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 n Reading is a leading commercial and economic town in 
Berkshire, 41 miles West of Central London, which has 
benefitted from substantial inward investment and will  
soon benefit from the opening of Crossrail.

 n Situated within a 3 minute walk of Reading Railway 
Station with Crossrail (Elizabeth Line) providing future  
direct routes to Central London.

 n Freehold.

 n Situated close to the Station Hill Development and in close 
proximity to Reading’s prime retail pitch on Broad Street. 

 n Let to Coral Estates Ltd and Time Trap Escape with a 
WAULT to expiry of 2.28 years.

 n The current overall rent passing is £64,833 per annum 
exclusive with the investment let off rebased rents. 
Coral have not activated their 2020 break clause and 
Time Trap Escape have recently regeared their lease.

 n Consented 4 flat development of the upper floors with 
landlord breaks to allow possession.

 n Our clients are seeking offers in excess of £1,000,000 (One 
Million Pounds), subject to contract and exclusive of VAT. 
A purchase at this level would reflect a net initial yield of 
6.13%, after allowing for purchaser’s costs of 5.75%.

INVESTMENT  
SUMMARY



LOCATION
Reading is a dominant regional retailing destination and is the largest economic and commercial 
centre in the south east, outside of London, located within Berkshire and Thames Valley.

The town is located 41 miles (66 km) west of Central London, 25 miles (40 km) south of Oxford 
and 18 miles (29 km) north of Basingstoke.

Reading benefits from excellent transports links, located at the eastern end of the M4 corridor 
adjacent to junction 10, 11 and 12 of the M4, which provides access to the M25 and wider UK 
motorway network. The A33 runs north from the M4 and provides access to the town centre.

Heathrow Airport is located 26 miles (42 km) east of Reading and Gatwick Airport is located 
56 miles (90 km) to the south east, both providing domestic and international flights.

Reading Railway Station is less than a 5 minute (0.1 mile) walk from the property. It is one of the 
busiest transport hubs in the UK with over 20 million passengers a year. In 2014 it underwent 
a major upgrade at a cost of £895m. The station connects Reading to London, Paddington, 
Birmingham and Cardiff with a direct service to Paddington every 10 minutes with a fastest journey 
time of 25 minutes. Network Rail is electrifying the Great Western Mainline between London, 
Oxford, Bristol and Cardiff which will improve journey times and capacity of this service.

The Elizabeth Line (Crossrail) is expected to be operational from Reading Station by 2021, allowing 
passengers to travel directly into Central London and beyond to a total of 40 stations without a 
need to change at Paddington. There will be up to 16 trains per hour to London with journey times 
set out below: - 
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Reading will benefit from a host of inward investment projects 
including major infrastructural improvements. The proposed 
major regeneration schemes such as Station Hill, a 3.5 acre 
site in close proximity to the train station and subject property, 
will include 935,000 sq ft of offices, 150,000 sq ft of retail and 
475 residential units.

In recent months Reading has seen further growth in the City 
Centre with the success of M&G’s Fordbury Place with Building 
No. 1 comprising 185,000 sq ft and it is now fully let to Scottish 
and Southern Energy (SSE). Thames Tower located adjacent to 
Reading Station has recently been refurbished and is attracting 
new occupiers including HSBC, BDO, Austin Fraser 
and Objective Corporation. 

Work on the Thames Quarter has also commenced which will 
comprise 315 apartments. The development is due to complete 
in 2021 and will be Readings first build to rent scheme. 
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Reading has a primary catchment population of 386,000 people, with the consumer 
base of the town estimated to be 319,000, ranking the town 17th of all Promis centres. 
It is one of the largest areas in the UK that does not have city status. Additionally, 
Reading is projected to see above average growth in population over the period 
2016-2021. Readings affluence is reflected in a significantly above average 
proportion of the most affluent AB social group and an under representation of 
the least affluent C2, D & E categories. 

Reading currently has an overall average house price of £361,730 which is similar 
to the previous year and an 8% increase since 2016 (Rightmove, 2019). It has been 
ranked as the second highest performing area for urban economic wellbeing in the 
UK, behind only Oxford, in PWC’s Good Growth for Cities report 2018. Furthermore, 
Reading has the highest average wages in the UK outside of London (Centre for 
Cities data, 2018).

Reading University is part of the highly regarded Russell Group and has an estimated 
student population of around 16,000. The University has risen for the third consecutive 
year to 29th in the UK in the Times Higher Education World University Rankings 2020. 
Many of the students opt to stay in the town after graduation due to the town’s robust 
jobs market and strong retail and leisure offerings. 

Reading is home to 13 of the world’s top 30 brands with major blue chip companies 
such as PepsiCo, Microsoft, and Oracle all having their UK headquarters in the town. 
Reading also serves as an important financial centre; The Prudential, Price Waterhouse 
Cooper, and Ernst & Young are all based there. Primark have also refurbished their UK 
headquarters located in the town, showing their continued commitment to Reading. 

