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Section 6
Business space

Offices

Offices – Take-Up

The Reading office market proved to 
be surprisingly resilient in 2008, at least
in the first three quarters.Total take-up
for 2008 was 397,761 sq ft.Whilst
significantly down on 2007 (755,143 
sq ft – the highest figure since 2001) this
exceeds take-up for the four years prior
and is still higher than Reading’s five and
ten year average figures.The timing of
the deals in 2008, however, indicated 
a significant tail off in activity towards
the end of the year as businesses began
to feel the full impact of the recession.
Nearly half the transactions over 5,000
sq ft were completed in the first three
months when market activity was
dominated by Kier’s 153,000 sq ft 
prelet to Yell at One Reading Central. By
contrast only four deals were completed
in Q4/08 and this lack of momentum
was compounded by a very slow start 
in 2009. Only one letting over 5,000 sq
ft was completed in Q1/09 (Wrigley’s
acquisition of 8,246 sq ft at Arlington
Business Park in January). Q2/09
showed some improvement with a
further three transactions totalling
44,145 sq ft, taking the half year figure
to 52,391 sq ft. In Q3/09 the letting to
Thames Water of 43,500 sq ft at Green
Park was confirmed.

Offices – Available Stock

Whilst the difficult economic climate
continues to affect demand, the overall
level of office supply in greater Reading
has at least remained relatively static,
at around 2 million sq ft. However, there
is still a relative shortage of quality space
in the town centre.This has been
addressed to some extent by two new
schemes – PMB Holdings’ iconic tower,
‘The Blade’, which was completed in
May 2009 and the balance of One
Reading Central, which will be available
in December 2009.A number of
refurbishment projects planned for 2008
were delayed as the impact of tightening
credit and increasingly negative
sentiment were felt, and the only
schemes of note to go ahead were
Valad’s 24,915 sq ft ‘Advantage
Reading’, which is now complete, and
Aviva’s partial refurbishment at Abbey
Gate, which was completed in July 2008.

As a result, the availability of Grade A
town centre space stands at just over
318,000 sq ft.The stock of out of town
Grade A offices has increased this year
through the addition of the speculative
buildings at Green Park totalling
117,000 sq ft and Building 1020 at
Winnersh Triangle, of 
90,000 sq ft.

Offices – Rental Trends

Reading’s relative success compared 
to most other Thames Valley towns and
the continued lack of Grade A town
centre stock saw headline rents barely
changed during the course of 2008.
Yell’s pre-let, widely reported at £28.00
per sq ft was matched by Network Rail’s
acquisition of 22,569 sq ft at Davidson
House in January. Out-of town,
Goodman held their nerve to achieve
£28.00 per sq ft with the letting to
Acision in August; even at Reading
Bridge House, LaSalle’s refurbished ‘60s
property, rents held up with lettings to

Historic Originals and Mace at £24.50
per sq ft, improving on earlier deals in
the building.The health of the leasing
market boils down, as ever, to the
dynamics of supply and demand.

A number of occupiers faced lease
expiries or break options last year which
were expected to fuel further demand;
whilst there were a few exceptions, this
largely failed to materialise as tenants
cautiously took the ‘default’ option and
re-geared.A good example is Block B,
Apex Plaza where several tenants had
the opportunity to relocate in the Spring
but most agreed terms to remain in the

Offices – recent take-up by quarter

One Reading Central

100 Brook Drive, Green Park
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Section 6
Business Space (continued)

building at around £27.75 per sq ft.
Similar opportunities will arise again,
but it remains to be seen to what 
extent tenants are prepared to exploit
‘favourable’ market conditions.Whilst
tenants undoubtedly have more
bargaining power, this will be reflected
in greater lease flexibility and longer rent
free periods/incentives.With over 80%
of available Grade A town centre office
stock controlled by three landlords
(Aviva, Kier and PRUPIM) there is
unlikely to be any significant softening 
in headline rents.

