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Thames Valley Overview

Demand remains most active in the sub 10,000 sq ft size band

although there are number of larger requirements emerging

across all size bands. So long as the Christmas festivities 

do not interfere too much during Q4, it is possible that five

transactions in excess of 80,000 sq ft will complete. Two of

these will be pre-leasing commitments. Overall it has been a

poor quarter for transactions in the Thames Valley with few

notable deals to report.

Thames Valley Ð Summary

¥ Little change in supply (other than the
increase of 300,000 sq ft in Reading Ð 
see Reading Overview below)

¥ Lowest quarter take-up for 7-years

¥ There has been an increase in the level 
of demand, but this is likely to be too late
for conversion to transactions this year 

¥ Headline rents and concessions remain
unchanged

¥ 75% of r egistered applicant demand 
is for less than 10,000 sq ft

Welcome to Thames Valley and Reading Office Market News for
the third quarter. This and other market information is available
on our research website www.readingcommercialproperty.co.uk.

Month Proper ty Occupier Sq Ft

July Midas, Wokingham Pioneer Technical Services 9,790

July Reading International, Reading Kensington Mortgages 15,000

Aug Hayley House, Bracknell Bracknell & Wokingham College 10,210

Aug St Clouds Gate, Maidenhead Objective Creative 10,000

Aug 258 Bath Road, Slough Wyevale Garden Centres 7,085

Sep Ascot House, Maidenhead Right Now Technology 17,500

Thames Valley Ð Principal Transactions

Town Qtr2 2006 Qtr3 2006

Maidenhead £30.00 per sq ft No change

Slough £25.00 per sq ft No change

Windsor £25.00 per sq ft No change

Reading Ð in town £24.00 per sq ft No change

Reading Ð out of town £25.00 per sq ft No change

Bracknell £23.50 per sq ft £24.50 per sq ft

Newbury £17.00 per sq ft No change

Wokingham £16.50 per sq ft No change

Thames Valley Ð Summary of Prime Headline 
Rents at the end of quar ter



Reading Overview

Reading Ð Summary

¥ Availability has increased by 
16% to 1.9m sq ft

¥ The quarters take-up has been the lowest 
for four consecutive years.

¥ Hicks Bakers quarterly viewing activity
increased by 17%, when compared to Q3
2005 and 45% when compared to 2005 
(up to the end of Q3)

¥ Speculative development is still limited 
to Arlington Business Park

Following our mid-year analysis at the end of Q2, annual take-up looked set to 

reach its highest level since 2001. This has been made somewhat more challenging

due to a disappointing third quarter, with only 20,059 sq ft having been let.

However, it is likely that take-up will exceed 2005 and if the current transactions

(under offer and in negotiations) come to fruition, the total for 2006 could still 

be the highest recorded since 2001.

There has been a notable increase in new demand with some larger requirements

coming forward although the sub 10,000 sq ft size band remains the most

dominant.

Availability in the town has increased to 1.9m sq ft, as a result of Cisco openly

marketing three further buildings at GreenPark totalling 318,797 sq ft. These 

are 350 Longwater Avenue 110,656 sq ft, 400 South Oak Way 103,255 sq ft 

and 450 South Oak Way 104,886 sq ft.

Month Proper ty Occupier Sq Ft

Jul Reading International Kensington Mortgages 15,000 

Aug Kings Court Wipro 5,059

TOTAL 20,059

Reading Ð Transactions (>5,000 sq ft)

Reading International Ð Kensington Mortgages 15,000 sq ft

2005 2006 % Variation

First Quarter 23,439 sq ft 79,334 sq ft +70%

Second Quarter 60,187 sq ft 122,930 sq ft +49%

Third Quarter 110,661 sq ft 20,059 sq ft -82%

Fourth Quarter 32,395 sq ft

TOTAL 226,682 sq ft 222,323 sq ft

Reading Ð Take-up Analysis (>5,000 sq ft)

2005 2006 % Variation

First Quarter 1,956,340 sq ft 1,590,471 sq ft -19%

Second Quarter 1,833,121sq ft 1,621,113 sq ft -12%

Third Quarter 1,631,354 sq ft 1,939,910 sq ft 16%

Fourth Quarter 1,595,471sq ft

Reading Ð Supply Analysis (>5,000 sq ft)

In town / out of town Reading Of fice transactions (sq ft)



Reading Overview (continued)

Reading Ð Supply Summar y

Total Office Stock 11,000,000 sq ft approx.

Availability Ð In Town 820,993 sq ft

Availability Ð Out of Town 1,118,917 sq ft

Availability Ð Total 1,939,910 sq ft 

Vacancy Rate 17.6%

YEAR RECORDED NO. OF AVERAGE 15 YR 10 YR 5 YR RENT FREE
TAKE-UP TRANSACTIONS TRANSACTION LEASE LEASE LEASE (MONTHS)
(SQ FT) (SQ FT) (SQ FT)

2000 1,562,737 36 43,409 61% 17% 22% 15 yr lease = 6Ð12 months
10 yr lease = 0Ð6 months
5 yr lease  = 0Ð3 months

2001 501,504 21 23,881 24% 38% 38% 15 yr lease = 6Ð9 months
10 yr lease = 0Ð6 months
5 yr lease  = 0Ð3 months

2002 159,633 15 10,642 6% 27% 67% 15 yr lease = 6Ð9 months
10 yr lease = 0Ð6 months
5 yr lease  = 0Ð3 months

2003 262,703 17 15,453 29% 53% 18% 15 yr lease = 12Ð15 months
10 yr lease = 9Ð12 months

5 yr lease  = 6Ð9 months

2004 206,536 15 13,769 33% 60% 7% 15 yr lease = 15Ð24 months
10 yr lease = 12Ð15months

