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1.0

2.0

INSTRUCTIONS
1.1

Chandler Garvey has been instructed by Wycombe District Council
(WDC) to provide an assessment of the market in High Wycombe town
centre for offices, with a site specific analysis.

1.2

This assessment is driven by changes within the office sector and the
tension between protecting employment floor space and releasing
opportunities for residential development.

1.3

There are significant structural changes happening within the office
sector that aligned with the pressure to deliver housing and a number
of national planning policy changes, is having a significant impact upon
the landscape for offices.

1.4

The assessment is required to help shape emerging policy and provide
a thought piece for further discussion about the changing face of the
town centre.

1.5

WDC has the opportunity to influence the delivery of new offices within
the town centre and within the District, but careful thought is required in
connection with these investment decisions in the face of significant
uncertainty regarding demand.

QUALIFICATIONS
2.1

This report has been prepared by Michael Garvey. Michael is the
Managing Director of Chandler Garvey, a firm of commercial property
consultants that has been based in High Wycombe since 1979 and has
a network of offices across Buckinghamshire. Chandler Garvey is one
of the most active firms of commercial property consultants within the
region and recently won the EGi Deals Competition for
Buckinghamshire 2016; awarded to the firm that completes the highest
number of commercial property transactions. A copy of Michael’s
corporate CV and a copy of Chandler Garvey’s corporate brochure is
attached in APPENDIX 1.

2.2

Michael is a Fellow of the Royal Institution of Chartered Surveyor and
a Fellow of the Chartered Institute of Arbitrators. He receives
appointment from the RICS to resolve rent review disputes.

2.3

Michael has been a resident of High Wycombe all of his life (51 years)
and has worked in the town for the past 13 years. Prior to this he worked
for a number of high profile firms in the Thames Valley and gained
significant knowledge of the M4 corridor in particular and in total has
worked in the region for almost 30 years.
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2.4

Regarded as an expert in the office sector, Michael is currently the
Regional Chairman of the Office Agents Society (previously having sat
on the National Committee) and has dealt with numerous notable office
instructions in High Wycombe over the past 13 years, including;
•
•
•
•
•
•
•
•
•
•
•
•
•
•

3.0

St John’s Place, Easton Street
St John’s Court, Easton Street
Kingsmead Business Park, London Road
Peregrine Business Park,Gomm Road
728 London Road
Anglo Office Park, Cressex Business Park
Lincoln’s Inn Office Village, Cressex Business Park
Apollo Centre, Desborough Road
Buckingham House, Desborough Road
Oakingham House, London Road
Sword House, Totteridge Road
Thame House, Castle Street
Westfields House, London Road
Western House, Mendy Street,

2.5

Michael is regularly appointed to provide expert reports on commercial
property within the District and retained by developers and investors to
provide expert opinion on potential developments and investments.

2.6

Apart from his expert status within the commercial property sector,
Michael is an active businessman who gives significant time to
initiatives intended to promote Wycombe District and the wider county,
including being one of the founding Directors and Vice Chair of
Buckinghamshire Business First and a Board member of the Local
Enterprise Partnership.

THE OFFICE MARKET
3.1

Structural Changes in the Office Sector
3.1.1

In simple terms, this far into a recover economy the office sector
should be performing much better than it is across the region in
terms of take-up, but this is not the case and has led to a great
deal of discussion and speculation regarding the reasons for
this.

3.1.2

In truth, there is no one reason but rather a mix of reasons and
when undertaking an assessment of the office sector in High
Wycombe town centre it is appropriate to consider some of
these macro issues.
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3.1.3

3.1.4

3.2

Michael Garvey spoke at a property conference in High
Wycombe two years ago about the structural changes occurring
within the office sector and attached in APPENDIX 2 is a copy
of his presentation.
Changing office occupancy density rates is one feature, with
occupiers able to use space more effectively by reducing
occupancy ratios. As a rule of thumb in the 1980’s and 1990’s
office occupiers were typically occupying space at a rate of
about one person per 150 sq ft, although over the past 5 to 10
years this ratio has been falling sharply and now the typical rate
is perhaps 1:100 sq ft per person, with many larger
organisations working below this.

3.1.5

This change has been achieved through changes with
technology and for example desk sizes have changed (both in
overall size and shape), as technology hardware has become
smaller.

3.1.6

More effective use of meeting rooms means that “dead space”
can be reduced and even here furniture technology is driving
change, with movable meeting pods becoming increasingly
fashionable over static partitioned meeting rooms for larger
occupiers.

3.1.7

Agile working practices mean that workers are no longer tied to
the office or the home, able to roam with internet and wireless
connectivity in café’s, motorway services and shopping centres.
This agile workforce allows employers to use space more
effectively, with an overall reduction in the need for floor space.

3.1.8

The UK economy has been growing steadily over recent years
and is now performing above expectations, but this is not being
reflected in the office sector (other than isolated hot spots) and
is challenging the long established rhythm of the market, with
demand and supply changing with economic activity in fairly
predictable patterns. The unpredictability is causing many
developers to rethink investment strategies.

Regional Context
3.2.1

High Wycombe has long been a poor relation to the core
Thames Valley office market and whilst locationally it just about
fits into the definition of the “Greater Thames Valley”, it is a much
weaker office location than towns such as Uxbridge, Slough,
Maidenhead and Reading.
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3.2.2

It certainly has many of the advantages enjoyed by these towns,
such as excellent road and rail connectivity, good town centre
shopping facilities and attractive residential areas, but has never
been able to establish itself as a “major player”.

3.2.3

The office development proposals at Handy Cross Hub (HXB)
have the potential to elevate the way in which the market views
the town, and this improved perception may well have a benefit
for the town centre. There are, however, other matters in play
that are likely to impact upon this.

3.2.4

During the pre-recession boom market of 2006 to 2008, rents in
Maidenhead were close to £40 per sq ft, rents in Reading were
above £30 per sq ft, but rents in High Wycombe town centre
were low/mid £20 per sq ft.

3.2.5

Interestingly, in the recovery market of 2013 to 2015, High
Wycombe enjoyed significant success, principally on the
Kingsmead Business Park, where a total of 70,000 sq ft was let
in four main deals with rents rising to circa £24 per sq ft. At the
time, this level was on a par with Maidenhead and in fact for one
year there was more office take-up in High Wycombe than
Maidenhead.

3.2.6

The past two years has seen a relatively stagnant market in
High Wycombe, but significant growth in the markets in
locations like Maidenhead and Reading, with rents are now
close to £40 per sq ft and £35 per sq ft respectively. In contrast,
High Wycombe is still around £25 per sq ft as a best achieved
rent.

3.2.7

The Knight Frank M25 Offices report attached in APPENDIX 3
considers in part the core office market along the M4 corridor
and reflects some of the concerns about demand and the
associated factors

3.2.8

The reasons why High Wycombe has failed to develop as a
significant office locations are considered in the following
section.
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4.0

THE HIGH WYCOMBE TOWN CENTRE OFFICE MARKET
4.1

4.2

History and Topography
4.1.1

High Wycombe of course has a significant furniture making
heritage, with chair making being prevalent in the town since the
19th Century. Some authors have speculated that the chair
making/furniture manufacturing industry was so dominant that it
excluded almost all others and when the industry went into
significant decline in the 1980’s and 1990’s it left somewhat of a
vacuum. Perhaps other towns within the region had developed
a more diverse range of business activities that enhanced
growth during the 1970’s/80’s/90’s and beyond.

4.1.2

The topography of the town is a significant factor in the
commercial development of the town centre, with the town
stretched along the valley floor and with only one principal east
west route and one principal north south route, radial
development seen in many other towns was limited. The collar
of green belt and AONB exacerbates the situation, with a
resulting small urban town centre and a natural limit on the
number of redevelopment sites.

Limited Back Story
4.2.1

Investor and developer confidence is generally fragile and
unfortunately because High Wycombe does not have a
significant back story of major successful office developments
in the town centre, compared with other towns in the region,
encouraging significant investment in a competitive sector is
challenging.

4.2.2

The last speculative office development in the town was Aria
House, 80 Oxford Road (43,385 sq ft) built in 1995. This was
leased to the Employment Service and therefore didn’t really
add to the story of attractive major corporate occupiers.

4.2.3

Few Fund Manager would ever be criticised for making a major
investment in the office sector in Reading, for example,
compared to High Wycombe. Success breeds success and a
strong back story of development, demand and deals is
something that High Wycombe simply does not have.
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4.2.4

4.3

4.4

The apparent limited interest in the HXH office development,
following informal marketing and discussion with a number of
leading office develoipers, is symptomatic of the view of High
Wycombe as an office location and in a sector generally
struggling to recover from recession, investing in an “unknown
quantity” is too risky for many. WDC is of course looking at ways
of reducing this risk to encourage development.