Similarly the ownership of new offices 
on the major business parks is limited 
to three companies (Goodman, SEGRO
and PRUPIM) who are unlikely to
undermine their investment values
further by precipitous changes in
quoting rents. Despite the dramatic
change in sentiment, no significant
rental adjustment from this ‘cartel’ 
of owners is anticipated.There are,
however, signs of a significant
downward trend in quoting rents 
on selected Grade B space.

Key market indicators

Offices take up – town centre and out of town comparison

Industrial
Five transactions (in excess of 5,000 
sq ft) totalling just under 95,000 sq ft
have been completed in Reading in
2009 to date.There were two lettings of
note, accounting for around 75% of the
total take-up: DHL took a further 41,000
sq ft at Worton Grange and Royal Mail
signed on 30,000 sq ft at Gillette Way.
Both locations are south of the town
centre and close to M4 Junction 11,
underlining the importance of good
access and Reading’s strategic location.

Supply continues to outweigh 
demand with over 1.3 million sq ft 
of industrial/warehouse space on the
market. In the current economic climate,
few businesses are seeking to expand
and costs are being closely monitored.
Lease breaks and expiries are giving
occupiers an excellent opportunity to 
re-negotiate substantially better lease
terms with their existing landlords;
with owners ensuring that they do not
lose tenants and occupiers taking the
default (and usually cheaper) option 
not to move, therefore little new
demand is being created.

Nevertheless, our research shows that 
a further 70,000 sq ft is currently under
offer and expected to complete before
the end of the year; the final figure for
2009 could therefore almost double 
the level of take-up to date.

In current market conditions new
development has virtually ground to a
halt with no speculative activity currently
in progress due to weak demand and
the fact that there is still vacant space 
on the last phase of development.This
included units in Cradock Road and
Deacon Way. Funds and developers will
remain very cautious and it is likely that
few will instigate further construction
until some of this slack is taken up.

Achievable rents for best space are
around £8.00 per sq ft, plus substantial
incentives. Refurbished opportunities,
or those in the less favoured industrial
areas north and west of the town, offer
more cost effective alternatives at
£5.00–£5.50 per sq ft; un-refurbished
buildings remain oversupplied and
largely unwanted.

Office deals over 5,000 sq ft completed – to September 2009

sq ft

Wrigley 8,246 1420 Lakeview Arligton Business Park Q1/09

Axa 7,761 Pinnacle Caversham Road Q2/09

Opentext 24,784 420 Thames Valley Park Drive Q2/09

Bottomline 11,600 Eaton Court Oxford Road Q2/09
Technologies

Thames Water 43,500 550 South Oak Way Q3/09

95,891
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Section 7
Office development pipeline

Greater Reading – Office Development Pipeline as at Sept 2009

Property Location Developer/ Description Complete Proposed (sq ft) Status
Owner 2009 2010 2011+

The Blade Town Centre PMB Holdings/ Office Development 110,000 Completed
Aviva

Chatham Place Town Centre Muse/RBC Major Mixed Use 358,000 Site with PP

Three Reading Central Town Centre Kier/Invista Office Development 160,000 Site with PP

Two Reading Central Town Centre Kier/Invista Office Development 213,000 Site with PP

One Reading Central Town Centre Kier/Invista Office Development 63,365 Under Construction

Pinnacle,Tudor Road Town Centre Aviva Office Development 25,800 Completed

R+ (Aldwych House) Town Centre Canmoor/Korine Office Development 103,000 Site with PP

Station Hill Town Centre Sackville Major Mixed Use 860,000 Site with PP

Thames Tower Town Centre LaSalle Additional Floors 36,000 PP to Extend

472 Basingstoke Road Mid Town Parsons Office Development 22,362 Site with PP

1420 Arlington J12 Goodman Office Development 33,949 Completed
Business Park

1410 Arlington J12 Goodman Office Development 45,607 Completed
Business Park

Theale Lakes J12 Mould/Denton Office Development 15,000 Site with PP

360° at Reading J11 Goodman Office Development 377,000 Site with PP
International BP

GreenPark – J11 PRUPIM Office Development 30,471 Under Construction
450 Brook Drive

