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Thames Valley Overview

Over the course of 2005 the Thames Valley market showed some signs of

improvement, albeit patchy and far from full recovery. Whilst the overall number 

of transactions recorded was low, year on year take up was up by 8%, and up 12% 

when compared with 2003. Re-absorption by corporates, and a lack of speculative

development throughout the Thames Valley has helped to reduce supply levels. 

We do however expect to see some speculative development in 2006, to address

particular supply gaps. As market sentiment continues to improve we also expect

demand to continue at a higher level leading to a hardening of market terms.

2005 Summary

¥ Patchy demand

¥ 36% increase in take up within the
Computer/Electronics business sector 
when compared to 2005

¥ Transactional activity predominantly 
in the sub 15,000 sq ft size band

¥ Supply beginning to decrease

¥ Re-absorption a key ingredient behind
erosion of supply

¥ Maidenhead recovery ahead 
of other towns

2006 Predictions

¥ Further occupier re-absorption

¥ Strengthening of rents where shortage 
of Grade A space

¥ Speculative development likely (especially 
in Reading; Arlington Business Park and
GreenPark)

¥ Improvement in demand from
Telecommunications and Computer
Electronics sectors

¥ Market sentiment continuing to improve

Hicks Baker is delighted to launch its quarterly Thames Valley and Reading

Office Market News. This regular bulletin will highlight current supply, 

recent deals, economic indicators and market predictions for Reading and

the wider Thames Valley. We hope you will find it useful and please email 

us with your comments. 

The first edition provides a summary of 2005.
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Reading Overview

Month Proper ty Occupier Sq Ft

Mar Õ05 Villiers Court, Slough British Gypsum 26,800 sq ft

Mar Õ05 Wellcroft House, Slough Reckitt Benckiser 25,000 sq ft

Jul Ô05 Viewpoint Two, Bracknell Fujitsu Siemens 53,000 sq ft

Jul Õ05 252 Bath Road, Slough LG Electronics 30,200 sq ft

Aug Õ05 Viewpoint One, Bracknell Technical Indexes 34,000 sq ft

Oct Õ05 200 Bath Road, Slough Research in Motion 69,000 sq ft

Dec Õ05 Building 2 Vanwall BP, Maidenhead Abbott Laboratories 76,662 sq ft

Thames Valley Ð Principal Transactions 2005

Town Office Rent

Maidenhead £30.00 per sq ft

Slough £25.00 per sq ft

Windsor £25.00 per sq ft

Reading £24.00 per sq ft

Bracknell £23.50 per sq ft

Newbury £17.00 per sq ft

Wokingham £17.00 per sq ft

Thames Valley Ð Summary of Prime Rents Dec 05

Thames Valley Overview (continued)

2005 Summary

¥ Availability has reduced by 500,000 sq ft
since December 2003

¥ 313,000 sq ft has been re-absorbed by
occupiers during 2005

¥ 2005 take-up 226,682 sq ft (>5,000 sq ft). 
52% in town and 48% out of town

2006 Predictions

¥ Marginal increase in take-up when compared 
to 2005

¥ The level of Grade A availability to continue to fall

¥ Further reabsorption

¥ Incentives to harden

The year for Reading broadly reflects the Thames Valley as a whole. Re absorption

was the key in reducing supply from almost 1.8m sq ft at the beginning of the year

to less than 1.6m sq ft at the end. In 2003 supply stood at a record level of over 2m

sq ft. Pure take up this year (lettings) amounted to a little over 200,000 sq ft (about

50% of the long ter m average) whereas re absorption accounted for over 300,000

sq ft. Whilst there has been no new development since completion of Forbury Square

and The Pinnacle in March 2003 we expect Abbey Mill House (108,000 sq ft) in the

town centre and smaller buildings (30,000 sq ft) at GreenPark and Arlington Business

Park to lead the way. Demand continues for both town centre and business park

locations with a bias in terms of the number of enquiries for the town centre (usually

requiring proximity to the station). Headline prime rents are currently in the order of

£23 to £24 per sq ft with little dif ferential between in town and out of town locations.