The Supply/Demand Circle
4.3.1

Major office developments in towns like High Wycombe is a little
bit like the chicken and egg story; which came first?

4.3.2

The lack of a back story with limited significant development and
success means that investors are reluctant to build as a
consequence the opportunity to attract major occupiers is lost.
Without major occupiers investors are nervous about the quality
and depth of the market, but the lack of major occupiers may
well simply be a product of the lack of supply of suitable
buildings.

4.3.3

Nevertheless, the fact that there is no great depth to the market
will always be a failure and as is often the case with failing
markets there is the need for intervention from non-market
sources, such as Local Authorities. Intervention arises in a
number of different way, stimulating investment is a key factor if
the status quo is to be broken. A lack of good sites of course is
an issue and we will look at some specific sites later on.

Stock
4.4.1

The town centre stock of offices falls into two camps; purpose
built modern larger offices and older small offices that are often
above shops.

4.4.2

The stock of modern floor space in the town is perhaps circa
500,000 sq ft with perhaps 100,000 to 200,000 sq ft of
secondary stock above shops or in smaller secondary
properties.

4.4.3

There is generally a mixed bag of quality and looking at current
good quality Grade A stock, this is limited to perhaps circa
125,000 sq ft.
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4.5

PDR and Residential Demand Pressures
4.5.1

The housing crisis is of such political significance that measures
have been taken to push development as hard as possible,
through a range of initiatives and of particular significance for
the office sector is the changes to Permitted Development
Rights allowing offices to be converted to residential.

4.5.2

Introduces as a temporary 3-year measure 4 years ago the
measure was made permanent last year and has encouraged
this type of redevelopment activity even more than previously
seen.

4.5.3

Demand for housing appears insatiable and with the value
release being so significant between current office values in
towns like High Wycombe and current residential values, it is no
surprise that many landlords who have become tired of trying to
let older office stock, or simply who want to cash in, are taking
advantage of the changes in the planning regulations.
In the past 12 months alone Chandler Garvey has been involved
with sales or acquisitions totalling circa 75,000 sq ft of office
space for PDR redevelopment within the town centre; including

4.5.4

•
•
•
•

Castle House, Desborough Road – 15,000 sq ft
Buckingham House, Desborough Road – 10,000 sq ft
Thame House, Castle Street – 30,000 sq ft
Western House, Mendy Street – 10,000 sq ft

4.5.5

In a local economy with virtually full employment, residents
would be hard pressed to consider that protecting employment
floor space was a major priority, compared to the need for
housing and the pre-occupation that we have as a nation with
home ownership and the impact that housing has on the quality
of life.

4.5.6

High Wycombe town centre is going through a significant
change and the delivery of perhaps as many as 600 new
apartments within the town centre over the next 3 to 5 years will
have a significant impact upon the town centre landscape.

4.5.7

In itself, a significant injection of new places to live within the
town centre is not a bad thing and Reading town centre provides
an excellent case study of how a town centre can be
rejuvenated with housing led redevelopment.
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4.5.8

In the late 1980’s/early 1990’s, Reading town centre was an
unattractive place to both work and live and office requirements
were generally limited to the business parks away from the town
centre. Office requirements from the time were often qualified
with “not the town centre”.

4.5.9

A significant renaissance in development during the early years
of the 21st Century saw more than 3,000 apartments and houses
constructed in the town centre and it is widely held that this
provided the platform for major retail investment and
subsequently significant office development.

4.5.10 Reading town centre is now very much the capital of the
Thames Valley, both in terms of retail and office development,
but just 20/25 years earlier was a very different place.
4.5.11 All urban areas clearly need careful planning, but residential
development in itself can stimulate commercial development
activity. This may well be the laissez-faire approach to town
planning. The market will find its own balance.
4.5.12 Vibrant town centres are just that; vibrant. Over the past 15
years there has been a movement back to town centres for
office occupiers, driven by a range of factors, but access to
facilities for staff is one of these.
4.5.13 Staff attraction and retention are key issues in a full employment
economy and people generally prefer to be close to amenities.
Some larger office parks can accommodate these on site, but
most developers have to rely upon proximity.
4.5.14 In part due to affordability, younger people are living in town
centres and aligned with changing social attitudes employers
are having to adapt to a changing workforce. It is generally much
easier to look after staff if you are in a town centre environment;
in all respects including travel to work, retail facilities and after
works activities.
4.6

Current Demand and Supply
4.6.1

The loss of commercial floor space has been a worry for
politicians and planners for the past several years, but this is a
one sided look at the market place.

4.6.2

Resisting the loss of supply has no impact upon demand. The
loss of office space to PDR has caused great concern, but a
distinct lack of demand suggests that the loss is having no
impact upon the market.
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4.6.3

The level of office take-up in the town centre over the past few
years has been very low, and for example during 2016 was less
than 25,000 sq ft.

4.6.4

Supply is very limited and the report attached in APPENDIX 4
highlights current availability within the town centre. In terms of
Grade A stock, this is limited to St John’s Place (26,000 sq ft),
40 Oxford Road (6,000 sq ft) and St John’s Court (circa 5,000
sq ft).

4.6.5

Current enquiry schedules show a limited number of businesses
looking for space in locations that include High Wycombe, but
larger requirements have a regional search area and the town
has to compete with locations such as Maidenhead and Marlow.

4.6.6

Kingsmead Business Park provides an interesting case study.
In 2014 circa 70,000 sq ft was let in 4 principal deals to
occupiers including Staples, MWH and Veolia. The investment
was subsequently sold off the back of these successes and at
the time High Wycombe received a fair degree of profile from
this activity within the regional office agent community, although
it is noteworthy that 3 of the companies were already in the town
and the other came from Marlow rather than being drawn in to
the town from further afield. 2 of the 3 local businesses were
relocating from older poor quality buildings that have
subsequently obtained consent for housing.

4.6.7

A number of smaller suites have been available, however, on
the park for the past two years; a suite of 4,000 sq ft, a suite of
circa 5,000 sq ft and a small suite of circa 2,300 sq ft. All three
suites are fully refurbished, but demand has been extremely
limited. Terms have recently been agreed on the smallest suite
to a French pharmaceutical company at a headline rent of £25
per sq ft, but further space is coming to the market on the park
with 11,000 sq ft currently being refurbished. At the front of the
park, in separate ownership, is Oakingham House where 12,000
sq ft of recently refurbished space remains available.

4.6.8

An “active” market would have seen the Kingsmead Business
Park suites taken up long before now, especially as these
smaller suites are aimed at smaller more local/regional
businesses.
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4.6.9

Looking across the quality range of instructions that Chandler
Garvey is handling there is very little activity overall, although
some of the very cheap space has moved reasonably well over
the past couple of years and Anglo Office Park on Cressex
Business Park is a particularly good example of this. These low
quality new offices were completed in 2008 with an original
quoting rent of £20 per sq ft. A year after completion no lettings
had been achieved and the radical decision was made to cut the
quoting rent to £5 per sq ft.

4.6.10 After a year or two about 50% of the park was let, but then
demand was seemingly exhausted. In the recovery market of
the past 2 or 3 years demand has picked up a little and rents
have been pushed on to around £12 per sq ft. There is only a
small amount of space left on the park now.
4.6.11 We often refer to the market having a precarious balance
between not a lot of supply and not a lot of demand.
Theoretically, it won’t take a lot of new demand to push the
market in to acute shortage, but there are no signs of this
happening at the moment and the market has been in this
condition for 2 or 3 years.
4.6.12 Relative success was achieve when the Council released Block
C and letting totalling about 20,000 sq ft were achieved to the
NHS, Browns Solicitors and IFCO within the past 18 months or
so. This was relatively low quality space though and the rents
achieved reflected this. Nevertheless, these deals suggest there
is some internal demand.
4.7

Rental Values
4.7.1

St John’s Place in Easton Street is the best available office
space in the town centre and has undergone a high quality
refurbishment by Columbia Threadneedle. The refurbishment
cost well over £100 per sq ft.

4.7.2

The quoting rent is £26.50 per sq ft and interestingly this is a
£12 per sq ft difference between comparable space in
Maidenhead town centre.

4.7.3

Good quality second-hand air-conditioned office space has
quoting rents of around £18 to £20 per sq ft and by way of
example, Blaser Mills (solicitors) acquired a floor in 40 Oxford
Road last year for about £19 per sq ft. A 2 year rent free period
was given, however, on a straight 10-year lease.

4.7.4

Rents fall into the low/mid-teens per sq ft for OK office space in
buildings such as Old Bank House on the High Street.
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4.8

4.7.5

Chandler Garvey acquired for their own occupation refurbished
offices above RBS (4 Paul’s Row), at the end of 2016 at a rent
of £14 per sq ft. The specification includes comfort cooling, new
ceilings and LED panel lighting, new perimeter trunking and a
dedicated ground floor entrance with lift access.

