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Introduction

The first six months of 2021 have seen businesses begin to rethink 
their future workplace strategy for the post-pandemic world.
Many are focussing on bringing people back into the 
workplace and have been starting to transition away from 
full remote working as lockdown measures have eased. 

This has resulted in a positive turnaround in commercial 
sentiment compared with the inertia of the previous  
12 months.

Without doubt, now is the prime time for office 
occupiers to right-size and consider the layout and 
content of their premises to make the most of the 
flexible offers and incentives available. 

On the industrial and logistics front, strong demand  
continues as the economy has evolved to online shopping 
and last-mile delivery. As a result, there is not much 
movement to be achieved off quoting rents, owing to 
relative lack of supply available.  

For landlords of both office and industrial, now is the time 
to invest in upgrading or redeveloping stock, to offer the 
next generation in Grade A space, with quality fitted options 
for offices, to capitalise on evolving market dynamics. 

As part of this, we are seeing the importance of both 
landlord and occupier Environmental, Social and  
Governance (ESG) credentials come into play, as the  
environmental credentials of buildings come under  
increasing scrutiny across both office and industrial assets. 

Occupier searches will, more often than not, include  
ESG criteria – from the carbon credentials of the incoming 
electricity utility provider and waste management regime 
to the amount of embedded carbon in the build. 

Developers and landlords are increasingly aware of this 
and are striving more than ever towards not only their 
own carbon neutrality, but that of their builds too. 

To explore these trends in more detail, we bring you our 
latest Thames Valley office and industrial market report. 

If you would like to discuss any of the issues explored 
within this report, or would like support with your own 
office or industrial requirements – whether as an occupier,  
or landlord, investor or developer/landowner, get in 
touch with our team of experts.

Yours sincerely

Kevin Cook

Partner and LLP Member

Vail Williams
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Office trends

Having waited to see how  
things progress with the 
prevailing public health situation, 
businesses are now starting  
to transition away from  
remote working. 

Those that walked away from their office at the height  
of the pandemic are now returning to the market,  
with a focus on quality, flexibility, wellbeing, and  
environmental excellence. 

In turn, landlords and investors are responding to their 
occupiers’ changing needs, by delivering more creative 
spaces and amenities to help their tenants entice their 
workforces back into the workplace - on a flexible basis. 

Large corporates have, largely, been the early adopters  
in the return to the office. It has been mentioned that 
Netflix plans to return the majority of their staff to the 
office once vaccinated, Google is experimenting with  
hybrid working and Amazon has already transitioned 
away from remote working, taking an additional 50,000 
sq ft of office space at Green Park, Reading. 

Taking up more space than before the pandemic is not 
unusual. As the hub and spoke trend out of London has 
continued, overall office footprints for some corporates 
have increased, with satellite offices being set up across 
the Thames Valley and wider south east. 
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Landlords and investors are responding  
to their occupiers’ changing needs.
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In some areas, where office supply 
has been constrained, we have seen 
deals complete much more quickly.

As businesses choose to locate closer to their staff,  
driven both by the effects of the pandemic and more 
flexible working practices, as well as the desire to attract  
workforces back into the office with better facilities,  
this has translated into a 21% increase in office enquiries 
for the first six months of 2021. 

Although largely pre-pandemic enquiries and cautiously 
downsized for now at approximately 55% of their original 
space, this has resulted in a significant cumulative  
increase in office take-up. 

Q1 2021 showed take-up at 950,000 sq ft - 38% above 
the 5-year average, a third of which (35%) was let to the 
public sector. 

Most deals done during this period were in the sub-
10,000 sq ft category and were, for the most part,  
provided fully fitted via tenant release, or as category A+ 
space from the landlord.

In some areas, where office supply has been constrained, 
we have seen deals complete much more quickly,  
particularly in towns like Oxford, Uxbridge, Windsor and 
Basingstoke, which have reached their 10-year average 
take-up level.  

