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Introduction

2020 has been a year characterised by a lack of certainty - for 
occupiers, landlords, investors and developers - as the COVID-19 
pandemic has unfolded around us. 

During this time, we have witnessed first-hand how the 
agile business has adapted to the new norm, not only to 
survive, but to do their upmost to thrive. 

Now, almost a year on from the start of the pandemic, 
we have a better understanding about what we are all 
dealing with. 

This, together with a potential vaccine around the corner, 
means that we are starting to see a rise in business  
confidence which is being reflected in the property  
market, as business leaders plan for the future. 

Of course, there is an acceptance that COVID-19 will 
inevitably change how we work forever, but with that 
comes a sense of optimism and we are seeing many 
businesses start to plan their future workplace and 
space, with this in mind. 

In this report we bring you the insights of our property 
experts on the ground in the Thames Valley, to explore 
emerging trends and predictions for the future, both 
office and industrial. 

To discuss any of the issues raised or your specific  
property requirements – whether as an occupier,  
landlord, investor or developer – don’t hesitate to get  
in touch. 

Yours sincerely 

Kevin Cook

Partner and LLP Member

Acquisition & Disposal

Vail Williams
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How is the office evolving?

Despite the second COVID-19 
wave, business leaders are 
starting to plan for the future 
and are already bringing teams 
back together physically. 

The office has an integral role to play in this process and 
lies at the foundation of the post-pandemic revival.

This is causing an increase in real estate activity which 
will result in transactions bouncing back, and perhaps a 
quicker recovery than first anticipated. 

However, businesses will still seek resilience during more 
challenging trading periods as we transition towards 
new ways of working. 

This, together with the fact that some property classes 
and locations will be favoured more than others, will 
make the office market revival somewhat patchy across 
the Thames Valley. 
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Current trends
 
Occupancy costs represent between 10-15% of a business’ 
operating costs and can have a significant impact on  
bottom line profitability. As a result, cost avoidance,  
flexibility of lease terms and business continuity will 
continue to be recurring themes.
 
Occupiers in the main economic centres across the UK 
are telling us that they expect to reduce office space by 
25-30%. This is already happening across Central London 
where employees are expected to work part-time from 
the office, undertaking activity-based work whilst  
concentrated task work can be done from home.
 
It is thought that having the office nearer to home and 
easily accessible, will encourage employees to use it  
and, for the Thames Valley, this will result in demand – 
particularly for high quality space.
 
However, availability of new, high-quality and more 
efficient office space remains constrained here, which is 
stimulating prime rental growth in places like Reading, 
Bracknell and Slough.
 
This is compounded by a trend towards a hub and spoke 
strategy whereby larger companies in the Capital are 
retaining a smaller office base in London, but creating  
additional regional satellite offices in places like the 
Thames Valley, attracted by the amenities on offer here, as 
well as the transport connectivity and financial benefits.
 
Current demand hotspots include Reading and Bracknell, 
the latter of which is experiencing an office revival, owing 
to the town’s reputation as the UK’s Silicone Valley, with a 
talent pool to match and a dominant ITC sector, one of the 
few to experience growth during the pandemic.
 

Reading also has this attraction with Pexip, a video con-
ferencing rival to Zoom, taking 15,000 sq ft at Thames 
Valley Park, Reading. 

Meanwhile, although rents have risen in Maidenhead, 
the town is experiencing an oversupply of office space. 
The Grade A stock is holding up so far, however the 
Grade B space is seeing a decline in rental values.
 
Most activity in the Thames Valley office market has been 
stimulated by lease events or expiries and with the economic 
uncertainty of COVID-19, tenants are seeking short term  
and more flexible lease options. As a result, we are starting 
to see a softening of incentives from landlords. 
 
We have seen an increase in demand for serviced office 
space as a stop gap option for some occupiers. In response 
to this, landlords of conventional office space are offering 
stimuli including the provision of fitted out Grade A+  
offices without the usual Capex costs normally associated 
with such a move. 

