00% 4.00% 4.00% POSITIVE

West End: Non-core (Soho & Fitzrovia) 4.75% 4.75% 4.75% 4.75% 4.75% - 4.75% - 4.50% - POSITIVE

Major Regional Cities (10 years) 6.50% 6.50% 6.50% 6.50% 6.50% 6.50% POSITIVE

Major Regional Cities (5 years) 7.50% 7.50% 7.50% 7.50% 7.50% 7.50% STABLE

Secondary, Regional Cities 11.00% + 11.00% + 11.00% + 11.00% + 11.00% + 11.00% + NEGATIVE

South East Towns (10 years) 7.25% 7.25% 7.25% 7.25% 7.25% 7.25% STABLE

South East Towns (5 years) 8.25% 8.25% 8.25% 8.25% 8.25% 8.25% STABLE

Secondary, South East Towns 11.50% + 11.50% + 11.50% + 11.50% + 11.50% + 11.50% + NEGATIVE

South East Business Parks (10 years) 8.00% + 8.00% + 8.00% + 8.00% + 8.00% + 8.00% + NEGATIVE

South East Business Parks (5 years) 10.50% + 10.50% + 10.50% + 10.50% + 10.50% + 10.50% + NEGATIVE

Warehouse 
& Industrial

Prime Distribution / Warehousing (20 years [NIY], higher OMV/index) 5.00% 5.00% 5.00% 5.00% 5.00% 5.00% STABLE

Prime Distribution / Warehousing (15 years, OMRRs) 5.50% 5.25% 5.25% 5.25% 5.25% 5.25% STABLE

Secondary Distribution (10 years, OMRRs) 6.00% 6.00% 6.00% 6.00% 6.00% 6.00% STABLE

Greater London Estates 5.00% 4.75% 4.75% 4.75% 4.75% 4.75% STABLE

South East Estates 5.25% 5.00% 5.00% 5.00% 5.00% 5.00% STABLE

Good Modern Rest of UK Estates 5.50% 5.00% - 5.25% 5.00% - 5.25% 5.00% - 5.25% 5.00% - 5.25% 5.00% - 5.25% STABLE

Good Secondary Estates 6.75% - 7.25% 6.50% - 7.00% 6.50% - 7.00% 6.50% - 7.00% 6.50% - 7.00% 6.50% - 7.00% STABLE

Specialist 
Sectors

Car Showrooms (20 years with indexed uplifts & dealer covenant) 6.00% 6.00% 6.00% 6.00% 6.00% 6.00% STABLE

Budget Hotels London (20 years, 5 yearly indexed reviews) 4.75% 4.50% - 4.75% 4.50% - 4.75% 4.50% - 4.75% 4.50% - 4.75% 4.50% - 4.75% STABLE

Budget Hotels Regional (20 years, 5 yearly indexed reviews) 5.50% 5.00% - 5.25% 5.00% - 5.25% 5.00% - 5.25% 5.00% - 5.25% 5.00% - 5.25% STABLE

Student Accommodation Prime London (25 years, Annual indexation) 4.25% + 4.00% 4.00% 4.00% 4.00% 4.00% STABLE

Student Accommodation Prime Regional (25 years, Annual indexation) 4.50% + 4.25% 4.25% 4.25% 4.25% 4.25% STABLE

Healthcare (Not for Profit Operator, 30 years, Annual indexed reviews) 4.75% 4.50% 4.50% 4.50% 4.50% 4.50% STABLE

Healthcare (SPV credit, 30 years, Annual indexed reviews) 5.75% 5.75% 5.75% 5.75% 5.75% 5.75% STABLE

Data Centres (Leased, 15 years, Annual indexation) 5.00% 5.00% 5.00% 5.00% 5.00% 5.00% STABLE

Life Sciences (15 years) 4.75% 4.75% 4.75% 4.75% 4.75% 4.75% STABLE

Income Strips (50 years, Annual RPI / CPIH+1% RRs, Annuity Grade) 3.75% 4.00% 4.00% 4.00% 4.00% 4.00% STABLE

Ground Rents (125 years, Annual RPI / CPIH+1% RRs, 

<15% EBITDA cover, Vacant Possession cover <40%)
3.25% 3.50% 3.50% 3.50% 3.50% 3.50% STABLE
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DEBT MARKET –7 July 2025