However, in those towns with more plentiful supply,  
the negotiation process has become protracted, as  
occupiers enjoy reduced lease event pressure whilst 
working remotely, much to the chagrin of landlords.

21%
increase 

in office enquiries for the  
first six months of 2021

55%
decrease  

in amount of space  
being sought



What’s in demand?

Ease of accessibility by car, train, bike and even river, has been key to the 
success of many of the lettings we have seen over the last six months.  
Out of town (OOT) business parks have proven popular as 
a result, with the letting of 112,000 sq ft to Three at Green 
Park, the single largest transaction in the region this year. 

OOT Maidenhead has also performed well at 15% of total 
office take-up, particularly in the pharmaceutical and life 
sciences sectors, with Dynatrace taking space at Quantum 
and JCI Hitachi, at Foundation Park.  

However, the lure of the town centre remains, thanks to 
its extensive amenity, leisure, retail and entertainment 
offer, not to mention the benefits of a more transient 
workforce on congestion, and the imminent arrival of the 
Elizabeth Line. 

High-quality schemes at Station Hill, Reading (250,000 
sq ft), The Landings and Nicholson mixed use quarters in 
Maidenhead and North West Quadrant, Slough (350,000 
sq ft), the latter of which we are involved with, will prove 
popular as a result. 

It is this focus on quality from the occupier, which resulted 
in 13% of office demand over the first six months being 
for ‘serviced or managed’ space.

The office quality continues with category A+ fitted space 
high in demand, with serviced office providers the net 
beneficiaries, as small to medium sized (SMEs) businesses 
have taken a short-term property view, hedging flexibility 
and speed of entry into space, against a cost premium.

Indeed, 80% of urban deals done in Reading, Bracknell 
and Slough this year have been for quality fitted space, as 
more and more occupiers seek a ‘subscription’ model to 
allow work-ready solution with more flexibility, a higher 
standard of product and a quick move.

Landlords have been quick to react to this, offering more 
flexible and fully fitted and internet enabled solutions, 
often referred to as Cat A +, allowing occupiers to sign up 
quickly using short form lease agreements.

At the other end of the scale, un-refurbished but fully 
fitted and furnished accommodation released by tenants 
looking to right-size ahead of their own lease events,  
has proven a useful and cost-effective stop gap for other 
occupiers, but demand for this will wane. 

When these leases expire, landlords will have the  
opportunity to refit and upgrade space into what we  
anticipate could be strong repercussions in terms of 
longer-term demand.
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15%
increase 

of total office take-up 
in OOT Maidenhead

13%
increase 

in demand for ‘serviced  
or managed’ spaces

80%
increase 

in demand for  
quality fitted space



Office design

Many more businesses recognise 
the importance of offering a 
variety of workplace ‘stations’ to 
meet the variety of work tasks 
their people deliver, with key 
words such as quality, flexibility 
and green credentials, at the top 
of their list of requirements. 

We are seeing this translate into the following  
modes of working:  

1. Primary Workplaces

For day-to-day individual work,  
concentration work and for calls  
in the office. 

2. In-between Workplaces

For collaboration with teams and  
break out areas for informal catch  
ups and social space.

3. Meeting spaces

For more formal and confidential  
in person meetings together with 
rooms for larger group zoom calls.  
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But how does all this translate in spatial terms? 

Some occupiers are planning for a one desk per person 
ratio which, when combined with alternative workspaces 
such as concentration booths, collaborative zones and 
meeting rooms, reflects a 1.65 work point per person ratio.  

Rather than decreasing their office requirements, many 
occupiers realise that they need more space than they did 
pre-pandemic. We expect to see an increase in require-
ments over the next six months, as a result.  

When it comes to the design of offices and the amenities 
on offer, this is an area which is evolving at a lightning 
pace, as businesses seek to attract workforces back into 
the workplace - just take the addition of ‘paddle boarding’ 
to the list of amenities on offer at Building 4 & 5 Thames 
Valley Park, Reading, for example. 

