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Review of 2015
Summary
Demand

Supply

•

Office take up levels decline 17% from
2014 to 353,000 sq ft but remain above
5 year average.

•

2015 has seen a significant drop in both
office and industrial stock availability.

•

•

Industrial take up also reduced by 11.6%
from 2014 to 645,000 sq ft but is in line
with 5 year average.

Office stock reduced over 2015 by 20%
to 538,700 sq ft.

•

Industrial stock reduced over 2015 by
28% to 875,000 sq ft to its lowest level
on record and 37% of the 2010 recent
peak supply.

•

There is very limited Grade A supply in
both sectors.

•

•

Average transaction size for industrial
in 2015 was 18,400 sq ft (15,500 sq
ft 2014), whilst for offices the average
was 11,400 sq ft (10,600 sq ft 2014).
Transaction numbers totalled 31 for
offices and 34 for the industrial sector.
Reduction in supply has led to a further
reduction in incentives and rental growth
in both prime and secondary stock.

Schlumberger and Adaptimmune,
Milton Park
44,000 sq ft and 67,000 sq ft prelets by
MEPC on Milton Park.

21 Nuffield Way, Abingdon
37,000 sq ft sold to Ability Matters. VSL
acted for vendor.

Rents

Office Market in 2015

2015 Office Rents

Office take up levels were pegged back in 2015 with total take up of 353,000
sq ft, a decrease of 17% from 2014. This remains comfortably above the 5 year
average and is a reflection of the continued bounce back from the malaise of
the credit crunch as business confidence improves. Market activity increased
through Q1/Q2 and Q3 but with a sharp drop off in Q4 reflecting end of year
uncertainty in the general economy. 38% of all activity related to Science &
Technology, mirroring the figures in 2014. Milton Park accounted for 55% of all
office transaction demonstrating its dominance in these sectors.
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Major office deals in 2015
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Adaptimmune

Milton Park

67,000 sq ft

Schlumberger

Milton Park

44,000 sq ft

South Oxfordshire
District Council

135 Milton Park

30,200 sq ft

Isis Innovation

Buxton Court, Botley, Oxford

21,000 sq ft

Oxford Policy
Management

Clarendon House, Oxford

17,600 sq ft

Diocese of Oxford

Beaumont House, Kidlington

14,600 sq ft

Veeva Systems

Oxford Business Park

9,300 sq ft

Current Market Conditions
Abingdon Business Park
In May 2015 VSL assisted Rockspring to
acquire Abingdon Business Park, comprising
50 acres with 360,000 sq of office and
industrial property.

2015 Office Take up by Sector (sq ft)

The most significant aspect to 2015 is the reduction in supply levels by 20%
to 538,700 sq ft. This is as a consequence of continued take up, limited
new build activity and conversion of offices to residential under Permitted
Development rights. Supply is not uniform, limited availability is shown in Oxford
City Centre, Milton Park and Oxford Science Park. With the exception of Milton
Park, speculative development seems unlikely. Developers looking for new
development opportunities are hampered by a lack of commercial land supply
in many areas. The slowdown in take up seen in Q4 may give developers
pause for thought, but we foresee supply levels dropping steadily in 2016 and
consequently rents continuing to rise.
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Industrial Market in 2015

Rents

Take up during 2015 was solid with a total of 645,000 sq ft transacted during
the year but showing a decline of 11.6% compared with 2014. Transaction levels
were affected by the shortage of quality stock (now 875,000 sq ft) which has
now reached historic lows, and well below the 5 year average of 1.6 million sq ft.

Rental growth has been widespread during
2015 with rents on prime Oxford property
up some 12.5% on the 2014 figures. Other
towns have also seen growth but to a slightly
lesser extent.

Abingdon benefitted from the highest take up of take up during the year with
some 200,000 sq ft let representing 31% of total take up. Oxford saw the lowest
level of take up (5%) reflecting the historic lack of available stock, rather than any
demand issues.
Some 54% of deals were to companies focussed on distribution and
manufacturing whereas high tech still forms a relatively small proportion of take
up (22%). It remains a key component of the local economy employing some
46,000 people in the local marketplace.