GreenPark – J11 PRUPIM Office Development 43,039 Completed
500 South Oak Way

GreenPark (Various Sites) J11 PRUPIM Office Development 847,000 Sites with PP

Green Park Village J11 PRUPIM Major Mixed Use 170,000 Site with PP

Southside J11 Foudry Properties Major Mixed Use 880,000 Site with PP

Reading City Gateway J11 Wharf Land Major Mixed Use 900,000 Proposal

Winnersh Fields J10 Business Homes Office Development 25,892 Completed

Sutton Court, J10 Standard Life Office Development 40,729 Site with PP
Suttons Business Park

The Manor, Shinfield J10 University of Reading Office Development 202,000 Site with PP

Science Park, Shinfield J10 University of Reading Office Development 198,000 Application

Winnersh Triangle – J10 SEGRO Office Development 90,000 Under Construction
Building 1020

Winnersh Triangle – J10 SEGRO Office Development 160,000 Site with PP
Future Phases

Sub total 284,287 135,471 63,365 5,527,091

Total – sq ft 6,010,214

Total – sq m 558,570
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Section 8
Retail and leisure

The high street as a trading location has
been under threat for several years and
spending in town centres now accounts
for just 43% of all retail spend.
Mounting property costs; parking and
access difficulties; the appeal and quality
of out of town centres; the growth of
online shopping; and in some instances
a lack of investment and/or vision have
all had an impact on the attractiveness
of the high street. Nevertheless, Reading
has worked hard to retain its current
rank of 9th in the table of credit crunch
resistant destinations, as assessed by
CACI, and remains at 10th in the UK in
terms of retail spend (£1.14m);
notwithstanding the inclusion of three
new centres that opened their doors for
the first time to new schemes –
Westfield in London, Cabot Circus in
Bristol, and Highcross in Leicester.

Supply and Demand

The total retail vacancy rate in Reading
has increased from 8.25% to 10.78%
over the last two years but the number
of units being actively marketed or under
offer has only risen (from 5.4%) to
8.75% over the same period.To put this
into context, the number of retail voids
across the UK was 14.2% in October
2008 (Colliers CRE).The former
Woolworths store has been taken by
Clas Ohlson, a house, home and leisure
retail outlet chain with stores in Sweden,
Norway, Finland and one in the UK since
2008; the large unit vacated by USC in
Broad Street is being fitted out by
Barclays Bank; and a unit in The Oracle
vacated by The Pier has now been taken
by Lakeland.

Whilst rents have inevitably been
affected, Reading has weathered better
than most and an analysis of some of the
deals concluded last year would indicate
an average reduction of around 15%. In
line with the national trend, demand for
space in Reading from retailers has
fallen since October 2007 when 154
requirements were recorded by FOCUS,
to 113 in January 2009.

Retailer Churn

Retail fascias that have been lost in the
last 12 months include Bay Trading,
Principles, Sofa Workshop,The Pier, USC,
Woolworths, Zavvi,Adams, and Graham
& Green. However, they have been
replaced by Paper Sun, Geox, Office
Shoes,Whitestuff, Las Iguanas, Giraffe,
Oil & Vinegar, Crew, Lakeland and LSQ2,
and two units in the town centre are

The past 18 months have been some of the toughest for
retailers for over 20 years, as indicated by the demise of many
high street names including Woolworths, Dolcis, MFI, The Pier,
Viyella, Morgan, Zavvi, Sofa Workshop and Card Warehouse.
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under offer for the Tesco Express format,
while Sainsbury’s is also keen to secure
another unit in the town.

Restaurants

Leisure newcomers have included Las
Iguanas at The Oracle Riverside, Glo in 
St Mary’s Butts, La Parada Tapas
Restaurant & Bar in King’s Road and
LSQ2 also on The Riverside.The town 
is also on the target list for Jamie Oliver,
Petit Blanc, Café Rouge and Gourmet
Burger Kitchen.

