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Reading Office Market Commentary 
Reading tops out the Thames Valley as new 
development comes on stream  

SSE’s acquisition of M&G Real Estate’s 190,000 sq. ft. No.1 Forbury Place helped propel Reading to the 
top of the Thames Valley’s office take up chart in 2015.  With a total of just over ½ Million sq ft in 
transactions over 5,000 sq ft, Reading take up was up 13% on the previous year (2014: 461,000 sq. ft.) 
and stands comfortably above the 5 and 10 year market averages. 

M&G’s decision to build No.1 Forbury Place speculatively was rewarded with the SSE deal and, buoyed 
by this success, the developer has already decide to move ahead with another 185,000 sq. ft. building 
on the adjoining site. Whilst No.2 Forbury Place will not be ready until late 2017, a number of new 
schemes are due to complete this year, most notably R+ (103,000 sq. ft.) and the White Building (90,000 
sq. ft.); these will be quickly followed by the newly heightened Thames Tower building where, with 4 
additional floors, 180,000 sq. ft. of offices will become available in around 12 months’ time. 

For developers of new office stock coming on stream around the station in the next 18 months, the 
balance of in town lettings compared to the business parks was encouraging with 71% of lettings in the 
town centre. However, so far in 2016 the balance has already swung back towards the business parks 
with 4 out of the 6 lettings in Reading completed in January taking place on Green Park including the 
much anticipated large deals to Bayer (80,000 sq ft) and Thales (110,000 sq. ft).  

Whilst the performance of the out-of-town market in 2015 was somewhat muted, these major lettings 
provide a welcome and timely boost, encouraging business park owners to also press the button on 
speculative development. Oxford Properties has already announced plans to build another 235,000 sq. ft. 
office building at Green Park following the Bayer and Thales deals. Building 1030 (63,483 sq. ft.) and 
Building 220 (a refurbishment of 52,043 sq. ft.) at Patrizia’s Winnersh Triangle are due for completion in 
the spring. 

Higher levels of take-up and demand combined with tight supply point to sustained rental growth in 
2016. Development activity in Reading is mirrored in many Thames Valley office centres and a further 
2.7m sq. ft. of office space is due to be delivered in in 2016 and 2017.  Grade A vacancy rates in the 
Thames Valley currently stand at around 7.3%. 

There are several key factors in play, affecting both sides of the supply and demand equation.  New 
development is anticipating improving demand but also seeking to replenish levels of office stock, some 
of which was ‘lost’ in the recession to alternative uses, particularly PDR to residential which has been a 
significant influence throughout the wider Thames Valley market.   

On the demand side, consolidation remains a key reason for relocation, together with the dramatic rise 
of office occupancy costs in Central London. We therefore expect price sensitive occupiers to address 
this by looking at opportunities in Reading and the Thames Valley where connectivity is much improved, 

for example, through the arrival of Crossrail and quality new office space is being delivered at a 
substantial discount to Central London prices. 
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