4.7.6

The low level of supply is allowing some expectation of rental
growth, simply based upon the fact that choice is so limited and
when an occupier needs to relocate landlords are given
somewhat artificial leverage.

4.7.7

Chandler Garvey is bringing Swan House, White Hart Street to
the market in the summer and on a refurbished basis (comfort
cooling, new ceilings and LED panel lighting, new perimeter
trunking and a dedicated ground floor entrance with lift access)
will probably quote a rent of at least £16.50 per sq ft. The offices
are about 5,500 sq ft.

Development Viability
4.8.1

4.8.2

Whereas rents fell significantly during the recession and have
been slow to recover, construction costs have moved on at pace
and as a result viability is a significant issue for new office
developments.
As mentioned, Columbia Threadneedle spent over £100 per sq
ft refurbishing St John’s Place and the quoting rent is £26.50 per
sq ft. This investment decision was not necessarily an open
market decision, as they owned the building already and faced
with a lease renewal (and not wanting to sell the building) were
rather faced with poor choices. The decision was made to
undertake an excellent refurbishment to improve the chances of
an early letting and improve viability in this way.

4.8.3

Encouraging a genuinely new Grade A development within the
town centre is challenging, for many of the reasons outlined
above. Concerns over rental level, letting void, rent free periods
and uncertainty of demand all are significant factors that affect
viability.

4.8.4

A rent of close to £30 per sq ft might be required to support new
development, but the impact of rent free and letting voids is
equally as important for the financial appraisal and here lower
confidence leads to more pessimistic assumption and greater
stress on viability.
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4.9

4.8.5

One thing that PDR has done is to take out of the market a stock
of older buildings, perhaps 25 - 30 years old, that in previous
recovery market would have offered refurbishment
opportunities; more cost effective “new” development than new
build. St John’s Court, Easton Street, is a good example of an
older building that can provide good modern office space once
fully refurbished. This was a refurbishment project for about 7 or
8 years ago.

4.8.6

If the freehold was for sale today it would invariably go to
residential.

4.8.7

Thame House, Castle Street, now lost to residential, had an
element of refurbished offices that failed to let and eventually
this lack of letting success lead the owner to contemplate a sale.
The quoting rent was pitch competitively at £14.00 per sq ft but
this failed to generate any real interest.

4.8.8

Until market condition improve there will be a general lack of
confidence to undertake even refurbishments, let alone new
build projects, but ironically if and when this confidence returns
there may be a lack of property to refurbish.

The Impact of HXH
4.9.1

The HXH factor is a significant one for High Wycombe and the
success or otherwise of this development will have significant
repercussions for the wider office sector.

4.9.2

In itself, the HXH scheme is somewhat unique, being motorway
junction fronted and the extent to which this is truly High
Wycombe is questionable. Like the Arlington Business Parks of
old this is all about motorway connectivity and prominence and
less about the town which is of course somewhat disconnected.
Nevertheless, if there were to be a successful scheme here it
would certainly put High Wycombe on the map as an office
location. Conversely, a failure to develop or an unsuccessful
scheme would have significant negative repercussions for the
town.

4.9.3

In a much smaller way, the success of St John’s Place will have
an impact. If this scheme lets early and well it may encourage
other investment, or certainly will avoid the loss of any planned
investment.
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4.10

Car Parking and Congestion
4.10.1 We have been asked to comment on the extent to which car
parking and congestion are factors that deter occupiers from
locating in the town centre.
4.10.2 Historically, out of town business parks became popular
because of better parking facilities and ease of access from
motorways and main roads. This remoteness from town centre
was seen as a positive advantage, but of course id today equally
seen as a detrimental factor.
4.10.3 1980s and 1990s park generally had parking at 1:250 sq ft, but
more recent developments have less favourable ratios of 1:300
– 350 sq ft, as planning policy naively tried to deter people from
using their cars, regardless of whether there were alternative
public services or not.
4.10.4 This planning policy added to the movement back to town
centres, where at least there are public car park and good public
transport, even if parking ratios in town centres are less
favourable.
4.10.5 The car parking “problem” in High Wycombe is not different from
most towns in the region and in truth the daily parking charges
are lower than most. One unforeseen consequence of PDR and
the loss of town centre office buildings, is that there has been a
loss of parking opportunities that arise when landlords with
empty buildings offer parking under licence to local occupiers
whilst the building remains vacant.
4.10.6 This was only ever a transient opportunity but over recent years
with elevated vacancy levels there has been a steady stock of
spaces.
4.10.7 Parking remains a key feature for occupiers and office space
with decent parking, regardless of location, will always be more
attractive; letting faster and contributing to the achievement of
good financial terms. A town centre building with good car
parking, like St John’s Place, is highly attractive.
4.10.8 In terms of congestion, it is fair to say that every town in the
region suffers from this and High Wycombe is not uniquely bad.
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4.10.9 There is a competitive advantage to be gained by reducing
congestion, as the problem will only grow in significance.
Cultural changes amongst younger works suggests that they
won’t put up with the sort of social aggravation that the older
generation has put up with since the 1990s and changing work
patterns are apparent already. If the town aspires to attract more
businesses to the town centre managing traffic will be of
increasing importance. At the moment it is hard to say that it is
a big factor for occupiers.
5.0

SITE SPECIFIC OPPORTUNITIES
5.1

We have been asked to consider a number of site specific opportunities,
in terms of the potential for office development within the town centre.

5.2

Easton Street Multi-Storey Car Park

5.3

5.2.1

The rear of Easton Street MSCP fronts the exit road from the
train station and this provides a unique opportunity to link
directly into one of the town’s key locational advantages;
excellent train access to London.

5.2.2

A major new office development in this location would need to
be part of a wider regeneration plan though, as it is “hemmed
in” by the ugly Prospect House to the west and by the telephone
exchange to the east, although this is less of an issue given the
relative separation. It is also masked from the train station by
the Brunel Shed that is sitting empty and offers nothing to the
micro location currently.

5.2.3

Any scheme would need to be imaginative, to overcome the
obvious micro locational issues and the sense that there would
be limited street presence.

5.2.4

Theoretically large floor plates could be provided with a good
level of car parking for a town centre building.

5.2.5

The site certainly has potential, but only subject to the previous
comments regarding a wider regeneration plan.

5.2.6

The site has potential.

Fire Station/Riverside Club
5.3.1

The gateway to High Wycombe from junction 4 is less than
desirable currently with an unattractive fire station and the
Riverside Club masking the Swan Theatre.
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5.4

5.5

5.3.2

There have been plans in the past to redevelop this part of the
town centre and clearly the site has potential, especially given
its prominence (in contrast with Easton Street MSCP).

5.3.3

An opportunity to re-model this part of the town centre would be
welcome and in the context of a significant corporate occupier
there is clearly roadside connectivity and a clear signage
opportunity. Not important to all organisations, but important to
many.

5.3.4

The site has potential, although when the cost of achieving
vacant possession is factored in the opportunity is unlikely to be
viable.

Staples, Marlow Hill
5.4.1

The Staples building, being part of the gateway to the town
centre, is another unattractive building being the old Green Line
Bus Station. The ageing hospital behind does nothing to lift the
look and feel of this part of the town centre although the New
University building opposite make a significant architectural
statement.

5.4.2

In keeping with the development of the New University building,
there is clearly the opportunity to make a statement with an
office building in this location, although the immediate proximity
of the hospital is a detrimental factory. The site does not have
the same impact as the Fire Station/Riverside Club site, but is
open to the road and clearly has the opportunity to
accommodate a taller building.

5.4.3

The site has potential, but delivering the site for development is
an issue in the context of the existing ownership and leasing
structure.

Duke Street
5.5.1

Despite very close proximity to platform 3, there is a problem
being the wrong side of the railway line insofar as the town
centre facilities are detached and the walking time is extended
significantly. Equally, vehicular access is not easy and road
prominence is lacking.

5.5.2

The immediate area is scruffy and categorised by low quality
housing and in terms of any major office development the
environment is too low quality.

___________________________________________________________________
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6.0

5.5.3

There are development proposals for the Duke Street area that
includes a significant residential element and as part of an
overall regeneration plan this location may well have some
capacity for office development, but would be the least attractive
of the four specific site opportunities.

5.5.4

We do not see the potential for significant office development,
but some smaller units might work if the quantum of floor space
was fairly low.

COUNCIL “INFLUENCED” OPPORTUNITIES
6.1

There are three such opportunities that we have been asked to
comment on, where the Council has either an indirect or direct
involvement where development could be influenced.

6.2

The Old Library

6.3

6.2.1

Closed since 2008, the old library clearly has the potential to
provide mid-quality or specialised office space, prominently
located in the town centre and there is the opportunity through
careful architectural consideration to create a very interesting
workspace.