Meanwhile, clever technology continues to dominate fit 
out agendas as occupiers increasingly call for tools such as 
occupancy trackers and desk booking services as part of 
their package. 

Smart Tech is also helping landlords to work towards 
their carbon neutrality, enabling them to optimise energy 
usage, deploy mix mode cooling systems with associated 
health benefits, and reduce system running costs by  
some 45%.   

This focus on the Environmental, Social and Governance 
(ESG) credentials of both occupiers, landlords and their 
buildings, is proving key to the success of some transactions. 

Occupiers are scrutinising buildings’ environmental  
performance and carbon emissions more than ever, focusing 
on accreditations such as WELL, BREEAM, EPC, WiredScore  
and Cyclscore. Landlords will need to embrace this and respond 
if their buildings are to win out over competitors.



Office rents

Headline office rents across the 
Thames Valley remain relatively 
stable and have been rising where 
supply of top-quality space is low. 
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But there is evidence that rents, in net terms, have fallen - 
eroded by the COVID-premiums on offer for renewals and 
new lettings.

We continue to see creative packages incorporating  
elements of rent free, half rents, capital contributions for 
fit out, as well as works programmes incorporating both 
Cat A and Cat B works. 

Of course, buildings with flexible, shared space and  
amenities with the flexibility of overflow office space  
and collaboration spaces, are commanding a rental  
premium, and are faring better than more conventional 
office buildings. 

As a result, occupiers are prepared to pay more for the 
next generation of offices and headline rents are already 
going up for the best space. Windsor is leading the way, in 
the region, with headline rents achieving £43.00 per sq ft 
with the leasing of 57,387 sq ft at Windsor One and good 
interest in Windsor Two.

With demand for secondary grade office space falling, 
so too are associated rental values. Whilst incentives 
- whether rent free periods, capital inducements or a 
combination of both – are increasing for this category of 
product, landlords are considering refurbishment of this 
stock, or the re-purposing of it for alternative uses. 

 



Market transactions 

Reading

Location: 450 Longwater Avenue

Transaction 
type:  

15-year lease

Size: 116,994 sq ft

Rent: £37.00 +/- psf

Tenant: Three 

Landlord: Mapletree

Reading

Location: Apex Plaza, Forbury Road

Transaction 
type:  

10-year lease, 5th year break

Size: 6,331 sq ft

Rent: £35.00 psf

Tenant: Blake Morgan

Landlord: Legal & General

Bracknell

Location: Phoenix House, Cookham Road

Transaction 
type:  

5-year lease

Size: 9,267 sq ft

Rent: £15.00 psf

Tenant: Department for Work & Pensions 

Landlord: MCR Property

Reading

Location: Kennett Place, 121 King’s Road

Transaction 
type:  

5-year lease, 3rd year break

Size: 32,887 sq ft

Rent: £29.00 psf

Tenant: Department for Work & Pensions

Landlord: Westcore
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Market transactions 
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Reading

Location: 3 Forbury Place

Transaction 
type:  

5-year lease, 2nd year break

Size: 6,007 sq ft

Rent: £33.50 psf

Tenant: Coupa

Landlord: M&G Real Estate

Reading

Location: One Forbury Square, The Forbury

Transaction 
type:  

10-year lease, 5th year break

Size: 4,893 sq ft

Rent: £36.00 psf
Tenant: Gateley

Landlord: Canada Life

Maidenhead

Location: Quantum

Transaction 
type:  

6-year lease (expansion space)

Size: 7,035 sq ft

Rent: £29.00 psf

Tenant: Dynatrace

Landlord: Private Equity

Reading

Location: Reading Bridge House,  
George Street

Transaction 
type:  

10-year lease, 5th year break

Size: 4,802 sq ft

Rent: £28.00 psf

Tenant: First Institution 

Landlord: Topland



Market transactions 
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Windsor