This is made viable by swapping the usual rent free 
incentives in favour of fit out which means that there is 
often 1-2 months’ rent free still available, but the tenant 
gets the benefit of a shorter lead in time, as well as not 
having to raise funds or dip into cash reserves at such an 
uncertain time. 
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Office design

We are in constant dialogue with fit-out companies across the Thames 
Valley who are helping occupiers design and build their space, as well 
as predict office layouts and finishes for a post-COVID-19 world.  

Typically, although space per head will increase owing  
to social distancing, overall, occupiers will require  
approximately 30% less space once the extent of  
homeworking is taken into account. 

That said, there is going to be a lag, as to date, fit-out 
companies have seen very little change in office layouts,  as 
businesses accelerate their plans for more agile working. 

When it comes to the design of the space, we will see more 
demand for well-spaced hot desking and collaborative break 
out areas as opposed to rows of desks, to create eureka 
moments that simply cannot be achieved at home.

Business leaders recognise the need for a better designed 
office space as they look to entice employees out of  
their homes and back to the office with a less sterile 
environment and more comfortable furnishings. 

Meanwhile, there is an increased focus on health and 
wellbeing by businesses, which is being prioritised in 
building design, where we are seeing more of a drive 
towards accreditations such as WELL and Fitwel. 

These evaluate changes to a building’s design and operation 
which can have a significant impact on peoples’ health and 
wellbeing, whilst improving employee productivity and 
retention rates, and reducing sickness leave prevalence.  

Building regimes which encourage physical activity, 
outdoor space, natural light and improved safety and 
security, all contribute to a building’s score.

It goes without saying that Zoom / Teams calls will remain 
an important means of communication. Small booths or 
‘zoom rooms’ as they are being called, are already a new 
feature in the design of the office. However, people have 
got used to seeing the informal settings of people’s home 
environments, so future office design will likely reflect this 
in the form of less sterile furnishings.   

We will also see more quiet places, away from main 
office areas, to ensure that employees can operate  
effectively, without interruption. 

To demonstrate good connectivity to potential tenants, 
resilient IT will be a must. A key differentiator for landlords 
will be to ensure that buildings have WiredScore  
accreditation and eWave connectivity ratings. Likewise, 
occupiers will want to look out for these by way of  
technical reassurance.  

We are also seeing more SMART technologies integrated into 
refurbishments and new builds, which further improve 
communication flow and business efficiencies, helping 
companies to understand how their space is being used 
and compare aspects including occupancy across floors, 
air quality and meeting room capacity. 

These systems can also streamline visitor check in processes, 
alerting hosts when they arrive, welcoming them with their 
own branded interface via mobile phone Apps.

COVID-19 has accelerated the changes in the workplace 
that were already emerging, making these features more 
mainstream and essential, as opposed to a ‘nice to have’.
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Market transactions 

Reading

Location: 210 Wharfedale Road,  
Winnersh Triangle 

Transaction 
type:  

New 10-year FRI Lease

Size: 31,500 sq ft

Rent: £28.00 psf

Tenant: HP Enterprise (Hewlett-Packard Ltd)

Reading

Location: Apex Plaza

Transaction 
type:  

Lease renewal 

Size: 18,055 sq ft

Rent: £33.00 psf

Tenant: Shoosmiths  

Reading

Location: Eldon Court 

Transaction 
type:  

Lease renewal

Size: 25,375 sq ft

Rent: £26.50 psf

Tenant: Kyocera 

Theale

Location: 1330 Arlington Business Park

Transaction 
type:  

New 10-year FRI lease

Size: 12,917 sq ft

Rent: £33.50 psf

Tenant: Commvault

Vail Williams DEAL
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Maidenhead 

Location: The Pearce Building 

Transaction 
type:  

New 10-year FRI lease

Size: 7,331 sq ft

Rent: £37.00 psf

Tenant: Zogenix

Bracknell

Location: 8 Arlington Square

Transaction 
type:  

New 10-year FRI lease

Size: 43,186 sq ft

Rent: £29.00 psf

Tenant: Eli Lilly

Reading

Location: 1010 Eskdale Road

Transaction 
type:  