6.2.2

Demand in the current market is more likely to come from
smaller local businesses looking for cost effective office space
and although there is a distinct lack of demand at the moment,
the improving economy should continue to allow local
businesses to grow and of course some tenants are being
displaced from existing buildings that are going to be converted
to residential. The Architects that WDC is speaking with
currently are a good example of this.

6.2.3

The lack of parking is an issue, although there are plenty of
offices in the town centre with no or limited car parking; but
nevertheless a competitive advantage can be obtained is
parking was available.

Octagon Parade
6.3.1

Chandler Garvey has been involved with this property for many
years and has recently been appointed by McLaren to advise
on the proposed office redevelopment. We are aware that there
are ongoing discussions with WDC regarding a more direct
involvement.

6.3.2

This building has been the subject of much architectural
consideration in recent years and of course has been empty for
a long time.

___________________________________________________________________
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6.4

7.0

6.3.3

It is one of the most prominent sites in the town centre and
should be brought into use and McLaren’s cost effective plans
seem to strike a good balance between the current market’s
demand/supply/price relationship and viability.

6.3.4

McLaren seem committed to driving this project forwards,
aiming the product at small and medium size business but
clearly with the opportunity to accommodate larger businesses.

6.3.5

The specification will include exposed services, something
different for the town and these proposals are clearly to be
encouraged.

6.3.6

The property has the potential to release stock in a relatively
short timeframe, an important consideration.

BCC Offices, Easton Street
6.4.1

We are aware that the County Council is currently reviewing the
future of this building, having spoken with their appointed
consultants. At 35,000 sq ft the property is a large office building
for the town centre, but equally its location is somewhat
secondary, with no road visibility.

6.4.2

The architecture is dated and in virtually all respects it is
screaming out to be a PDR scheme and if it were offered to the
market on this basis there would be significant levels of interest.

6.4.3

The success, or otherwise, of St John’s Place at the front of the
site may determine the buildings future. A lack of success would
invariably push the building towards residential use.

6.4.4

There is a question mark over the rights of access on the
entrance road controlled by the owners of St John’s Place and
the extent to which this could frustrate residential
redevelopment. This needs to be established.

SUMMARY AND CONCLUSIONS
7.1

In commissioning this report, WDC framed our instructions by
speculating on a number of themes affecting the office sector at the
moment.

7.2

Firstly, WDC speculated that there is a reducing number of older,
second hand office buildings given the impact that PDR is having on
supply and sought views on the remaining stock of offices within the
town centre.
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7.3

Secondly, a logical conclusion based upon reducing supply is that
rental values should be rising, but at what point is it viable to build new
offices and will the market support the level of rent needed to support
development. Will the HXH development planned adjacent to the
motorway junction simply absorb all of the demand for Grade A offices
locally anyway?

7.4

Thirdly, if there is demand from occupiers to be in the town centre,
given the key attractions of the train station and town centre amenities,
are car parking and congestion factors that will deter demand.

7.5

High Wycombe cannot be considered in isolation and this is why we
have looked at the regional context and equally, we have looked at the
big themes affecting the demand for office space generally as these
are very significant factors that will shape future office development.

7.6

The state of the office market in the region is cause for concern and
the subject of much debate. There is a general recognition that there
has been a structural shift in the way that office space is occupied and
there are many factors for this. A full employment economy brings
issues with recruiting and apart from the trend that has seen occupiers
drifting back to town centres, there is also a drift of major occupiers
back towards London.

7.7

Locations like Chiswick and Hammersmith has seen very significant
rental growth as occupiers choose to locate to areas with a greater
population to draw upon. This is affecting demand in the region and
there was a recent example in Maidenhead town centre where adobe
acquired office space, but decided not to occupy it as they were
struggling to recruit the right quality and quantity of staff.

7.8

Ironically, High Wycombe has the potential to become a significant
town centre based residential location as people are displaced from
London due to rising house prices and of course there are several
major developments planed that might deliver upwards of 500 new
apartments over the next 3 to 5 years.

7.9

Aligned with significant housing pressures, the urban landscape is
changing quickly and managing this change is an important issue for
WDC.

7.10

Markets tend to work in much faster cycles than planning policy,
despite a movement for more regular plan updating, and being one
step ahead is perhaps fanciful but nevertheless this is an ambition that
all Local Authorities should have when considering town centres in a
rapidly changing economy.
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7.11

Housing led economic development has been somewhat resisted in
recent years, as opposed to employment floor space led economic
development, but this is inevitable given the pressure from the market
and central government. There are, however, opportunities that arise
to bring forward selected sites for mixed use development that meet
the needs of commercial occupiers and a pragmatic approach will likely
deliver more commercial floor space in the long run. An over ambitious
approach in the past has allowed developers to drive out unrealistic
commercial proposals from larger housing sites.

7.12

There is no doubt that town centres are increasingly vibrant and
Reading provides an excellent example of what can be achieved, but
business space development generally comes after housing, retail and
leisure.

7.13

High Wycombe has long been a poor relation to other office locations
in the region and the factors for this are historic and complicated. There
are opportunities though to change the perception, but equally there
are real threats that could reinforce these perceptions and the success
or otherwise of the office element at HXH is a key factor.

7.14

The town clearly has some good opportunities to deliver office space
in the short and medium term and, for example, the proposals that
McLaren has for Octagon Parade should be encouraged, even if the
longer term grander plan needs to be dropped in favour of something
deliverable in the short term. We know that WDC are keen on the
current proposals and all steps should be taken to assist with delivery,
either directly or indirectly.

7.15

Making smart market based decisions is important in the current
market and there is something to be said for the old adage of “it is
better to get it half right on Monday, than completely right on Friday”;
the point being that sometimes policy can over considered and over
finessed and by the time decisions are made the market has moved
on. Speed of delivery in a changing market is important, although
clearly having a masterplan to work to is a necessary requirement.

7.16

High Wycombe has a significant range of advantages as an office
location, including an excellent rail service, excellent town centre retail
facilities and good road connectivity, but has always lacked a back
story and good sites that attract first class office development.

7.17

There are no quick or easy fixes, but there do appear to be some
genuinely good opportunities within the town currently to work with
existing buildings and sites to deliver a better quality of offices, but
intervention of some sort from WDC is probably required to stimulate
the necessary investment.
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7.18

Ultimately, High Wycombe is never going to be able to compete with
office locations such as Maidenhead and Uxbridge; the market has just
moved on too far, but there is a chance to deliver a better stock of office
buildings that are aimed at more local and regional occupiers, but
nevertheless with the chance to attract a few larger occupiers on key
sites.

7.19

Vibrancy in the town generally offers a foundation for investment in the
office sector. Managing the overall level of investment that has seen
the town change significantly in the past 10 years, with developments
including Eden, the University, 2 new budget hotels and Sainsburys,
remains important and looking in isolation at anyone sector will lead to
a distortion.
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APPENDIX 1

A fresh
perspective on
property

About us
Chandler Garvey is one of the
leading firms of commercial
property consultants in
the greater Thames Valley
region, with a network of 5
offices in Buckinghamshire
and Berkshire.

“We have been fortunate
enough to work with some of the
largest owners and occupiers across
the region, but each client is highly
prized regardless of size and each
client gets the same high level of
service. We offer a full range of
services relating to all types of
commercial property and
development land.”
Michael Garvey,
Managing
Director

The owners, Alan Chandler
and Michael Garvey, have
more than 60 years of
combined property experience
and together with their hard
working team, the aim is to
provide owners and occupiers
of commercial property with a
high level of personal service
and to build lasting business
relationships.

Services
Lettings & Sales
Chandler Garvey has an unrivalled
regional coverage that offers our
clients a unique opportunity to access
a regional market place. Commercial
tenants and purchasers can come from
any location and our network of offices
and wide range of instructions allow us
to capture more applicants from the
broadest possible sources.
Properties and applicants are
managed through a state of the
art proprietary database system,
delivering new properties to applicants
via email and allowing us to monitor
activity through our web portal.
Technology is changing fast within
the business sector and we work hard
to keep up to date. We subscribe to
many property search sites, including
Rightmove Commercial where 90% of
all searches now start.
Property Acquisition
When a business decides to relocate,
or acquire additional premises, the
process can often absorb much of
the senior management’s time and
have a damaging affect upon the core
business, even before the move has
taken place.
We have acted for many organisations
who rely upon our knowledge of
the whole process and are able to
recommend space planning and
fit out consultants, with whom we
work closely. Acquiring commercial
property is a complicated process