5 yr lease  = 9Ð12 months

2005 235,682 27 8,729 7% 15% 78% 15 yr lease = 18Ð24 months
10 yr lease = 12Ð18 months

5 yr lease  = 6Ð12 months

2006 228,471* 18 12,693 6% 22% 72% 15 yr lease = 18Ð24 months
10 yr lease = 12Ð18 months

5 yr lease  = 6Ð12 months

* Up to the end of Q3

The table below shows the typical rent free concessions available on 5, 10 and 15-year leases between
2000Ð2006. It is widely recognised that the length of term occupiers are prepared to commit to, has
shortened over the last seven years. This is highlighted below by 61% of transactions in 2000 being 15-year
leases compared to 72% of leases in 2006 being 5-year leases. The average transaction size has fallen from
43,409 sq ft in 2000 to 8,729 sq ft in 2005, however in 2006 figures show transaction size beginning to rise..

Reading Bor ough Councils (RBC) New Headquar ters

The CouncilsÕ office requirement for c.125,000 sq ft has been widely
publicised. RBC has ruled out pre-leasing any of the prime development
sites including; AmecÕs Chatham Place, PMB Holdings Abbey Mill House
and SackvilleÕs Station Hill development in favour of its own site on Hosier
Street. The site is surrounded by the MagistrateÕs Court, Hexagon Theatre,
Civic Centre and Broad Street Mall. RBC is likely to submit a planning
application in September 2007 with a view of starting on-site during 
2008 and occupying the new premises no later than 2010.

Southside Hilton

PRUPIM has just reached agreement with Hilton to build a new 198 
guest room hotel at its 110 unit, mixed-use development scheme,
situated adjacent to the A33 relief road opposite Madejski Stadium. The
hotel will provide a LivingWell health club, swimming pool, ball room and
meeting room facilities. Construction is expected to start in November
with completion planned for mid 2008.

News

Reading Ð Lease length and concession analysis



Disclaimer
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.

Partners

Roger M Hicks FRICS

Nigel R Baker BSc (Hons) FRICS ACIArb

Giles M R Blagden LLB (Hons) MRICS

Fiona Brownfoot MRICS

Michael Baker BSc (Hons) MRICS

Linda Staker MRICS IRRV ACIArb

Associate

Rowena Stockle BSc (Hons) MRICS

Consultant

Neil R O Foreman MRICS

Charter ed Surveyors

Marketing and Agency

Relocation and Acquisition

Investment Sales and
Acquisitions

Rent Reviews and Lease
Renewals

Valuation and Rating

Corporate Consultancy

Land Development and
Planning

Property Management

Dilapidations and Surveys

Market Research

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.

Neither the whole nor any part of this report nor any reference thereto may be included in
any other document, circular or statement nor published in any way without written
approval of the purpose and content within which it appears.

www .hicksbaker .co.uk

Further infor mation
For further information, please contact:

Michael Baker BSc (Hons) MRICS

Head of Business Space

Telephone:
+44 (0)118 955 7084

email: m.baker@hicksbaker.co.uk

Hicks Baker
John Adams House
29 Castle Street
Reading
Berkshire
RG1 7SB

For further information on Reading please visit:
www.readingcommercialproperty.co.uk

Reading Overview (continued)

Proper ty Location Developer/ Description Unlet Under Proposed Status
Owner Construction 2007 2008+

Abbey Mill Town Centre PMB Holdings New Devt 108,000 Site with planning permission 
House

Chatham Place Town Centre Amec/RBC Major Mixed Use 358,000 Site with planning permission

Energis House Town Centre Kier New Development 160,000 Site with planning permission
Gym Site

Energis House Town Centre Kier New Development 213,000 Site with planning permission
Main Site

Energis House Town Centre Kier New Development 250,000 Site with planning permission
NCP Site

Pinnacle, Town Centre Morley New Development 41,807 Completed
Tudor Road

Station Hill Town Centre Sackville Major Mixed Use 670,000 Proposal

Thames Tower Town Centre LaSalle Additional Floors 36,000 Planning Permission to extend

472 Basingstoke Rd Mid Town Parsons New Development 22,000 Site with planning permission

1410 Lakeview, J12 Arlington New Development 45,015 Under Construction
Arlington BP

1420 Lakeview, J12 Arlington New Development 33,346 Under Construction
Arlington BP

1430 Lakeview, J12 Arlington New Development 30,128 Under Construction
Arlington BP

ClearWater Park J12 British Land/ New Devt 146,000 Site with planning permission
(iHQ) Theale Countryside

Theale Lakes J12 Mould/Denton New Devt 20,000 10,000 Completed + pipeline

360¡ beside J11 Akeler New Development 337,000 Site with planning permission
Reading 
International

GreenPark J11 PruPIM New Development 895,000 Site with planning permission

GreenPark J11 PruPIM New Development 35,000 B1(a) office development
260 South Oak Way

GreenPark  J.11 PruPIM New Development 35,000 B1(a) /c office development
280 South Oak Way

GreenPark J11 PruPIM Major Mixed Use 300,000 Under review
Phase 3

Southside J11 Foudry Properties Major Mixed Use 1,200,000 Under review

ARS Site, Shinfield J10 University of New Devt 72,000 Site with planning permission
Reading

Sutton Court, J10 Standard Life New Devt 40,729 Site with planning permission
Suttons BP

Thames Valley Park J10 BG Group New Development 54,000 Site with planning permission

The Manor, Shinfield J10 University of New Devt 202,000 Site with planning permission
Reading

Winnersh Triangle J10 Slough Estates New Devt 150,000 Under review

61,807 173,424 178,000 5,115,729

Total Sq Ft 5,528,960

Reading Ð Office Development Pipeline as at October 2006