There are also several large public sector employers such as the Borough Council, 
the University of Reading, Inland Revenue and Royal Berkshire NHS Trust.

DEMOGRAPHIC 
PROFILE



Reading continues to be one of the UK’s most important 
commercial centres and is the largest town in the Thames 
Valley corridor and ranks 11th on the PMA Anchor score 
and 24th on the PMA fashion score. 

The prime retailing within Reading is focused around the 
covered, Hammerson owned, Oracle Shopping Centre and 
the pedestrianised Broad Street, close to its entrance, where 
retailers such as John Lewis, Marks & Spencer, House of Fraser, 
Primark, Boots, H & M, Next, Apple and River Island are located. 
In addition to 700,000 sq ft of retail and leisure accommodation, 
The Oracle also offers a wide range of leisure operators and a 
multi storey car park providing approximately 2,300 spaces.

Broad Street Mall, which is located at the western end of Broad 
Street, offers a further 400,000 sq ft of retail and leisure space 
and key occupiers include TK Maxx, Wilko and New Look.

There will be a retail link known as Friar’s Walk, located where 
the former Friars Walk Shopping Centre once stood. The link 
will predominately be a retail street with modern residential 
accommodation above. Friars Walk will act as one of the main 
thoroughfares through the centre of Reading, connecting Friar 
Street to the Station Hill office/residential developments and 
the train station whilst also offering a route to Broad Street 
and The Oracle Shopping Centre. This will undoubtedly improve 
levels of footfall in this section of Friar Street and have a 
general positive impact on the Street.
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RETAILING  
IN READING



SITUATION
The subject property occupies a prominent position on 
Friar Street, close to its junction with Queen Victoria 
Street. Friar Street runs parallel to Broad Street and its 
location between the prime retailing throughfare and 
Reading train station allows the property to benefit 
from significant footfall, which is set to be boosted by 
the future delivery of the Crossrail and 1.2 million sq ft 
Station Hill mixed use scheme.
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DESCRIPTION
The property is of a brick construction and comprises 
a self-contained retail unit arranged over ground 
floor and basement with self-contained office 
accommodation on the first, second and third floors, 
accessed from Wiston Terrace. The property is serviced 
via the rear access from Wiston Terrace.  

The property is Grade II listed but is not in a 
conservation area.
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ACCOMODATION
The property comprises the following approximate net internal 
floor areas: - 

Coral Estates Ltd

Ground Floor Retail 1,735 sq ft 161.18 sq m

Ground Floor ITZA 864 units

Basement Ancillary 696 sq ft 64.66 sq m

Time Trap Escape (Offices)

First Floor 1,043 sq ft 96.90 sq m

Second Floor 445 sq ft 41.34 sq m

Third Floor 595 sq ft 55.28 sq m

Total 4,514 sq ft 419.36 sq m

Unit Tenant Rent £p.a. Start Expiry Rent Review Breaks

Retail Coral Estates Ltd 50,833 27/01/2017 28/01/2022 n/a 27/03/2020 (Mutual)

Office
Andrew Ingle & Katherine 
Falcon-Uff t/a Time Trap Escape

14,000 28/03/2017 27/03/2022 n/a 27/03/2021 (Mutual)

Total 64,833pa

TENANCY
The property is let in accordance with the tenancy schedule set out below, producing a current rent of £64,833 pa. 

We understand that Coral Estates trade well from the unit and have not served notice on their break clause effective 27/03/2020, 
whilst Time Trap Escape have recently regeared their lease which was due to expire on 27/03/2020.

TENURE
Freehold.  

RENTAL ANALYSIS
The rent passing for Coral devalues to a Zone A rate of £56 per 
sq ft, applying £3 per sq ft to the basement. It is our opinion 
that this unit is rack rented, as shown with the 2018 open 
market lettings of 27 Friar Street and 4 Cross Street at £57.97 
ZA and £54.05 ZA respectively.

Furthermore, the rent for Time Trap Escape devalues to £6.72 per 
sq ft, with comparable office rental values at c£15 - 20 per sq ft.



COVENANT 
STATUS

Coral Estates Ltd

Coral Estates Ltd is a subsidiary of Ladbrokes Coral Group Limited 
and specialises in estates management and property investment. 
The tenant trades as a Coral Betting shop which is recognised as 
one of the largest betting brands in the industry with 1,800 shops 
across the UK in addition to a strong online presence.  

The summary account information can be highlighted as follows:

26/09/2015  
GBP £

31/12/2016  
GBP £

31/12/2017 
GBP £

Turnover 20,311,000 24,238,000 11,680,000

Pre Tax Profit 2,496,000 4,382,000 3,416,000

Net Worth 25,719,000 31,437,000 34,771,000

The company has been given an Experian rating of 45 out of 100.