and it is all too easy for a business to
make a mistake without professional
assistance.
Valuations
Valuations are required for many
purposes, including loan security,
inclusion within financial statements,
asset restructuring, capital gains tax
and probate.
Our valuers are all Members of
The Royal Institution of Chartered
Surveyors and have many years of
experience in undertaking valuations
across the region and have a detailed
understanding of the regulatory
framework.
Rent Reviews and Lease Renewals
The negotiation of rent reviews and
lease renewals is a highly skilled field
that requires an intimate knowledge
of statutory provisions and case law,
as well as a full understanding of the
market place.
We act for both landlords and tenants
across the region and are able to
recommend and implement the best
strategy for success and progress
Arbitration or Independent Expert
proceedings, or an action through the
Courts, where necessary, to achieve
the desired results.
Property Management
We act for many different types of
investors and occupiers who have
sub tenants. The key to successful
management is attention to detail and
knowledge of the many regulations
that govern the relationship between
landlords and tenants.
Owning a commercial property
investment is a complicated business

and we handle the full range of
functions, including rent and service
charge collection, setting up various
maintenance and Health & Safety
contracts and dealing with practical
issues as they arise.
Investments
We buy and sell commercial property
investments for clients, where value
is derived from the right to receive
existing and potential rental income.
We add value by offering clients a
combination of highly skilled valuation
advice and up to the minute market
intelligence, in order to identify those
investments likely to offer the best
risk and return profile within stated
parameters.
The investment market is highly
competitive and often we are able
to buy and sell off market and here
our unique network of contacts is
invaluable.
Development and Planning Advice
We are regularly retained by
landowners to advise them on
development potential and to manage
a process that leads to planning
consent and the release of value.
Our expertise in this field allows us
to identify the most appropriate
and valuable alternative uses and
implement strategies to achieve real
results.
We also acquire sites for developers
and with our intimate knowledge of the
market and our network of contacts,
we are often able to introduce off
market opportunities.
Business Rates
The burden of business rates is
significant for most commercial
occupiers and we have a long track
record of successfully appealing
against business rates liability across a
wide range of property sectors.
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APPENDIX 2

Five Counties Conference 2015

How Technology is
Affecting the Office Sector

Michael Garvey
Managing Director
Stupples Chandler Garvey

My Background


Office Agent with 25+ years experience



Regional Chairman of the Office Agents Society



Joint Chair of the Connected Counties Broadband
Delivery Board



Vice Chair of Buckinghamshire Business First and Board
Member of the Buckinghamshire (Thames Valley) Local
Enterprise Partnership

The Proposition


Significantly less office space will be required by office
occupiers to achieve the same level of productivity, by
embracing modern technology and over time, will have
a dramatic impact on the office sector; with less and
less space required.



This will re-shape the landscape of office development
and will have significant implications for investment in
the sector. Are we already seeing lower demand?



The obsolescence of older buildings will be accelerated
and the availability of digital infrastructure will be a key
locational driver.

Content


Superhighways as business location drivers



The modern office is changing



Agile working and spaceless growth



BT case study



Furniture technology

The Evolution of Superhighways

Impact of Superfast Broadband
More than half of businesses surveyed (52%) reported that fibre
broadband had enabled them to grow, whilest 79% indicated that fibre
broadband had saved them time or money and 55% said that the
technology had allowed them to work in new and different ways.
About half (49%) indicated that it had allowed employees to work
more efficiently from home or remotely.
The Superfast cornwall partnership’s latest evaluation report.

Changing Office Density


According to the BCO, the average
density of workplaces in the UK
today is 10.9 sq. m. per workstation
compared to 11.8 sq. m. as reported
in the last survey in 2008.



This is not only a marked drop in
short space of time, it is part of a
long term trend that has seen
average office densities increase
across the UK from 16.6 sq. m. in
1997, a change of over a third.



Most managers and staff habitually
over-estimate how much office space
is really occupied in traditional
working environments.

What’s in a Name


The term "hot-desking", derives from the nautical
practice of "hot-bunking". When a sailor came off duty
he'd collapse into a "hot bunk" just vacated by another
sailor off to do his turn. An eminently sensible space
saving practice - though maybe dubious from the
hygienic/aromatic point of view.



In traditional offices with assigned personal desks,
average desk occupancy rarely rises above 50%. So
employers are tying up huge amounts of money in
redundant space.

“It is not the strongest of the species that
survive, nor the most intelligent, but the ones
most responsive to change.”
Charles Darwin

Changing World


More women in the workplace



Demographic change – 4 generation workforce



Globalisation



Looking beyond Industrialisation



Evolution of ICT

What is “Agile Working”?


The RICS published an interesting paper, that makes it
clear that “work is an activity, not a place”.



One of the more straightforward and memorable
descriptors is “Martini” working (for those old enough to
remember the ad slogan): “anytime, any place,
anywhere”. Most definitions of flexible working follow this
tagline. But this is 2 dimensional, and “new ways of
working” these days must be multi dimensional – not just
limited to doing the same work in the same way at a
different time and place.



Agile working incorporates dimensions of time and place
flexibility, but also involves doing work differently focusing
on performance and outcomes – it is transformational.



Agile working is not new, but it is a “new way of working”.

Work is no longer a Place!


"Work is no longer a place, for many people, but an
activity they do, in many cases, just about
anywhere." DeCarlis.



If the growth of services like GoToMeeting are any
indication, even the face-to-face collaboration that happens
in offices is being chipped away at.



So what does this mean when it comes to office space? For
one, offices will not have to be as big if a healthy
percentage of employees are working outside.



Offices will have to be spaces that foster collaboration and
creativity, amplifying the output of brainstorms that happen
when workers converge.



It will be interesting to see how office furniture brands
respond to a world where cubicles become less relevant,
and meeting space that can be quickly, creatively
reconfigured becomes a must have.

BT Case Study


Around 80 per cent of BT people have embraced flexible
working, including 14,500, permanent home workers, of
which 1,120 are outside the UK



Less office space has yielded global savings of £100
million per annum, with one off capital receipts from
4,000 building disposals of £500 million



BT home workers take 20 per cent fewer sick days, while
their productivity is estimated at between 15–30% greater
than office based counterparts



Flexible working means 97 per cent of women taking
maternity leave return to BT, compared to a UK national
average of 40 per cent, saving BT over £5 million



In 2008, conferencing eliminated 717,000 face-to-face BT
meetings, removing the need for some 1.4 million return
journeys and saving 53,000 metric tons of CO2

Spaceless Growth


Getting more from the same space, it equally applies to
organisations needing to increase capacity in retained
buildings to enable relocation out of buildings earmarked
for disposal or lease end.



Almost half of every workplace is empty and two-thirds of
all meeting rooms unoccupied. Despite claims by occupiers
that all space allocated is needed, clear evidence indicates
that surplus capacity exists, which can often reveal
significant ”spaceless growth” or rationalisation
opportunities and bottom-line improvement across their
estate.

The Evolution of the Office Desk

The Future of Agile Working

Agile Workspace Concepts

How Furniture Design is Evolving

How Furniture Design is Evolving

Summary


Density is increasing and the way that we “work” is
changing



Agile working is being undertaken by most businesses,
whether intended or not



Fewer sq ft = less cost – simples!



Digital infrastructure will shape the future – the haves and
have nots



New technology (hard and soft) is evolving fast and
Darwin was right!



Be aware of the barriers though; lack of car parking,
inefficient buildings and poor broadband in a global
market where fast is very fast!

Questions?

Michael Garvey
mg@stupcg.com
01494 446612
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M25 OFFICES
INVESTMENT, DEVELOPMENT &
OCCUPIER MARKETS Q4 2016

HIGHEST ANNUAL TAKE-UP IN THE
SOUTH EAST FOR THREE YEARS

LIDL HQ SUPPORTS
UPLIFT IN TAKE-UP

10 HAMMERSMITH
GROVE SOLD FOR £103M

FOREWORD
Roll the clock back 12 months; the most contentious issue at the turn of
the year was seemingly the rise in rail fares. This time around, there are
more pressing issues to contend with.
The economic news is thankfully better than anticipated. Early
indications suggest growth of 0.6% in the final three months of 2016,
a similar rate to Q3. This has led the Bank of England to raise its
expectations for the coming year, albeit only slightly. The forecasts of
economic disaster post the EU vote have for now, been buried.
This scenario is also true of the South East office market. Undeniably,
market sentiment has still not recovered from the EU referendum result.
Occupiers and investors are nervous, reflective of an uncertain outlook.
But crucially, companies have remained on an expansionary path and
this is supporting above trend levels of leasing activity.
In tandem, investors continue to find reassurance after the initial shock.
Deal numbers have steadily risen in recent months although in truth,
investment appetite toward ‘the right opportunity’ never really subsided.
The high value sales completed in 2016 illustrate this. These ‘big ticket’
transactions have ensured that investment volumes for the year nudged
£2.9bn, well above the long-term annual average.
The market numbers clearly defy concern but advice must be pragmatic
as the triggering of Article 50 nears.
Turning attention to the year ahead, the property market begins the
year with momentum. In the past, events such as the Brexit vote led
to widespread market apathy. Although we can find examples this
time around, occupier demand has largely held firm. The case for
investment – value and security – remains compelling in the South East.
Fundamentally, the offer has not changed, just perception.
There are countless forecasts for 2017 already published, many of
which point toward a ‘bumpy ride’. How the year will actually unfold?
Experience shows that temporary disruption can bring opportunities.