Retail Developments

Due to the economic climate,
redevelopment of the Bristol and West
Arcade by Brook Henderson Group has
been put on hold (the scheme was due 
to create 21 retail units, a health club,
swimming pool and 14 apartments).
However, new stock has been added 
in the last 12 months – 10,000 sq ft 
in Chatham Place and a 5,435 sq ft
restaurant in the newly completed office
building – The Blade.There are no other
imminent retail developments in the
town centre.

Retail Footprint 
2008 to 2009 – CACI
2009 2008

1 London West End 1

2 Birmingham 2

3 Manchester 4

4 Glasgow 3

5 Leeds 5

6 Nottingham 7

7 Liverpool 6

8 Bluewater 10

9 Norwich 11

10 Reading 13

Comparison of typical Zone A rents for A1 use
Location 1999 2002 2005 2008 2009

The Oracle £220 £220 £230 £245 £250

Broad Street Mall £95 £75 £95 £100 £90

Queen Victoria Street £80 £90 £113 £115 £95

Friar Street – western end £40 £58 £60 £60 £45

Friar Street – eastern end £75 £65 £65 £65 £55

Broad Street £190 £200 £215 £227 £220

Market Place, Reading town centre
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Adjoining Areas

Newbury

The town centre is bucking the trend 
as Standard Life’s 475,000 sq ft scheme
in Park Way is well underway. It will
provide three large stores together with
a relocated Debenhams, 50 shops,
restaurants, cafes, car parking and flats.
The scheme is due to be completed 
in 2011.

High Wycombe

The Eden Centre opened in March 
2008 and comprises 825,000 sq ft in
120 shops, restaurants and cafes.
Currently 15% of units are vacant.

Bracknell

At the end of 2008, the Bracknell
Regeneration Partnership secured the
CPO consent necessary to move the
proposed scheme forward.Although
questions have been raised about the
viability of this scheme in the current
climate, the BRP has stated that it will 
be started sometime after this summer.
It is due to deliver 603,000 sq ft of retail
space; 161,000 sq ft of restaurant, café
and hotels; 1,000 homes; 3,500 parking
spaces and 667,000 sq ft of new and
replacement business space.
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Section 8
Retail and leisure (continued)

Town centre retail development pipeline 2009
Scheme Developer Extant PP/Proposal Status Use

Station Hill 2 Sackville 1.7m sq ft Permitted Sept 2009 Mixed

Bristol & West Arcade Brook Henderson 21 units On hold A3 and A1

29–35 Station Road Kier 2,500 sq ft Site with PP A1 and A3

Chatham Place – Phase 2 Muse/RBC 17,115 sq ft OPP A,A3, D1

The Oracle Shopping Centre

Harris Arcade
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Section 9
Investment

In the last quarter of 2008 investors
largely preferred to stay in cash where
bank interest rate returns were attractive
although towards the end of the year
some more aggressive investors began
to call the bottom of the market.
Government economic stimuli, in
particular the reduction of Bank Base
rate to 0.5% in February 2009, have led
to cash depositors finding property
investment an attractive option once
again. However, cash investors are risk
averse: seeking only the best located
properties let to solid tenant covenants
on long leases.

Reading has not been immune from the
economic downturn but the town has
strong locational advantages that have
enabled it to fare better than many other
regional centres. Notable investment
transactions in Reading include:

Retail

• The Duchy of Cornwall added to 
its retail investment portfolio two
adjacent prime shops at 103–106
Broad Street occupied by Clark’s
shoes for around £7.5m at a net
initial yield of 5.83%. (July 2008)

• A private investor purchased 
23 Broad Street, a shop let to Moss
Bros for just under £2m, showing 
the purchaser a net yield of 7.9%
reflecting a measure of covenant
uncertainty. (November 2008)

• Nearby, also in Broad Street, the
substantial HSBC bank premises 
sold to a private investor for around
£6.5m yielding a net 6.84%.
(November 2008)

These examples show how prime retail
yields in Reading have softened by 100
to 200 basis points; also how the market
has become more sensitive to covenant
strength and lease length.