Location: York House, Sheet Street

Transaction 
type:  

10-year lease, 5th year break

Size: 6,480 sq ft

Rent: £35.00 psf

Tenant: Nagwa Limited

Landlord: Windsor & Maidenhead Royal 
Borough of Windsor



Town Grade A Grade B Annual cost 
per person 
Grade A 1:10 
sqm*

1. CENTRAL  
READING 

£37.50 £26.50 £6,135

2. READING J11 £39.50 £23.50 £6,512

3. READING J10 £33.50 £23.50 £5,274

4. THEALE £33.50 £24.50 £5,167

5. NEWBURY £23.50 £17.50 £3,929

6. BRACKNELL £29.00 £21.50 £4,629

7. BASINGSTOKE £28.00 £19.50 £4,467

8. MAIDENHEAD £37.00 £27.50 £5,651

9. SLOUGH £35.00 £24.50 £5,543

10. UXBRIDGE £35.00 £28.00 £5,866

11. HEATHROW /  
STOCKLEY / 
HAYS

£37.50 £25.00 £5,759

Town Grade A Grade B 
 
 

1. READING  
CENTRAL

896,000 184,000

2. READING J11 480,542 49,184

3 READING J10 449,403 34,781

4. THEALE 92,100 50,000

5. NEWBURY 53,000 59,000

6. BRACKNELL 225,000 107,000

7. BASINGSTOKE 126,799 196,339

8. MAIDENHEAD 761,000 107,000

9. SLOUGH 660,000 106,000

10. UXBRIDGE 436,856 88,838

11. HEATHROW /  
STOCKLEY / 
HAYS

665,957 189,853

Prime headline rents (psf) Market availability (sq ft)
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Motorways – M4, M25, M40, M3 – similar to images 2 & 3.
Towns – Reading, Newbury, Slough, Maidenhead, Bracknell – similar to 
image 1
Landmarks – Heathrow Airport
As you can see, the map needs to expand further east beyond the 
Berkshire boundary to include West London (inside M25) so that we 
capture Heathrow and Park Royal (you will see where these are located 
if you look at the existing map pages in the 666 brochure).
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Based on Vail Williams’ cost calculator formula amalgamating rent, business rates and service charge costs.

2
3

1

READING

HEATHROW

UXBRIDGE

Office stats Growth Stable Reduction

https://vailwilliams.com/properties/cost-calculator/


Industrial trends 

The first six months of 2021 have highlighted the continuing trend 
for industrial demand outstripping supply, with a chronic shortage of 
industrial and warehouse units across the Thames Valley - no matter 
the age of building. 
Occupier demand has remained high across asset sizes, 
and competition from data centre users – as recently 
highlighted in our Slough industrial blog, continues to 
increase, putting added pressure on what little supply 
there is. 

As a result, occupiers cannot afford to be too choosy here.  

Thanks to the huge rise in demand for industrial and 
warehouse units across the Thames Valley, land supply 
and associated values are expected to swell over the 
coming months. 

The rise in data centres going up in places like Slough, is 
putting pressure on industrial supply pipelines. This is 
likely to have a knock-on effect, creating a shortage of 
buildings for traditional logistics and manufacturing in 
the market. 
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Thanks to the huge rise in demand 
for industrial and warehouse units 
across the Thames Valley, land supply 
and associated values are expected 
to swell over the coming months. 

https://vailwilliams.com/slough-thames-valley-industrial-stalwart/


What’s in demand? 

Over last two years, data centres 
have rivalled big box buildings 
in the Thames Valley. What we 
are likely to see in the future, 
is demand for computing data 
centres to continue to rival last-
mile delivery at the mid-box end 
of the market. 

This is largely because technology and our love of AI 
is creating a sense of immediacy which requires the 
distance between tech end users and data centres to be 
smaller. With this in mind, we are likely to see smaller 
data centres crop up much closer to residential centres.