EMMA GOODFORD

Partner, Head of National Offices
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MARKET IN BRIEF Q4 2016
SOUTH EAST TAKE-UP

945,000 sq ft
21%*

TAKE-UP (SQ FT)

SUPPLY (SQ FT)

M25 671,700 12.0%

7.1%
M25 6.8m
New and Grade A space 78%

M3 136,400 0.0%

M3

2.5m 4.0%

M4 431,100 43.0%

M4

5.6m 8.3%

New and Grade A space 75%

New and Grade A space 89%

SOUTH EAST TRANSACTION VOLUME

£657m
9%

£21m
Mean lot size

5.25%

Prime Net Initial Yield

*Note: Arrow indicators reflect percentage change from Q3 2016

62%

Buyers from the UK

33

OCCUPIER MARKET
In 2016, the South East recorded the highest level of
office take-up for three years. Availability has begun
to edge upward, although vacancy rates remain
significantly below historical levels.
Demand

“Proposed
development schemes
with a completion
date beyond Q2 2018
are few, as developers
remain cautious. This
means that although
an increase in vacancy
is anticipated in 2017,
any rise will be brief.”
EMMA GOODFORD

Partner, Head of National Offices

Take-up across the M25 catchment
increased by 12% during Q4 to reach
671,700 sq ft, a total 10% above the
10-year quarterly average. The upturn in
occupier activity in the final quarter meant
that total take-up for the year finished on
par with 2015. This is 9% above the
10-year average for the period.
In Q4, Lidl became the latest retailer to
commit long-term to the South East. The
supermarket chain has gained planning
permission to build a new 220,000 sq ft
office headquarters in Tolworth, Kingston
with occupation expected in 2020. This
deal represents one of three completed
over 100,000 sq ft in the M25 during
2016, the same number as 2015.
In the M4, take-up increased 43% in Q4
to 431,100 sq ft, 2% above the 10-year
average. The quarterly rise meant that
total take-up for the year reached 1.6m sq
ft, an 11% year-on-year increase.
The largest transaction of the fourth
quarter was the 71,000 sq ft letting to

online fashion retailer Net-a-Porter at
MediaWorks in West London. Notably, for
the first time the retail sector accounted
for the highest percentage of annual takeup across the South East, 30%.
By contrast, occupier activity has proved
slow in the M3 market during 2016. A total
of 136,400 sq ft transacted during the final
quarter, a 4% increase when compared to
Q3. Despite the rise, total take-up for the
year reached 587,000 sq ft, 32% less than
the 10-year average for the catchment.

Supply
Supply levels in the M25 increased by 7.1%
during Q4 to 6.8m sq ft, marking the first
rise for 12 months. This meant that the
vacancy rate moved up marginally to 5.2%.
Even so, availability remains 27% below
the 10-year average.
The M4 catchment also recorded an
increase. An uplift of 8% during Q4 meant
that availability reached 5.6m sq ft with the
vacancy rate moving out to 7.9%. Although
this is the highest level of availability since
Q2 2014, the Q4 total is still 11% below the
10-year average for the area. In contrast,
overall availability in the M3 fell marginally
(-4%) to reach 2.5m sq ft. This total is 22%
below the 10-year average. The vacancy
rate was unchanged at 6.1%.
Across the markets (M25, M3, M4) a total
of 3.3m sq ft of speculative space is set for
delivery by mid-2018. Notably, 2.7m sq ft of
speculative space is due to reach practical
completion within the next 12 months.
As a result, vacancy rates will rise in 2017.

Mitsui, Stanhope Plc & AIMCO’s development of White City Place.
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Vacancy levels are expected to peak by
Q1 2018 in the M25 at 5.6%. Development
completions are few after mid-2018,
meaning parity with the Q4 2016 rate will
be reached before year-end 2018. In the
M4, vacancy will peak in Q2 2018 at 9.5%,
still well below the 10-year high of 12%
recorded in 2010. Parity is forecast, here
in 2019.

M25 Q4 2016
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Comparison to the 10-year average

10%
M25 take-up

27%

4%

M25 availability

SE active demand

FIGURE 1

FIGURE 2

M25 Take-up

M25 Supply

TAKE-UP
10-YEAR AVERAGE
1.2

TAKE-UP
10-YEAR AVERAGE

0.60m

9.30m

1.2

10-year average

1.0

1.0

0.8

8.0

0.6

Millions (Sq ft)

Millions (Sq ft)

10-year average
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Key leasing transactions Q4 2016

ADDRESS

SIZE (SQ FT)

OCCUPIER

RENT (PSF)

Tolworth, Kingston

220,000

Lidl

Confidential

MediaWorks, West London

70,508

Net-a-Porter

Confidential

30 Priestley Road, Surrey Research Park, Guildford

51,386

University of Surrey

Occupier purchase

TOR (1st, 2nd & 3rd flrs), Maidenhead

44,985

Rank Group

£33.50

Southern House (14th &15th), Croydon

23,381

Ministry of Justice

£21.50

Source for all charts: Knight Frank Research
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DEMAND

5.8msq ft

Key town prime rents

OF ACTIVE NAMED DEMAND
IN THE SOUTH EAST
M1

Active named demand

WATFORD
Q4 2016

£

26%
18%

Retail, Distribution
& Transport
Represented 30%
of take-up in 2016

18%

TMT
Represented 17%
of take-up in 2016
Public Sector
Represented 10%
of take-up in 2016

14%

Pharmaceutical/Healthcare/Medical Technology
Represented 10%
of take-up in 2016

11%

Construction & Engineering
Represented 7%
of take-up in 2016

5%
1%

?

0%

20

UXBRIDGE
Q4 2016

22

21

19

£35.00

18
17

M40

MAIDENHEAD
Q4 2016

£38.00

SLOUGH
Q4 2016

16

£32.50

HEATHROW

READING
Q4 2016

Q4 2016

£37.00

14
13

STAINES
Q4 2016

BRACKNELL
Q4 2016

£37.00

15

M4

Manufacturing and FMCGs
Represented 2%
of take-up in 2016

6%

£30.00

Financial & Business Services
Represented 22% of take-up in 2016

£35.00
12

£25.00

M3

Energy & Utilities
Represented 1%
of take-up in 2016

11
10

9

Other
Represented 2%
of take-up in 2016

GUILDFORD
Q4 2016

£33.00

BASINGSTOKE
Q4 2016

0.6msq ft

UNDER OFFER IN THE
SOUTH EAST Q4 2016

Source for all charts: Knight Frank Research
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£21.00

CRAWLEY/
GATWICK
Q4 2016

£26.50

M25 Q4 2016

RESEARCH

1.4
1.2

Millions (Sq ft)

1.0

DEVELOPMENT

4.0msq ft*

0.8
0.6
0.4

UNDER CONSTRUCTION
IN THE SOUTH EAST

0.2
0

Q1
*Pre-let and speculative

A1 (M)

Q3

Q4

Q3

Q4

1.4
Completions
in the South East

ST ALBANS

1.2
2.5

£32.50

M11

2
24

25

26

BRENTWOOD
Q4 2016

27

MillionsMillions
(Sq ft) (Sq ft)

Q4 2016
23

Q2

£22.00

M25
28

1.0
2.0
0.8
1.50
0.6
0.4
1.0
0.2
0.5
0

29

0

HAMMERSMITH

30

Q4 2016

31

£58.50

1
2

CHISWICK
Q4 2016

DARTFORD
Q4 2016

1.2

Millions (Sq ft)

3

£32.00
4
5

7

2012

2013

2014

2015

2016

2017
H1 2018
2.7m sq ft 0.6m sq ft

1.0

CROYDON

8

2011

Q2

1.4

£26.00

£57.50

Q4 2016

Q1

0.8
0.6
0.4

M20

0.2

6
0

WEST MALLING
Q4 2016

Q1

Q2

Q3

Q4

2017

Q1

Q2
2018

£24.00

Speculative Development (sq ft)

M23

Due to complete before the end of 2017

M25

1.4m

M3

0.7m

M4

2.4m

Rent assumes a new building let on a 10-year lease.
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INVESTMENT MARKET
After a slow start, the South East office investment
market showed significant improvement in the second
half of 2016, with buyer confidence returning to the
market after the EU referendum.
“We anticipate more
sellers will return
to the market as
confidence improves.
The additional stock
should stimulate
further increases in
transaction levels.”
TIM SMITHER

Partner, Head of National
Offices Investment

Centrica Global HQ, Windsor.

