
Stephen Head 
Director – Business Space 

t:  0118 955 7083 

e:  s.head@hicksbaker.co.uk

Outlook positive despite short term market hesitancy
As we enter the final quarter of 2016, we can start to reflect 
on what has been a topsy-turvy year both economically 
and politically.  Clearly the aftershocks of the Brexit vote are 
still rumbling around and continue to have implications for 
the Reading and wider Thames Valley commercial property 
markets.

After the initial knee-jerk reaction to the somewhat 
unexpected outcome of the referendum vote, most 
practitioners found the traditional summer lull even more 
pronounced than usual; annual holidays combined with the 
fact that many companies took the opportunity to take stock, 
provided a potent mix of factors to slow down market activity. 
The political conference season will highlight post Brexit 
economic challenges and the next 2 to 3 months are going to 
be crucial in determining what market sentiment is going to 
be in the medium to longer term.

Looking at the Reading office market, take-up for the first 3 
quarters (in transactions over 5,000 sq. ft.) was 333,466 sq. 
ft. Taking into account the fact that over 65% of this year’s 
take-up was transacted in Q1 (and some of these deals were 
effectively an overhang of transactions carried forward from 
the end of last year), activity in Q2 and Q3 has been subdued. 
Whilst there have been some signs of improvement in 
September, clearly there is much still to be done if the Reading 
office market is to match the 515,000 sq. ft. of office space 
signed up in 2015.

Analysis of the local market also highlights another striking 
factor; the current imbalance between the level of lettings in 
the town centre and business park transactions.  86% of deals 
so far this year have taken place in motorway accessible, out-
of-town locations, however this statistic is inevitably skewed 
by the significant lettings at Green Park to Thales and Bayer 
(79,382 sq. ft. and 110,000 sq. ft. respectively) and at 1030 
Winnersh (44,500 sq. ft. to Becton Dickinson). 

The largest single town centre office transaction to date 
remains just under 8,000 sq. ft. There have been a series of 
lettings of single floors/suites of this size in buildings such 
at 1 Valpy Street, Abbey Garden South and The Blade; we 
anticipate there will be more deals in this range shortly at 3 
Forbury Place and The White Building (Boultbee Brooks’ new 
development which is currently under construction on Kings 
Road).  

No major deals have yet to be announced but there is much 
speculation about the latest generation of larger buildings, 
most notably at McKay’s 9 Greyfriars Road, M&G’s R+ and 
at Thames Tower, Landid/Brockton’s new 180,000 sq. ft. 
development opposite the station which is now revealing itself 
from its scaffolding and will be available in February 2017.

Where deals are being achieved, however, headline rents are 
moving forward despite this relatively shallow level of demand 
in the market.  Solicitors, Gately, are widely reported to have 
paid £34.00 per sq. ft. on the top floor of The Blade in Q2 
and Mapletree are expected to announce shortly further 
lettings at Green Park at £35.50 per sq. ft.; if confirmed, this 
will be the highest ever rent recorded on conventional lease 
terms in Greater Reading.

Developers and investors will be looking for this further rental 
growth having clearly put a lot of faith in Reading with major 
commitments both in the town centre and out-of-town. 
This is reflected in the asking rents on the latest town centre 
schemes:  R+ is quoting £39.50 per sq. ft. with Apex Plaza, 
3 Forbury Place and 9 Greyfriars Road not far behind. The 
next wave of developments due for completion in the next 6 
months, for example, Thames Tower and The White Building, 
are not yet quoting but are expected to be in line with 
current aspirations. Mapletree, the new owners of Green Park 
following their £400+ million acquisition earlier this year, are 
now asking for £37.50 per sq. ft. across the board.

In the same way that the pre-Referendum debate produced 
strong views on both sides, the reaction post-Brexit has been 
similarly polarised, with opinions ranging from those for 
whom the result spells  doom and gloom and those who not 
only advocate ‘business as usual’ but see further opportunities 
arising in the Thames Valley market. The truth is probably 
somewhere between the two and this is being borne out by 
conflicting macro-economic indicators, such as a near record 
high FTSE100 index coinciding with a slide on Sterling.

Hicks Baker’s view is that the occupational office market 
is likely to have a bumpy ride for the next 3-6 months; we 
predict that there will be insufficient demand in the pipeline 
for this years’ take-up to match the figures for 2015, though 
Q4 take-up should ensure that 2016 will be in line with the 
longer term market averages for Reading.

In the longer term, the market fundamentals remain 
unchanged and there are still many good reasons why 
companies should locate and continue to invest in the Thames 
Valley. The substantial differential in office occupational 
costs that now exists and savings achievable is becoming 
an increasingly significant factor. Reading is particularly well 
connected via the Great Western main line into Paddington 
and the much anticipated arrival of Crossrail will put the town 
on the London Underground map as the western terminus of 
the new Elizabeth Line. The opportunities for companies to 
move to well connected, high quality business locations with 
great communications and access to a skilled labour pool have 
arguably never been better.
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