With greater demand to film in the UK owing to the  
pandemic and rise of streaming services, the larger big 
box units across the region continue to be snapped up 
by the film and post-production industry, as the trend to 
move out of West London continues.

As discussed in our recent blog, Blackhall Studios have 
planning for 600,000 sq ft of units at Reading Science 
Park, and Netflix purchase of Shepperton Studios has 
pushed occupiers further west, to take advantage of 
both the more cost-effective rent levels and accessibility 
to Heathrow that places like Reading can offer. 

As a result, there are several new schemes hitting the 
market as developers attempt to meet the steady de-
mand that we have seen over the last 6 months, thanks 
to the eclectic mix of last-mile delivery, COVID-19, Brexit 
stockpiling and the impact on the film industry of the 
pandemic. 
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https://vailwilliams.com/winnersh-triangle-ready-for-action-as-pip-studios-ltd-lease-high-tech-facility/
https://vailwilliams.com/reading-a-land-of-industrial-opportunity/


Industrial design 

As mentioned earlier in the report, with businesses focusing 
increasingly on their ESG policies, as well as that of their landlords, 
many recent deals have been subject to sustainability credibility.

Increasingly, developers are responding to demands of 
tenant ESG policies, and are themselves, seeking to be 
carbon neutral or carbon negative, including the likes of 
Tritax Symmetry, who have a specific policy as part of 
their ‘box greener, box together, box clever’ approach to 
logistics, to achieve a net zero carbon status in logistics.
  
This focus on green credentials will continue to increase, 
as businesses seek to be more environmentally aware. 
Together with a lack of steel supply and increased build 
costs, we have seen a larger proportion of composite 
timber frame mezzanines being built in sheds. 

Of course, the industrial market is such that occupiers 
cannot be as selective as they might in the office 
market where supply is swelling, but where there is a 
landlord who has deployed an effective ESG policy, those 
buildings will prevail in the market. 

It is fair to say that the Thames Valley industrial market 
has always been single storey. However, as land values 
creep up, we are seeing developers be more creative 
about how they maximise value out of the land and 
buildings they construct. 

We are likely to see more upward development in 
the future, as developers increase eaves heights and 
the resulting square footage of a building, to get the 
maximum value out of a site. 

Outside, there is growing demand for more secure yard 
space and larger turning circles to account for the size 
of HGVs, but developers need to balance this with the 
added pressure to maximise investment return on the 
land, through the biggest building footprint. 

This is creating a disjoint between developers and 
occupier demand, which will need to be resolved. 
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Rental tone  

Headline rents across the Thames 
Valley are going up as a result of 
the huge amount of industrial 
demand, with quoting rents at 
Park Royal reaching record levels 
for industrial and logistics space, 
at £30.00 psf for brand new stock. 

Land values are also increasing as exemplified by the 
levels attained for the HP site in Bracknell and the  
ex-ICI Paints site in Slough - so much so, that industrial 
developers are now competing with their residential 
counterparts, where opportunities exist close to core 
transport junctions. 

15



16

Market transactions 

Reading

Location: 1 Acre Road

Transaction 
type:  

Letting

Size: 66,559 sq ft

Rent: £9.85 psf

Tenant: Ceramex

Landlord: Aberdeen Standard Investments

Theale

Location: Unit 2 Total Park, RG7 4PN

Transaction 
type:  

10-year lease

Size: 19,618 sq ft

Rent: £12 psf
Tenant: New Homes Flooring Ltd

Landlord: Total Developments

Theale

Location: Unit 2 Total Park

Transaction 
type:  

10-year lease

Size: 19,618 sq ft

Rent: £12 psf
Tenant: New Homes Flooring Ltd

Landlord: Total Developments

Marlow

Location: Duo: 1 & 2 Globe Business Park

Transaction 
type:  

Letting

Size: 46,325 sq ft

Rent: £11.75 psf

Tenant: Arrival Ltd

Landlord: Chancerygate

Reading

Location: Unit A, Island Road 

Transaction 
type:  