8

Investment volumes in 2016 reached
£2.9bn. Although behind the record
£3.7bn in 2015, this is well ahead of the
long-term average of £2bn.
That said, over £1.3bn was made up of
four large transactions; namely AEW’s
acquisition of Bath Road Frontage,
Slough; Mapletree’s acquisition of
Green Park, Reading; Spelthorne
Council acquiring the BP Campus
in Sunbury and in Q4, the sale of 10
Hammersmith Grove for £103m to
Tai United Holdings.
Councils have become a major buyer
in the market, taking advantage of
a low cost of capital from central
government, and are bidding
particularly aggressively for long
income. Prime 15-year yields stand
at 5.25%, a quarter of a point softer
than at the beginning of 2016, albeit
we expect this could sharpen through
the first half of 2017. In addition to
councils, Middle Eastern investors are
particularly hungry for this type
of income, benefitting from a dip in
the value of sterling as well as
competitive debt terms and relative
political stability.

We expect major UK Funds to be
acquisitive in Q1 2017, many with
capital to be deployed. Additionally,
we anticipate the retail funds to
maintain a higher than usual cash
position in the event of any further
political or economic shocks. This will
be a watching brief, largely dictated
by inflows and outflows.
The suggestion at this stage is that
they are relatively neutral.
Looking forward, we expect continued
demand for good quality assets
in core locations. We expect
investors to be more positive on the
occupational market, and therefore
prepared to take on occupational
risk and potential capital expenditure
liability.
The demand for long income looks
set to continue through the year,
fronted by councils and overseas
investors. The start to 2017 will remain
characterised by a continued lack of
stock, although we do expect some
parties to take advantage of the depth
of demand, and exit at pricing levels
well ahead of their business plans.

M25 Q4 2016

RESEARCH

Change 12 months (Q4 2015 - Q4 2016)

15%

Transaction volume

23% 25bps
Mean lot size

Prime NIY

FIGURE 3

FIGURE 4

Investment volumes

Prime net initial yield & finance

STOCK TRANSACTED (£m)
NUMBER OF DEALS

PRIME NET
INITIAL YIELD
50

1.6

5 YEAR
SWAP

8

45

1.4

7
40
6

35
1.0

30
25

0.8

20

0.6

Number of deals

Stock transacted (£bn)

1.2

5.25

5
%

4
3

15
0.4

10

2

0.2

5

1

0

0

0

Q4 Q1-Q4 Q1-Q4 Q1-Q4 Q1-Q4 Q1-Q4 Q1-Q4 Q1-Q4 Q1-Q4 Q1-Q4
2007 2008
2009
2010
2011
2012
2013
2014
2015 2016

0.62
Q2-Q4 Q1-Q4 Q1-Q4 Q1-Q4 Q1-Q4 Q1-Q4 Q1-Q4 Q1-Q4 Q1-Q4 Q1-Q4
2007
2008
2009
2010
2011
2012
2013
2014
2015
2016

Key investment transactions Q4 2016

PRICE (£M)

NET INITIAL YIELD

VENDOR

PURCHASER

£103.50

5.06%

Brockton Capital

Tai United
Holdings

50/60 Station Road, Cambridge (Land sale)

£85.40

6.00%

Brookgate

Aviva

Centrica Global HQ, Windsor

£56.25

5.71%

TH Real Estate

Gatehouse

Atkins, Epsom

£46.70

4.10%

James Boot

Legal & General

Waterside House, Bracknell

£35.20

5.64%

Aviva

Palmer Capital

BUILDING
10 Hammersmith Grove, Hammersmith

Source for all charts: Knight Frank Research
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KNIGHT FRANK VIEW
RYAN DEAN
With over 50% of South East take up in 2016 being
sub 10,000 sq ft, landlords may consider splitting
buildings and floors. There will be more deals in 2017
but with business rates rising, closing out voids
quickly and gaining letting momentum will be key.

RODDY ABRAM
There was an initial shift in power following the EU Vote giving
the occupier an opportunity to negotiate more favourable
terms. Since then, the Landlord’s position has strengthened.
Rental tones are holding firm with under supplied towns such
as Brighton, Reading, Hemel Hempstead and Maidenhead
recording record rents in 2016.

WILL FOSTER
Permitted development has removed millions of square feet
of potential pipeline from the market. This, combined with
continued investor/developer caution, will constrain the
future development pipeline meaning vacancy will remain
close to the low level seen in 2016.

TIM SMITHER
There is plenty of money looking to invest into the South
East, particularly for long income and good quality, multi-let
stock in markets continuing to witness rental growth. Dollar
denominated overseas buyers, councils and residential
developers were the hottest buyers in the market in 2016
and we expect them all to remain active this year plus we
should see the funds return for select opportunities.

SIMON RICKARDS
£2.9bn of transactions concluded during the course of last
year. With solid demand from investors we expect another
good outturn for 2017 although a lack of deliverable stock
is likely to hold volumes back, particularly during the first half
of the year. We believe the lack of stock and strong levels of
demand mean prime yields are likely to harden from 5.25%
during the course of the year.
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TECHNICAL NOTE
• Knight Frank defines the M4 market as extending from Hammersmith, west to Newbury, incorporating Uxbridge and
High Wycombe to the north and Staines and Bracknell to the south. Reading is also included. Existing built office
stock in the M4 market totals 72m sq ft.
• The M3 market incorporates the main South West London boroughs and encompasses Leatherhead, Guildford and
Basingstoke extending north to the M4 boundary described above. Farnborough and Camberley are also included.
Existing built office stock in the M3 market totals 42.0m sq ft.
• The figures in this report relate to the availability of built, up-and-ready office/B1 accommodation within
the M25 market. Vacant premises and leased space which is being actively marketed are included.

COMMERCIAL BRIEFING
For the latest news, views and analysis
of the commercial property market, visit
knightfrankblog.com/commercial-briefing/

• The market definition used, shown in the map on page 3, is based on Local Authority District boundaries.
• All floorspace figures are given on a net internal area basis (as defined by the RICS).
• A
 minimum 10,000 sq ft (net) cut-off has been employed throughout. Major and minor refurbishment have been
treated as new and second-hand respectively. Data is presented on a centre and quadrant basis. Classification by
centre relates to the locational details contained within the marketing material for available properties. Classification
in this manner is clearly somewhat arbitrary. Vacancy rate data is based on a total M25 stock measure of 132m sq ft
(net), an M4 market stock of 72m sq ft (net) and an M3 market stock of 42m sq ft (net).
• S
 econd-hand floorspace has been sub-divided into A and B grade accommodation, reflecting high and low quality
respectively. Whilst subjective, this categorisation is based on an assessment of each property’s age, specification,
location and overall attractiveness.
• The South East is defined as the market area shown in the map on pages 6 & 7.
• Pre-let = The letting of proposed schemes not yet under construction and those let during the construction process.
• All data presented is correct as at December 31st 2016.
• Front Cover: White City Place and Television Centre, West London

Knight Frank Commercial Research provides strategic advice, consultancy services and forecasting
to a wide range of clients worldwide including developers, investors, funding organisations,
corporate institutions and the public sector. All our clients recognise the need for expert independent
advice customised to their specific needs.

RECENT MARKET-LEADING RESEARCH PUBLICATIONS
RESEARCH

RESEARCH

RESEARCH

GL OB AL C I TI ES
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THE 2016 REPORT

DEVELOPMENT OPPORTUNITIES 2017
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Knight Frank Research Reports are available at KnightFrank.com/Research

There was a net loss of 2,612
care home beds in the UK,
with bed losses most severe
in Greater London.

South Glamorgan topples
Greater London from top
spot in the 2016 Care Home
Development Index.

On a per capita basis, pipeline
development activity continues
to be most prevalent in the
southern regions.

UK Healthcare
Development 2017

Important Notice
© Knight Frank LLP 2017 – This report
is published for general information
only and not to be relied upon in
any way. Although high standards
have been used in the preparation of
the information, analysis, views and
projections presented in this report,
no responsibility or liability whatsoever
can be accepted by Knight Frank LLP
for any loss or damage resultant from
any use of, reliance on or reference
to the contents of this document. As
a general report, this material does
not necessarily represent the view of
Knight Frank LLP in relation to particular
properties or projects. Reproduction
of this report in whole or in part is not
allowed without prior written approval
of Knight Frank LLP to the form and
content within which it appears.
Knight Frank LLP is a limited liability
partnership registered in England with
registered number OC305934. Our
registered office is 55 Baker Street,
London, W1U 8AN, where you may
look at a list of members’ names.

APPENDIX 4

List Availability Report
06/03/2017
PREPARED BY:

Chandler Garvey Ltd
Michael Garvey
Managing Director
01494 460250
mg@chandlergarvey.com

List Availability Report

Report compiled by Chandler Garvey. Adrian Chan 07827 908926
Copyrighted report licensed to Chandler Garvey Ltd - 490764.