With the UK and much of the world in recession, there has
been a sharp downturn in property values. Markets have been
adversely affected by the global banking crisis, which appears
to have been caused by profligate lending – much related to
property and in particular mortgage backed securities. The
turnover in property investment volumes has reduced
significantly with the increased difficulty in obtaining finance
from banks and other lenders. Equally investors’ appetite was
heavily curtailed by assets failing to maintain parity values, and
the increasing risks attached to ownership of property caused
through tenant fragility.

Industrial

• 8 Acre Road, a well located 
industrial warehouse unit let to
Smiths News Trading sold for £3m 
(to a private investor) after a number
of false starts.The net initial yield
achieved was in the order of 8.7%.
(January 2009)

• Microcentre Gillette Way, a small 
unit industrial scheme producing an
annual rent income of £126,435 per
annum, sold at auction for £1.26m,
equal to 9.49% net initial yield.
(July 2009)

• At Oxford Road traditional
investment stock producing annual
rent income of £182,211 sold at
auction for £1.4m or 12.3% net 
yield. (July 2009)

Whilst remaining popular, industrial
property investment yields moved 
out from pre ‘crunch’ yields of sub 7% 
to higher ranges reflecting the risks
inherent in the sector. Strength of tenant
covenant has become as important 
as the quality of location.

Broad Street, Reading town centre

Reading International Business Park
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Greater Reading – 
Major development schemes 2009

Scheme Developer Description Status Acres

The Blade PMB Holdings Office Completed 0.00
Development

R+ Canmoor/ Office Site with PP 0.00
Korine Development

Kenavon Drive Liverpool Residential Awaiting PP 2.70
Victoria Regeneration

360° (Reading Goodman Office Site with PP 3.00
International BP) Development

Station Hill Two Sackville Mixed Use Site with PP 3.25
Properties Regeneration

Reading Central Kier/Invista Office Under 6.00
Development Construction

Kenavon Drive AIG Residential Site with PP 6.00
Regeneration

Chatham Place Muse/RBC Mixed Use Part Completed 11.00
Regeneration

ClearWater Park British Land/ Residential Site Site with PP 13.60
Theale Countryside

The Manor, Out of Town Office Site Site with PP 15.00
Shinfield (may become residential)

Reading City Wharf Land Mixed Use Proposal 22.00
Gateway Regeneration

Science Park University of Office Proposal 42.00
Reading Development

GreenPark Village PRUPIM/ Residential Proposal 60.00
Berkeley Mixed Use

Winnersh Triangle SEGRO Office Under 80.00
Mixed Use Construction

Southside and Foudry Mixed Use Under 100.00
Kennet Island Properties Regeneration Construction

GreenPark PRUPIM Office Part Completed 180.00
Development

Acres 544.55

Ha 220.37

Major Schemes

Offices

• Regus House, 400 Thames Valley 
Park (41,000 sq ft) sold for £13.6m
showing the fund investor purchaser
a net initial yield of 7.35%.
(March 2008)

• Princes House, London Road, Reading
(20,327 sq ft) a vacant building, was
purchased by Royal Berkshire NHS
Foundation Trust for £4.47m or 
£220 per sq.ft. (October 2008)

• Unit 1 Turnhams Green Business Park,
Calcot (7,103 sq ft) a vacant building,
was sold by Valad Property Group 
to West Berkshire Council for £1.68m
equal to 236.50 per sq.ft.
(February 2009)

• 100 Berkshire Place Winnersh,
the former Symbol office building
(55,531sq.ft) which had been offered
to the market at £15.24m but sold 
for circa £8.25m to a private investor,
was re-offered with full vacant
possession with a price guide of
£5.0m or £91 per sq.ft.The building
has subsequently been withdrawn
from sale it being the owners
intention to invest in the further
development of the building.

Large office buildings have not been 
in favour. Poor occupational demand and
the increasing obsolescence of office
buildings, plus the impact of empty rates
liability have reduced investor appetite.
Capital values of office buildings have
fallen from a level two years ago, by in
some cases, as much as 40%. Investor
interest is concentrated upon the very
best quality office stock available.