New 10-year FRI lease

Size: 10,741 sq ft

Rent: £32.50 psf

Tenant: Hollister

Slough

Location: The Future Works

Transaction 
type:  

New 10-year FRI lease

Size: 9,544 sq ft

Rent: £38.00 psf

Tenant: Bybox

Vail Williams DEAL
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Office stats

Growth Stable Reduction

Town Grade A Grade B
1. NEWBURY £25.00 £18.00

2. THEALE £33.50 £22.00

3. CENTRAL  
READING

£38.50 £26.50

4. WINNERSH £33.50 £21.00

5. MAIDENHEAD £37.00 £27.50

6. SLOUGH £38.00 £24.50

7. BRACKNELL £29.00 £21.50

Prime headline rents (psf) 

Town Grade A Grade B
1. NEWBURY 51,000 91,000

2. THEALE 121,000 44,000

3. CENTRAL  
READING

634,000 +  
Station Hill  

250, 000

106,000

4. WINNERSH 224,000 67,000

5. MAIDENHEAD 668,000 113,000

6. SLOUGH 595,000 61,000

7. BRACKNELL 170,000 205,000

Market availability (sq ft)

Key
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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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Industrial trends 

Despite the unsteady waters of the COVID-19 recession, demand for 
industrial property remains strong in the Thames Valley. 

Whereas demand last year was primarily from third 
party logistics, this it comes from the e-commerce sector, 
which has boomed as a result of Covid-19.

This is expected to carry on into 2021 as consumers  
continue their shift away from the high street. 

Over 50% of transactions in 2020 have been built-to-suit 
solutions as logistics companies snapping up much of 
the market’s existing supply, with the likes of Amazon 
accounting for almost a third of total take up in 2020. 

During the lockdown period, online retail sales accounted 
for unprecedented levels of total retail sales, spiking to 
as high as 33% compared with between 12-15% prior to 
the pandemic. 

Across the Thames Valley, demand for last mile logistics 
continues to outstrip supply as many businesses, particularly 
those operating in the pharmaceuticals and healthcare  
sectors, continue to boom amid the current pandemic. 

 

What do occupiers want? 
Occupier demand continues to be for modern 
warehousing. With this trend expected to continue, 
modernisation of the Thames Valley industrial stock will 
continue through redevelopment of existing, aged stock, 
and the emergence of new industrial locations close to 
motorway junctions.  

Indeed, the strong level of demand has seen vacancies 
remain low, outpacing the levels of new supply available. 

This, coupled with the slowdown in new construction 
at the start of the year as a result of political and Brexit-
related uncertainty, means the market did not ‘overbuild’ 
at the onset of the outbreak. 

Strong demand and low supply are not new to the 
Thames Valley and have been present for much of the past 
decade, affording landlords the ability to push up rents. 

As a result, the market has been growing steadily and, 
while it has eased over the past few months, rental growth 
remains healthy and is forecast to continue steadily. 

Before the outbreak, these factors encouraged 
developers to break ground on several speculative 
projects, with only around a quarter of all space under 
construction available for lease.

Meanwhile, investor interest in industrial assets has 
remained strong, although deal frequency slowed 
noticeably in light of the pandemic. Whilst the longer-
term impact of COVID-19 is still emerging, vacancies are 
expected to drift out gently as new speculative supply 
becomes available. 

Evidence suggests that there is confidence in the sector’s 
resilience versus other asset classes, which may prove 
beneficial in the long term, with a surge in e-commerce 
and increased requirements from supermarkets for 
additional storage space.
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Industrial design

As a result of greener vehicles with longer semi-trailers (LSTs) which 
can carry twice the volume of product whilst reducing journey times 
and carbon footprint, we are seeing an increase in demand for larger 
50m yards to allow for appropriate turning space.   

There remains a lack of new build logistics warehouse 
units coming to market which are larger than 100,000 sq 
ft across the Thames Valley, yet the demand is there. 