D E B T  M A R K E T  – 7  J u l y  2 0 2 5
Sterling hits 3-year high against the dollar. Sterling has appreciated to around $1.36, its highest level against the dollar since early 2022, driven by broad US dollar weakness and signs of resilience in the UK economy. UK CRE has continued to attract capital from key global markets. Japanese investment is up +146% YTD, Australian inflows have surged +612%, and UAE capital is up +1,631%.Long-term institutional capital steps back into UK CRE. Pension fund investment into UK commercial real estate surged +366% YoY in H1 2025, with Sovereign Wealth Fund inflows also rising +140%. This momentum signals growing conviction from long-term capital. Oil-backed sovereign funds, in particular, may diversify into CRE to hedge geopolitical risk and secure stable, long-term income.AI adoption in Real Estate remains low, but the opportunity is growing. Only around 25% of real estate businesses are currently using AI, according to the latest ONS BIC survey. While uptake has been slower than in tech-forward sectors, this also highlights significant scope for future growth. This presents a clear opportunity to transform how the built environment is managed.

Sterling hits 3-year high against the dollar. Sterling has appreciated to around $1.36, its highest 

level against the dollar since early 2022, driven by broad US dollar weakness and signs of resilience in the 

UK economy. UK CRE has continued to attract capital from key global markets. Japanese investment is 

up +146% YTD, Australian inflows have surged +612%, and UAE capital is up +1,631%.

Long-term institutional capital steps back into UK CRE. Pension fund investment into UK 

commercial real estate surged +366% YoY in H1 2025, with Sovereign Wealth Fund inflows also rising 

+140%. This momentum signals growing conviction from long-term capital. Oil-backed sovereign funds, 

in particular, may diversify into CRE to hedge geopolitical risk and secure stable, long-term income.

AI adoption in Real Estate remains low, but the opportunity is growing. Only around 25% of 

real estate businesses are currently using AI, according to the latest ONS BIC survey. While uptake has 

been slower than in tech-forward sectors, this also highlights significant scope for future growth. This 

presents a clear opportunity to transform how the built environment is managed.

ESG

E S G
B O N D S  &  R A T E S

JUL
2024

APR
2025

MAY
2025

4 JUL
2025

Bank of England Base Rate 5.25% 4.50% 4.25% 4.25%

5-year SONIA Swap Rate 3.89% 3.73% 3.65% 3.68%

10-year Gilt Redemption Yield 4.16% 4.45% 4.51% 4.55%

10-year Indexed Gilt Yield 0.63% 1.16% 1.26% 1.49%

Intelligence Lab

I n t e l l i g e n c e  L a b
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UK’s Modern Industrial Strategy: Clean energy and sustainability takeaways

UK’s Modern Industrial Strategy: Clean 

energy and sustainability takeaways

Retail Renaissance 2025 – Lesson #4

Retail Renaissance 2025 – Lesson #4
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We like questions. If you would like some property advice , or want more information about our research, we would love to 
hear from you. 

K E Y  C O N T A C T SK E Y  R E S E A R C H

Knight Frank Research 

Reports are available at 

knightfrank.com/research

Healthcare Capital MarketsHealthcare Capital Markets - 2025

Jeremy Tham

Partner – Valuation & Advisory - Head of Real Estate 

Finance Valuations

+44 20 7861 1769

Jeremy.Tham@KnightFrank.com

Knight Frank Intelligence

Chris Galloway

Partner – Valuation & Advisory - Head of Business 

Development UK Fund Valuations

+44 20 7861 1297

Chris.Galloway@KnightFrank.com

Will Matthews

Partner – Research - Head of Commercial

+44 20 3909 6842

William.Matthews@KnightFrank.com

Emily Miller

Partner – Valuation & Advisory - Head of UK Fund 

Valuations

+44 20 7861 1483

Emily.Miller@KnightFrank.com

Simon Gillespie

Partner – Valuation & Advisory - Head of Central London 

Valuations

+44 20 7861 1292

Simon.Gillespie@KnightFrank.com

Matthew Dichler

Partner – Valuation & Advisory – UK Fund Valuations

+44 20 7861 5224

Matthew.Dichler@KnightFrank.comK n i g h t  F r a n k  V & A

D i d  y o u  k n o w

In addition to valuing assets in the main property sectors and 

having award winning teams in the Healthcare, Student and 

Automotive sectors, Knight Frank also has expertise in :

• Waste and Energy
• Infrastructure
• Garden Centres
• Film Studios
• Serviced Offices
• Data Centres

• Life Sciences
• Income Strips
• Ground Rents
• Trading assets
• Expert Witness
• IPOs
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Healthcare Capital Markets – 2025Knight Frank’s annual assessment of the latest investment trends and performance in the UK Healthcare property sector.
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Knight Frank’s annual assessment of the latest investment trends and 

performance in the UK Healthcare property sector.
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