Section 9
Investment (continued)

Thames Valley Park and Suttons Business Park
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The residential sector has experienced a reduction in occupier
demand and a much lower level of development activity over
the past 12 months. During this period the number of
transactions fell by about 24% and the average price of
apartments has fallen by 15.7%. By comparison, the number
of transactions nationally fell by 57% across England and
Wales and the average price fell by 18.9% for similar property
types over the same time period (Source: Land Registry).
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Section 10
Housing

The rental market has also weakened 
as rents have fallen by an average of
15%. For example, a central ‘parking
free’ apartment would now let for an
average £750 pcm for a 1 bed unit and
around £900 for a 2 bed, compared 
with £850 and £1,050 respectively 
in early 2008.

As the fall in sales is the result of a lack
of confidence and reduced mortgage
availability, developers have responded
by slowing the delivery of apartments to
the market and as a result there is no
significant overhang of supply. Current
development activity is limited to a
relatively small number of schemes: the
town centre continues to provide 1 and
2 bedroom apartments, whilst the larger
fringe developments offer a greater mix
of family houses and apartments.

Central Reading apartment sales analysis Central Reading apartment rental/yield analysis 

Chatham Place

Southside – artist’s impression
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Residential development pipeline – April 2009

Scheme Applicant/Developer Location Total Open Affordable Status Former Use
Units Market

Kendrick Gate Millgate Homes Suburbs 7 5 Available Garden assembly

275/291 Hemdean Road Michael Shanly Suburbs 10 10 Site with PP Garden assembly

Northcourt Avenue Millgate Homes Suburbs 11 11 Subject to re-plan Garden assembly

1/7 Heathway & Bloor Homes Suburbs 13 13 Site with PP Garden assembly
79 Chapel Hill

Kidmore Place Charles Church Suburbs 13 1 Available Garden assembly

6–14 Weldale Street Croft Developments Central 14 14 Site with PP Commercial

74/76 London Street Mr P Stevens Central 14 14 Site with PP Offices

Aviator Place St Helens Homes Fringe 14 6 Available Offices/residential

Carey Street David Wilson Homes Central 14 14 Site with PP Builders yard

London Road Kenwood Fringe 14 14 Under construction Offices

Loddon Court, Shinfield Taylor Wimpey Suburbs 22 3 5 Available Garden assembly

5–21 Tudor Road Linden Homes Central 28 14 14 Site with PP Residential

Upcross Gardens Millgate Homes Fringe 39 1 11 Available Hotel

145–147 Oxford Road Rileys Central 44 Applic. submitted Leisure

Meadway School,Tilehurst RBC Suburbs 58 52 6 Outline consent School

James Court Crest Nicholson Suburbs 64 Site with PP Sheltered housing

Thames Water Bath Road Fringe 80 Awaiting submission Reservoir

Regis Park Wimpey / Laing Suburbs 85 34 8 Available School

Q2 Crest Nicholson Central 86 38 26 Available Offices 

Bedford Road RBC Central 89 67 22 Site with PP Public swimming pool

Kings Point Kenavca Central 102 76 24 Site with PP Offices

Warrens Croft Bovis Suburbs 121 4 31 Available Greenfield

Chatham Place Phase 2 MUSE Central 143 Outline consent Multi-storey Car Park

Kenavon Drive Liverpool Victoria Central 280 Applic. submitted Office / Industrial

Chatham Place MUSE Central 307 95 96 Available Multi-storey Car Park

Theale British Land Fringe 350 245 105 Site with PP Greenfield

West Village Barratt Fringe 435 221 174 Available Hospital

Kenavon Drive AIG / Highmore Central 542 439 96 Remediation Gas works

Station Hill Sackville Properties Central 750 Site with PP 
Commercial/retail/leisure

GreenPark Village PRUPIM/Berkeley Group Fringe 740 Applic. submitted Greenfield

Reading City Gateway Wharf Land Fringe 900 Proposal Office Park

Kennet Island St James Suburbs 1,150 621 255 Available Sewage Works

6,539
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