This represents an opportunity for those willing to invest 
in a speculative scheme here.  

In terms of specification requirements for the industrial 
occupier, these remain location, size and height, with 
green initiatives and energy efficiency situated lower 
down the pecking order on the list of occupier desirables. 
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market which are larger than 100,000 
sq ft across the Thames Valley, yet the 
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Market transactions 

Bracknell

Location: Segro Park

Transaction 
type:  

New FRI 10-year lease

Size: 60,000 sq ft

Rent: £13.00 psf

Tenant: XPO Logistics

Landlord: Segro

Reading

Location: Theale Logistics Park

Transaction 
type:  

New FRI 10-year lease

Size: 135,000 sq ft

Rent: £13.00 psf

Tenant: Amazon

Landlord: McKay Securities
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Town Mid-Sized 
(10-50,000 sq ft)

Big Box 
(50,000 sq ft +)

1. NEWBURY  
(INC THATCHAM)

£9.50 £8.50 

2. THEALE £10.50 £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 £17.00 

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

Big Box 
(50,000 sq ft +)

1. NEWBURY  
(INC THATCHAM)

235,000 0

2. THEALE 50,000 0

3.  READING 515,000 370,000

4. WINNERSH 44,000 55,000

5. BRACKNELL / 
WOKINGHAM

240,000 250,000

6. MAIDENHEAD 30,000 0

7. SLOUGH 165,000 120,000

8. HEATHROW  
+5 MILES

1.03m 855,000

9. PARK ROYAL 430,000  230,000

Industrial stats

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

Growth Stable Reduction

Key
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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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Get in touch

Charlie Nicholson 
Partner
Acquisition and disposal  
- Industrial & Logistics
T: +44 (0)7769 675680
E: cnicholson@vailwilliams.com

David Thomas
Partner
Occupier Advice
T:  +44 (0)7815 071882
E: dthomas@vailwilliams.com

Guy Parkes 
Partner
Acquisition and disposal  
- Offices
T: +44 (0)7788 188874
E: gparkes@vailwilliams.com

David Barden
Partner
Lease Advice
T: +44 (0)7799 760323
E: dbarden@vailwilliams.com

Kevin Cook
Partner and LLP Member
Acquisition & Disposal
T: +44 (0) 7767 834555
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 the key developments here, from the Slough 
Trading Estate and Winnersh Triangle, to Maxis Bracknell 
and Reading International Business Park. 

Our team of experienced property experts advise 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.



Vail WilliamsVail Williams @vailwilliams
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Our offices:

Southampton 
Savannah House 
3 Ocean Way 
Ocean Village 
Southampton 
SO14 3TJ  
T: +44 (0)2380 820900

Portsmouth 
Lakeside North Harbour 
Western Road 
Portsmouth  
PO6 3EN  
T: +44 (0)2392 203200

Solent

Heathrow 
450 Bath Road 
West Drayton 
Heathrow  
UB7 0EB  
T: +44 (0)2085 648300

Reading 
550 Thames Valley  
Park Drive 
Reading 
RG6 1PT  
T: +44 (0)118 909 7400

Thames Valley

Crawley 
Unit 4 Peveril Court 
6-8 London Road 
Crawley, West Sussex  
RH10 8JE  
T: +44 (0)1293 612600

Gatwick London 

Surrey

Birmingham 

Birmingham 
Edmund House 
12-22 Newhall Street 
Birmingham  
B3 3EF 
T: +44 (0)121 654 1065

London 
2nd Floor 
33 Cavendish Square 
Marylebone, London 
W1G 0PW  
T: +44 (0)20 3589 0050 

Woking 
One Crown Square 
Woking 
Surrey 
GU21 6HR  
T: +44 (0)1483 446800

Our services:

• Building Consultancy

• Business Rates Consultancy

• Commercial Property Investment

• Lease Advisory

• LPA Receivership

• Marine and Leisure

• Occupier Advisory 

• Property Acquisition and Disposal

• Property Asset Management

• Property Development Consultancy 

• Property Planning Consultancy 

• Property Valuation