New FRI 10-year lease

Size: 127,500 sq ft

Rent: £11.75 psf

Tenant: UPS

Landlord: LaSalle Investment Management
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Market transactions 

Slough

Location: 212 Bedford Avenue  

Transaction 
type:  

New 10-year FRI lease

Size:  24,076 sq ft GEA

Rent: Confidential

Tenant: Octopus Energy

Landlord: Segro

Didcot

Location: DQ 120 Sutton Courtney Road, 
Didcot

Transaction 
type:  

New 10-year FRI Lease, 5th year 
break 

Size: 121,464 sq ft

Rent: £8.50 psf

Tenant: Simon Hegele Logistics and Service 

Landlord: Savills Investment Management 

Reading

Location: 7-8 Bennet Road 

Transaction 
type:  

New 10-year FRI lease,  
5th year break 

Size: 18,186 sq ft GIA

Rent: £11.50 psf
Tenant: Speedy Hire  



Industrial stats
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Town Grade A Grade B 

1. NEWBURY 
(INC  
THATCHAM)

£10.00 £8.50

2. THEALE £12.00 £11.00

3. READING £11.50 £11.00

4. WINNERSH £14.00 £14.00

5. BRACKNELL / 
WOKINGHAM

£10.50 £13.50

6. MAIDENHEAD £12.50 -

7. SLOUGH £14.00 £14.00

8. HEATHROW  
+5 MILES

£16.00 £15.00

9. PARK ROYAL £18.00 £17.50

Town Mid-Sized
(10-50,000 sq ft)

Big Box
(50,000 sq ft +)

1. NEWBURY 
(INC  
THATCHAM)

206,302 0

2. THEALE 50,000 161,915

3. READING 418,000 338,264

4. WINNERSH 16,000 88,000

5. BRACKNELL / 
WOKINGHAM

424,000 215,000

6. MAIDENHEAD 62,000 120,000

7. SLOUGH 274,000 176,000

8. HEATHROW  
+5 MILES

1.02m 706,000

9. PARK ROYAL 472,000 111,864

Prime headline rents (psf) Market availability (sq ft)

Growth Stable Reduction

Key

Motorways – M4, M25, M40, M3 – similar to images 2 & 3.
Towns – Reading, Newbury, Slough, Maidenhead, Bracknell – similar to 
image 1
Landmarks – Heathrow Airport
As you can see, the map needs to expand further east beyond the 
Berkshire boundary to include West London (inside M25) so that we 
capture Heathrow and Park Royal (you will see where these are located 
if you look at the existing map pages in the 666 brochure).
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Get in touch

Charlie Nicholson 
Partner
Partner – Industrial agency
Acquisition and disposal 
T: +44 (0)776 967 5680
E: cnicholson@vailwilliams.com

David Thomas
Partner
Occupier Advisory
T:  +44 (0)781 507 1882
E: dthomas@vailwilliams.com

Guy Parkes 
Partner – Office agency
Acquisition and disposal 
T: +44 (0)778 818 8874
E: gparkes@vailwilliams.com

David Barden
Partner
Lease Advisory
T: +44 (0)779 976 0323
E: dbarden@vailwilliams.com

Kevin Cook
Partner and LLP Member
Acquisition & Disposal
T: +44 (0)776 783 4555
E: kcook@vailwilliams.com

We have been advising public 
and private sector organisations 
across the Thames Valley on their 
strategic property needs for over 
30 years. 
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With one of the largest multidisciplinary property teams 
in the region, we are proud to have played a leading 
role in many of key developments here, from the Slough 
Estate and Winnersh Triangle, to Maxis Bracknell and 
Reading International Business Park. 

Our team of experienced property experts advises on the 
full lifecycle of your property needs, whether you are an 
occupier, landlord, investor or developer.

To discuss your property requirements, get in touch.
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