Time Trap Escape

Time Trap Escape was founded in June 2016 and specialises in 
escape rooms entertainment. The company has become a big 
success in the town since its incorporation and has even won 
the Pride of Reading Award, an industry recognised Golden Key 
Award. There is no credit history available for the company, they 
have been given an Experian credit score of 31 out of 100. 
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ASSET 
MANAGEMENT 
INITIATIVES

Planning permission (No. 191075) and listed building consent (No. 
191076) has been granted by Reading Borough Council for the  
following proposal:

‘CHANGE OF USE OF UPPER FLOORS OF PROPERTY 
FROM ESCAPE ROOM GAME PREMISES TO 
RESIDENTIAL USE IN THE FORM OF 4 NO. INDIVIDUAL 
APARTMENTS. PARTIAL DEMOLITION, INTERNAL 
RECONFIGURATION AND REFURBISHMENT OF THE 
EXISTING FABRIC WITH THE CREATION OF A NEW 
TWO STOREY ENTRANCE LOBBY AND STAIRWELL.’

The development must begin within three years from the date of the 
planning permission being granted (23/10/2019). The current lease 
for Time Trap Escape expires on 27th March 2022, however there is a 
Landlord option to break on 27th March 2021, enabling a perspective 
purchaser to bring forward plans for the redevelopment. 

The indicative sales value of the proposed flats is £1,160,000, based on 
three 2 beds and one 1 bed flat. Further information on the breakdown of 
value is available from this office. Separate self contained access to the 
upper floors is currently gained via the rear of the property off Wiston 
Terrace. The proposed plans indicate the access will need to be widened 
for the proposed residential entrance to incorporate a new two storey 
entrance, lobby and stairwell. Please see attached plans for a more 
detailed breakdown of the proposed development.

Indicative plans of the proposed development can be set out as follows:
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PROPOSAL
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a)  12-14 Queen Victoria Street, Reading 
(Leighton Holdings Limited) 
Freehold retail investment let to Leighton Holdings 
Limited on a 15 year lease expiring November 
2030 at £75,000 per annum. In addition, there are 
flats above that have been sold off on a long lease. 
The property was purchased in December 2018 at 
auction for £1,080,000 which reflected a net initial 
yield of 6.56%.

b)  27-29 Cross Street, Reading (Watches of Switzerland) 
Freehold retail investment let to Watches of 
Switzerland on a 10 year lease expiring in May 
2028 at a rent of £55,250 per annum. The upper 
floors comprised 6 residential flats sold off on 
long leases, producing a ground rent of £480 per 
annum. The property was purchased at auction in 
October 2018 for £825,000 which reflected a net 
initial yield of 6.40%.

c)  156-158 Friar Street, Reading (Betfred) 
Freehold retail investment let to Betfred on a  
10 year lease until October 2022 at £70,000 per 
annum. The property was purchased by a private 
investor in December 2017 at a Allsop auction for 
£935,000 reflecting a net initial yield of 7.08%.

 
 
d)  149-150 Friar Street & 2-4 Queen Victoria Street, 

Reading (Snappy Snaps & Others) 
Freehold retail investment with vacant office 
accommodation above, let on four separate 
tenancies with a WAULT of 8.24 years to expiry 
at a combined rent of £135,000 per annum. The 
property was purchased for £3.3m in 2017 which 
reflected a net initial yield of 5.47% on the retail 
assuming £195 per sq ft applied to the upper 
floors as per the quoting price.

We are instructed to seek offers for the freehold interest in excess of £1,000,000 (One Million Pounds), subject 
to contract and exclusive of VAT. A purchase at this level would reflect a net initial yield of 6.13%, after allowing 
for purchaser costs of 5.75%.

The sale price reflects a low capital value of £221 per sq ft.

The principal comparable evidence can be set out below:-

VAT
We understand that the property is elected for VAT and 
therefore VAT will be payable on the purchase price. It is 
envisaged that the sale will be dealt with as a Transfer Of  
a Going Concern (TOGC).

EPC
The property has an EPC rating of 
G. A copy of the EPC certificate and 
report is available from this office. 



Messrs. Jackson Criss for themselves and for the vendors or lessors of this property whose agents they are to give notice that: (i) the particulars are set out as a general outline only for the guidance of intending purchasers or lessees, and do not constitute, nor constitute part of, an offer or contract; 
(ii) all descriptions, dimensions, references to condition and necessary permissions for use and occupation, and other details are given in good faith and are believed to be correct but any intending purchasers or tenants should not rely on them as statements of representations of fact but satisfy 
themselves by inspection or otherwise as to the correctness of each of them; (iii) no person in the employment of Messrs. Jackson Criss has any authority to make or give any representation or warranty whatever in relation to this property. 102004. Designed by TCC 11/19.

For further information or to arrange an inspection of the property, please contact:

Mike Jameson BSc (Hons) MRICS 

020 7637 7100
mikej@jacksoncriss.co.uk

Philip Hay BSc (Hons) MRICS

020 7637 7100
phay@jacksoncriss.co.uk

https://www.tccommunications.co.uk/#1
https://www.jacksoncriss.co.uk/