06/03/2017
Page 2

List Availability Report
Prestwood House

SF AVAILABILITY

OVERVIEW

AMENITIES

LISTING AGENTS

Corporation St
High Wycombe, HP13 6TQ
United Kingdom

3rd

2,241

Use:

Office

2nd

2,241

Term:

Negotiable

1st

2,241

Type:

Relet

Air Conditioning, Energy
Performance Rating - C, Raised
Floor

Duncan Bailey-Kennedy
Adrian Dolan
014 9445 0951
adriand@dbk.co.uk

GRND

2,241

Rent:

£16.50/SF

Total

8,964

Rates:

-

Service:

-

Total £:

-

18 Crendon St

SF AVAILABILITY

OVERVIEW

AMENITIES

LISTING AGENTS

High Wycombe, HP13 6LS
United Kingdom

P 1st

640

Use:

Office

Total

640

Term:

Negotiable

Type:

Relet

Car Parking, Common Parts WC
Facilities, Energy Performance
Rating - D, Fully Carpeted,
Kitchen Facilities, Natural Light

Duncan Bailey-Kennedy
Jane Hathaway
014 9445 0951
JaneH@dbk.co.uk

Rent:

£15.23/SF

Rates:

-

Service:

-

Total £:

-

St Johns Place

SF AVAILABILITY

OVERVIEW

AMENITIES

LISTING AGENTS

Easton St
High Wycombe, HP11 1NL
United Kingdom

2nd

9,169

Use:

Office

1st

10,426

Term:

Negotiable

GRND

602 - 5,006

Type:

Relet

Bray Fox Smith
Richard Harding
020 7629 5456
richardharding@brayfoxsmith.com

LL

1,379

Rent:

£26.50/SF

Air Conditioning, Car Parking,
Demised WC facilities, Direct
Elevator Exposure, Drop Ceiling,
Period common parts/features,
Raised Floor, Recessed Lighting

Total

21,576 - 25,980

Rates:

£4.16 - £4.65/SF

Service:

£6.00/SF

Total £:

£36.66 - £37.15/SF

Chandler Garvey Ltd
Michael Garvey
014 9446 0250
mg@chandlergarvey.com
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List Availability Report
25-26 Easton St

SF AVAILABILITY

OVERVIEW

AMENITIES

LISTING AGENTS

High Wycombe, HP11 1NT
United Kingdom

2nd

812

Use:

Office

1st

753

Term:

Negotiable

GRND

1,335

Type:

Relet

Duncan Bailey-Kennedy
Adrian Dolan
014 9445 0951
adriand@dbk.co.uk

Total

2,900

Rent:

£15.41/SF

Car Parking, Category 2
Lighting, Central Heating,
Demised WC facilities, Fully
Carpeted, Kitchen Facilities,
Secure Storage

Rates:

£5.36/SF

Service:

-

Total £:

-

St Johns Court

SF AVAILABILITY

OVERVIEW

AMENITIES

LISTING AGENTS

86 Easton St
High Wycombe, HP11 1JX
United Kingdom

P 1st

4,974

Use:

Office

Total

4,974

Term:

Negotiable

Type:

New

Car Parking, Demised WC
facilities, Fully Carpeted, Kitchen
Facilities

Duncan Bailey-Kennedy
Adrian Dolan
014 9445 0951
adriand@dbk.co.uk

Rent:

£12.50/SF

Rates:

-

Service:

-

Total £:

-

83 Gordon Rd

SF AVAILABILITY

OVERVIEW

AMENITIES

LISTING AGENTS

High Wycombe, HP13 6EH
United Kingdom

P 2nd

457

Use:

Office

P 1st

418

Term:

5 Years

P GRND

455

Type:

Relet

Car Parking, Central Heating,
Demised WC facilities, Fully
Carpeted, Kitchen Facilities

Duncan Bailey-Kennedy
Adrian Dolan
014 9445 0951
adriand@dbk.co.uk

Total

1,330

Rent:

£16.92/SF

Rates:

£5.23/SF

Service:

-

Total £:

-
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List Availability Report
Old Bank House

SF AVAILABILITY

OVERVIEW

AMENITIES

LISTING AGENTS

39A High St
High Wycombe, HP11 2AG
United Kingdom

P 2nd

843

Use:

Office

Air Conditioning

Total

843

Term:

Negotiable

Type:

Relet

Chandler Garvey Ltd
Michael Garvey
014 9446 0250
mg@chandlergarvey.com

Rent:

£12.00/SF

Rates:

-

Service:

£4.50/SF

Total £:

-

Old Bank House

SF AVAILABILITY

OVERVIEW

AMENITIES

LISTING AGENTS

39 High St
High Wycombe, HP11 2AG
United Kingdom

P GRND

1,461

Use:

Retail

Energy Performance Rating - C

Total

1,461

Term:

Negotiable

Type:

Relet

Chandler Garvey Ltd
Martin Somers
014 9444 6612
ms@chandlergarvey.com

Rent:

£42,000 PA

Rates:

£17,074 PA

Service:

-

Total £:

-

Old Bank House

SF AVAILABILITY

OVERVIEW

AMENITIES

LISTING AGENTS

39A High St
High Wycombe, HP11 2AG
United Kingdom

P 1st

1,691

Use:

Office

Total

1,691

Term:

Negotiable

Type:

Relet

Air Conditioning, Central
Heating, Demised WC facilities,
Kitchen Facilities

Chandler Garvey Ltd
Martin Somers
014 9444 6612
ms@chandlergarvey.com

Rent:

£12.00/SF

Rates:

-

Service:

£4.50/SF

Total £:

-
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List Availability Report
30 High. St

SF AVAILABILITY

OVERVIEW

AMENITIES

LISTING AGENTS

High Wycombe, HP11 2AG
United Kingdom

P GRND

315

Use:

Office

Total

315

Term:

Negotiable

Energy Performance Rating - E,
Kitchen Facilities

Type:

Relet

Duncan Bailey-Kennedy
Jane Hathaway
014 9445 0951
JaneH@dbk.co.uk

Rent:

£23.81/SF

Rates:

-

Service:

-

Total £:

-

AMENITIES

LISTING AGENTS

57-61 London Rd

SF AVAILABILITY

OVERVIEW

High Wycombe, HP11 1BN
United Kingdom

P 1st

301 - 460

Use:

Office

Total

301 - 460

Term:

Negotiable

Type:

Relet

Rent:

£9.95/SF

Rates:

-

Service:

-

Total £:

-

Duncan Bailey-Kennedy
Adrian Dolan
014 9445 0951
adriand@dbk.co.uk

57 London Rd

SF AVAILABILITY

OVERVIEW

AMENITIES

LISTING AGENTS

High Wycombe, HP11 1BN
United Kingdom

P 1st

326

Use:

Office

Total

326

Term:

Negotiable

Type:

Relet

Deriaz Slater
Paul Deriaz
016 2849 5506
pderiaz@deriaz.co.uk

Rent:

£27.61/SF

Car Parking, Central Heating,
Common Parts WC Facilities,
Energy Performance Rating - C,
Fully Carpeted, Kitchen
Facilities, Natural Light

Rates:

-

Service:

-

Total £:

-
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List Availability Report
46-48 Oxford St

SF AVAILABILITY

OVERVIEW

AMENITIES

LISTING AGENTS

High Wycombe, HP11 2XQ
United Kingdom

2nd

2,023

Use:

Office / Retail

1st

1,647

Term:

Negotiable

GRND

2,081

Type:

Relet

Air Conditioning, Energy
Performance Rating - C, OpenPlan

Duncan Bailey-Kennedy
Adrian Dolan
014 9445 0951
adriand@dbk.co.uk

Total

5,751

Rent:

£9.95 £32,000.00/SF

Rates:

-

Service:

-

Total £:

-

46 St Marys St

SF AVAILABILITY

OVERVIEW

AMENITIES

LISTING AGENTS

High Wycombe, HP11 2HE
United Kingdom

2nd

340

Use:

Office

1st

385

Term:

Negotiable

GRND

446

Type:

Relet

Duncan Bailey-Kennedy
Jane Hathaway
014 9445 0951
JaneH@dbk.co.uk

Total

1,171

Rent:

£11.95/SF

Rates:

£5.73/SF

Car Parking, Central Heating,
Demised WC facilities, Energy
Performance Rating - D, Fully
Carpeted, Integral Lighting,
Kitchen Facilities, Security
System

Service:

-

Total £:

-

Sword House

SF AVAILABILITY

OVERVIEW

AMENITIES

LISTING AGENTS

Totteridge Rd
High Wycombe, HP13 6DG
United Kingdom

5th

6,000

Use:

Office

Energy Performance Rating - E

Total

6,000

Term:

Negotiable

Type:

Relet

Chandler Garvey Ltd
Michael Garvey
014 9446 0250
mg@chandlergarvey.com

Rent:

£10.00/SF

Rates:

£4.93/SF

Service:

-

Total £:

-
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