Major industrial deals in 2014
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Steventon

Let to Unnamed occupier

91,300 sq ft

Howland Road,
Thame

Pre-let to Grove & Banks

83,000 sq ft

39 Milton Park

Let to Palletways

46,017 sq ft

Howland Road,
Thame
21 Nuffield Way,
Abingdon

2015 Industrial Rents
£14.00

Pre-lets to Windles

46,000 sq ft

Let to Ability Matters

36,951 sq ft

Telford Road, Bicester Let to John Nichols

31,710 sq ft

Oxford Industrial Park,
Let to First Light Fusion
Oxford

20,661 sq ft

£4.00
£2.00
£0

e
r
on
ot
ey
rd gton
m
te
itn
gd
idc ices Tha
n
i
n
l
i
W
D
d
B
Ab
Ki

fo

Ox

Trade

Prime

Secondary

Current Market Conditions
Rents moved forwards during the year with headline rents now over £9 per sq
ft in Oxford and growth in surrounding towns is also evident. The Oxfordshire
industrial market remains buoyant across all sectors with a critical shortage of
suitable accommodation affecting take up levels, particularly in the high tech
sector. A lack of any meaningful development since 2006 has led to a shortage
of premium buildings and, despite a speculative scheme by Kier Developments
at Sandy Lane West in Oxford, this shortage will persist. Most developers and
funders remain cautious and further speculative scheme is unlikely without
significant new land release. Future development is most likely around Bicester
and Didcot where greenfield land has been made available for development.
A34 Corridor Industrial Supply & Take Up

Trade City
A new scheme of 9 units (25,000 sq ft) by
Kier at Trade City, Oxford, ready in early 2016.

2015 Industrial Take Up by Sector (no. of
deals
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Three Catalysts for Oxfordshire
Growth?
We consider that there are three catalysts driving growth in Oxfordshire and a renaissance in its
economic fortunes:

Oxford Technology Park
VSL are agents for 400,000
sq ft of office and high
technology units by Hill Street
Holdings. This new scheme
comprises 14 high tech
units from 15,000 – 30,000
sq ft with office content
varying from 20% - 50% and
two large office/laboratory
buildings at the entrance
comprising 30,000 sq ft and
35,000 sq ft.

VSL and Partners is an
independent Oxford based
consultancy offering advice
in respect of all aspects
of commercial property
including valuation, landlord &
tenant, rating, management,
investment, development
and agency work. For more
information contact:Richard Venables
rvenables@vslandp.com
Richard Sherrott
rsherrott@vslandp.com
Andrew Lockhart
alockhart@vslandp.com
Tom Barton
tbarton@vslandp.com
Duncan May
dmay@vslandp.com

1. The Westgate Alliance £440 million in redevelopment of Oxford’s shopping centre is still
on track for opening in October 2017. This will not only double the Westgate floor space
to 800,000 sq ft with 25% leisure offerings but transforms the retail experience with
consequential knock on effect to the rest of Oxford.
2. Infrastructure is one of Oxford’s key problems being a historic City surrounded by flood
plains. On 26th September 2015 the Prime Minister, David Cameron, opened the new Oxford
Parkway Station providing a 55 minute service to Marylebone and a new stop at Bicester
Village. By December 2016 the connection with extend to Oxford City Centre providing
significant benefits for businesses and commuters. The east/west rail link to Milton Keynes is
planned for 2019/2020.
3. Oxford Sciences Innovation PLC was launched in 2015 providing a valuable source of funding
for the hi-tech community. The £320 million fund was set up by Oxford University, Woodford,
Invesco, Welcome Trust and offers to invest the most innovative ideas coming out of Oxford.

The Investment Market in 2015
2015 was an active year for the Oxfordshire Investment Market. The county remains a key
location for most major funds and property investors with the area considered as a safe haven for
property investment, based on the strong economic fundamentals coupled with both restrictive
supply and planning regimes leading to enhanced prospects for rental and capital growth.
Competition for quality assets remained strong with competitive bidding being achieved on
most sales. The stand out deal of the year was Rocksprings/XLB’s purchase of Standard Life’s
Abingdon Business Park for £36.4 million. Further capital investment to reposition the estate
should ensure this is a wise investment decision.

Key investment deals:
Address

Size

Price/Yield

Purchaser

Hinshelwood Building
Oxford Science Park

30,000 sq ft

£9.6 million (6.2%)

Mayfair Capital Partners

Eastpoint
Oxford Ring Road

75,000 sq ft

£8.2 million (9.38%)

AEW UK Reit PLC

Wytham Court
Botley, Oxford

14,300 sq ft

£4.5 million (6.17%)

The Drapers Company

Abingdon Business Park
Abingdon

393,000 sq ft

£36.4 million (7.2%)

Rockspring

Bicester Park, Bicester

85,200 sq ft

£7.75 million (7.25%) Unknown

Venables Sherrott
Lockhart and Partners Ltd
22 Bankside, Kidlington
Oxford OX5 1JE

t 01865 848488
f 01865 856940

www.vslandp.com

Notes
Office data based on transactions in excess of 3,000 sq ft NIA.
Industrial data based on transactions in excess of 5,000 sq ft GIA.
VSL Oxfordshire A34 Commercial Property Reports focus on the central Oxfordshire area and
excludes Banbury and Henley.