Reading Ð Speculative Star ts
Expected 2006

¥ Arlington is likely to make a speculative start
during the early part of 2006 on its last
remaining plot (Plot 1400). It plans to build
100,000 sq ft in three buildings of 25,000 sq ft,
30,000 sq ft and 45,000 sq ft respectively.

¥ PruPIM is planning a speculative start during 
the first quarter of 2006 on 260 South Oak Way,
GreenPark where it will construct a 30,000 sq ft
building.

¥ PMB Holdings is also planning to start its
108,000 sq ft Abbey Mill House scheme located
close to Forbury Square and the station.

Reading Inter national

Abbey Mill House



Reading Overview (continued)

Month Proper ty Occupier Sq Ft

Mar Õ05 Aldwych House Foster Wheeler 55,000 sq ft

Jul Õ05 Abbey Gardens South Prudential 77,000 sq ft

Aug Õ05 350 Brook Drive, GreenPark Symantec 14,000 sq ft

Sep Ô05 260 Wharfedale Road Intel 4,000 sq ft

Sep Õ05 TV1 Thames Valley Park Fujitsu/EDS 73,000 sq ft

Sep Õ05 H20 Thames Valley Park British Gas 65,000 sq ft

Nov-05 TV2 Thames Valley Park Oracle 25,000 sq ft

TOTAL 313,000 sq ft

Reading Ð Re-absorption

Re-absorption has contributed significantly to a decrease in supply. 
In Reading alone 313,000 sq ft has reoccupied last year and Ôtotal
availabilityÕ was reduced from 2.1M sq ft to 1.6M sq ft over the 
same period from 2003.

The chart on the right shows supply and take 
up over 10 years. The average take up over the
period is 580,000 sq ft. This includes the MCI,
Veritas and Cisco transactions (GreenPark) in
2000 which significantly increases the average
figure. The 5 year average for the period 2001
to 2005 is 216,000 sq ft.

First Quarter 23,439 sq ft

Second Quarter 60,187 sq ft

Third Quarter 110,661 sq ft

Fourth Quarter 32,395 sq ft

TOTAL 226,682 sq ft

Reading Ð Take Up Summar y (>5,000 sq ft)

Total Office Stock 11,000,000 sq ft (approx)

Vacancy Rate 14%

Availability 1,600,000 sq ft 

(decrease of 24% compared 

to December '04)

Availability Ð In Town 845,000 sq ft

Availability Ð Out of Town 755,000 sq ft

Reading Ð Supply Summar y

The Reading Investment and Development Review 

The Reading Investment and Development Reviewprovides the most
comprehensive assembly of development and investment information 
covering Greater Reading. Download it, and previous publications, from
www.hicksbaker.co.uk.



Reading Overview (continued)

The chart on the right shows the level of take up
recorded in the town centre and out of town
markets since 2000. In 2000, 91% of office
transactions were recorded out of town,
predominantly on business parks. It will be
interesting in five years time to see if the town
centre becomes more dominant with the
developments at Station Hill, Chatham Place
and Abbey Gate.

The chart on the right shows take up by size
band in Reading since 2000. It is interesting 
to see the quantum of take up within the 
sub 25,000 sq ft size band remains relatively
consistent throughout. There has been no take
up recorded in excess of 25,000 sq ft in the
town since 2002.
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Hicks Baker has made every effort to ensure the information and statistics in this publication are
accurate. Hicks Baker takes no responsibility for any damage or loss sustained as a result of its
content. No part of this report may be reproduced or transmitted, in any form or by any means
without the prior written consent of Hicks Baker.
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Please email us with your comments:

m.baker@hicksbaker .co.uk

ÔGreater ReadingÕ in this context includes the administrative area of
Reading Borough Council (RBC) together with certain outlying areas 
and business parks that naturally form part of ReadingÕs business core.
Most of the business parks fall outside the RBC administrative area.

All take up statistics relate to transactions over 5,000 sq ft unless 
stated otherwise.


