
Reading Now a ‘Super Town’ for Investment

 

The recently published PWC/Demos report ranks Reading second only to Oxford 

among UK cities in economic readiness to withstand the major economic shock 

generated by the pandemic. The town’s growth in the pre-Covid period and 

performance, both economically and in broader social indicators, has given Reading 

greater resilience. 

Despite investment volumes being down 25% overall last year, Reading has been 

identified as one of the region’s emerging ‘super towns’ in terms of investor activity. 

The so-called ROC- Reading, Oxford and Cambridge- accounted for 21% of all 

activity in 2020 with Reading alone accounting for 11% of investment deals in the 

region with a total value of £276 million.

2020 Market Performance

At the half-way point, 2020 was on track to deliver the Reading office market’s 

worst statistics since Hicks Baker research started compiling take-up data in the 

early 1990s. With only 65,466 sq ft (6,082 sq m) of office space let in the first 6 

months of the year, the outlook looked grim. The market recovered slightly in H2 

with total take-up for the year (in transactions exceeding 5,000 sq ft and excluding 

lease re-gears) closing out at 158,892 sq ft (14,762 sq m). However, this represents 

barely 30% of the long-term average performance of around 450,000 sq ft per 

annum, underlining the difficulties that the Reading (and virtually every other 

Thames Valley town) office market faced due to Brexit, lockdowns and the biggest 

economic crash in over 200 years. 

The relevant fortunes of Reading’s quite distinct town centre and out-of-town 

markets, have typically ebbed and flowed over the years according to levels of stock 

and tenant demand, but 2020 recorded the greatest ever ‘imbalance’ between 

these market sub-sectors. There were only 2 town centre transactions over 5,000 sq 

ft last year, at R+ (10,000 sq ft to Cellnex) and the final letting (5,040 sq ft to Isio) 

at Thames Tower, which is now fully let. 

With substantial lettings on the business parks at all 3 of Reading’s M4 motorway 

junctions, the out-of-town market accounted for a whopping 94% of total office 

take-up in the Greater Reading area. CGI’s acquisition of 44,850 sq ft at 350 Brook 

Drive on Green Park represented the largest single deal in 2020, closely followed by 

the 31,743 sq ft letting at Winnersh Triangle to HP Inc but there were also notable 

deals at Arlington Business Park (12,917 sq ft to Commvault Systems) and at 

Thames Valley Park (15,207 sq ft to Pexip).

Medium Term Prospects Will  
Survive Changing Working Patterns

Some market commentators have suggested that this signals a permanent and 

more fundamental shift towards car friendly business parks as office workers 

shy away from public transport and crowded town centres in the wake of the 

pandemic. There will inevitably be changes in working patterns as the economy 

emerges from the latest lockdown, and some of the long-term consequences of 

the recent economic dislocation have yet to be revealed. However, Hicks Baker’s 

view is that the decline of the town centre office building (as with the office 

sector overall) is exaggerated and some semblance of balance will be restored 

between the town centre and out-of-town sub-markets. 

Whilst the occupier market has inevitably been subdued due to Covid, Reading’s 

fundamental business characteristics bode well for a strong recovery in the 

second half of 2021 and into the medium term. 

Reading International Business Park at M4 Junction 11(£120 million) and 

Arlington Business Park at Theale (£129 million) both changed hands in the last 

12 months. V7’s purchase of two of the Microsoft Buildings (150,000 sq ft) at 

Thames Valley Park has also been announced. 

Tristan Capital, the new owners of Reading International Business Park have 

since obtained consent for a substantial refurbishment and upgrade of the 

370,000 sq ft campus and is pressing ahead with its modernisation programme 

in 2021. With investment decisions based upon strong market fundamentals, this 

confidence is built upon perceived lower risk exposure to business sectors in the 

Thames Valley where continuing growth is anticipated as we emerge from the 

pandemic.

 
 
 
 
 
 
 

Business Space Market Commentary

Three reasons to be cheerful after a challenging 2020 

The recent announcement of Three’s major acquisition of 117,000 sq ft at Green Park cannot 

disguise the fact that the Reading office market over the last 12 months has been challenging/ 

difficult/disappointing (select as appropriate). However, the recent announcement of what is 

the largest office deal in Reading since the letting of 500 Brook Drive (also on Green Park) to 

Virgin Media back in 2018, together with the promise of several anticipated and unsatisfied 

requirements, give grounds for optimism once we emerge from the lockdown.
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