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Introduction and Findings

The performance of the UK industrial market is breaking numerous records, driven by 
occupiers expanding operations, eye-watering rental growth figures and investors betting on 
the long-term performance of the sector. 2021 saw an average rental increase of 8.7% (MSCI) 
for the whole industrial market, the highest growth in over 30 years (since August 1990). This 
was prompted by a record low supply of 18.1 million sq ft (units 100,000 sq ft-plus) triggered 
by a new record take-up of 50.7 million sq ft and a record annual share of online sales of 
29.1% in 2021, up from a share of 28.1% in 2020 (ONS). The investment market followed suit 
to post a new record £18.1 billion invested in 2021 (Property Data), 77.2% ahead year-on-year 
(y/y). Annual total returns for UK industrial assets reached 37%, the highest level since  
October 1989. 

 Average land value growth in the UK skyrocketed, reporting a record 71.5% annual   
 increase (from £1.98 million per acre to £3.39 million per acre) in January 2022 as  
 investors compete for sites and speculative space is let at a rapid pace.

 The average prime rent for large distribution warehouses (100,000 sq ft +) in    
 the UK rose by 15.6% (y/y) to £9.24 per sq ft.

 Similarly, the prime rent for smaller and multi-let units in the UK reached £12.36 per  
 sq ft, up 15.5% y/y. Prime rents for London industrial assets recorded a 25.4% annual  
 increase on average.

 Looking forward, prime warehouse rents will rise by 12.5% in 2022 and 8.5% in 2023. 
 
For an informal chat, please do not hesitate to get in touch with either myself or one of the team.
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Occupiers and  
Investors Challenges

Occupier challenges
• Finding the right warehouse space in a 

depleting supply environment remains 
very challenging.

• Increasing costs for the adoption of 
sustainable technologies (e.g. electric 
vehicles). 

Investor challenges
• Investing in net-zero warehouses while 

assessing current portfolio holdings.  

• Increased asset management costs to 
upgrade existing stock. Provision of 
energy-efficient lighting systems, water 
conservation measures, EV charging 
points, solar energy storage, etc.

Occupier challenges
• Creating a positive work environment 

for mental wellbeing.

• Work with landlords to improve the 
offering of on-site green spaces, cafés, 
fitness activities, etc. Finding the right 
stock remains a key challenge.

 Investor challenges
• Increasing construction costs to plan 

for better quality and more enjoyable 
working environment. 

• Often units within a logistics park are 
under different ownerships which 
makes it difficult to provide shared 
facilities for staff to relax and unwind.

More ESG regulations 
will be introduced 
which will further 
affect the sector. An 
example of this is that all 
rented non-domestic 
properties have to have 
an EPC ‘E’ rating or above 
from April 2023 and ‘B’ or 
above from 2030. 

Green Revolution

Competition for staff 
has become fierce 
and the pandemic has 
highlighted the need 
for a better work/life 
balance. 

Delivering Wellbeing

“

“Warehouse space in strategic locations, 
like ports, is key in a sector where demand 
outstrips supply. Ports support the supply 
chain in a unique way, providing multiple 
uses with access to people, power and 
property – ultimately building a stronger 
supply chain with greater resilience to meet 
customer needs. 
 

    Ian Henderson 
    Head of Property at  
    Associated British Ports (ABP) 

““Construction costs are one of the largest 
challenges when accommodating occupiers’ 
requirements as there is currently no 
price certainty. Consequently, inflation-
led clauses are being issued in contracts 
enabling all parties to recalibrate the deal 
ahead of construction.  
 

    Daniel Gallagher 
    Joint MD at Stoford Developments Limited
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Occupier challenges
• Occupiers need to act swiftly to secure a deal. Land 

values will continue to rise, while quoting rents are 
often increasing even during the initial negotiation 
process.

• Supply chain costs have risen, as have wages due to a 
shortage of workers. Ports are congested and we are 
witnessing increased demand for inland storage to 
mitigate disruptions.

Investor challenges
• Bidding at uncomfortable levels. It is not uncommon 

for an investment opportunity to trade between 10% 
and 30% above asking price in the regions. This range 
increases to 30% - 60% in London.

• Yields are at historic lows, hence core investors are also 
considering speculative funding to seek higher returns.

Occupier challenges
• Occupiers are location-sensitive to retain existing 

workforces while remaining close to customers. 

• A strong power supply is often required from day 
one, but in some instances, this can be a key ‘must-
have’ to ‘future-proof’ operations.   

Investor challenges
• Investor competition to acquire sites and assets has 

never been greater, buyers must also be mindful of 
power availability when assessing opportunities.

• Markets by definition are cyclical, hence it is 
imperative that investment decisions are taken 
considering a future market slowdown.

Increasing rents/land 
values, construction 
costs, logistics and 
labour costs will not 
dissipate in 2022.

The warehouse 
of the future will 
require more highly 
skilled people, 
power and a good 
pool of workers.

Inflationary Pressures  
and Chronic Lack of Stock

People and Power

“
“It is critical to have access to a skilled 

labour force, a robust power capacity from 
the grid and Grade A workspace which is 
attractive to both customers and investors. 
GLP places great importance on developing 
our buildings with sustainability at the 
forefront, including WELL principles, 
helping retain talent. 
 

    Bruce A Topley   
    Managing Director of GLP UK
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Occupier demand

National Market 
Leasing and Investment

As was widely anticipated, the emergence of 
Omicron resulted in a decline in economic activity 
in December, although the 0.2% m/m fall in GDP 
was milder than consensus expectations of a 0.6% 
drop. Covid-sensitive sectors such as hospitality 
and retail saw the largest negative impacts 
of new consumer caution, while the “Booster 
Campaign” and “Test and Trace” service partially 
offset the negative impact on GDP. February’s 
Flash Composite PMI rose to 60.2, representing 
a significant improvement on January’s 54.2 and 
suggesting that the disruption caused by the 
Omicron variant was only short-lived. The data 
also pointed to a third successive pick-up in 
business expectations which was attributed to a 
strong recovery in client demand and long-term 
expansion plans. 

Although pressure on household incomes will 
intensify this year, high levels of household 

savings accumulated during the lockdowns in 
the past two years should support consumer 
spending. The inflation surge that the UK is 
experiencing is not unexpected. Forecasting 
houses expect a peak in Q1 or Q2 of between 6% 
to 8%. It could go higher and last longer given 
unfathomable geopolitical factors. The Bank of 
England (BoE) expects inflation to peak at over 
7% in the spring and to move back towards the 
2% target in two years’ time. There is very little 
doubt that GDP growth will slow from the 7.5% 
rate recorded in 2021, with most independent 
forecasters expecting 2022 growth of between 4% 
and 5%. To combat inflation, the Bank of England 
will continue to raise interest rates, possibly to 
1.25% by the end of this year and 2% by the end  
of 2023 (Capital Economics, February 2022).  
(Data as of 8 March 2022).

The unceasing occupier appetite for warehouse 
space resulted in record-breaking take-up of 50.7 
million sq ft, up 3.4% y/y. This buoyant activity 
carried on from last year as occupiers continue 
to work on optimising their supply fulfilment 
operations and consumer expectations around 
timely deliveries remain unchanged.

Flight-to-prime is a key theme of the market as 
efficiency savings and ESG requirements are 
increasingly becoming key must-haves from a 
wider range of occupiers, particularly for global 
businesses which can amortise costs over a longer 
period of time. As a result, 72% of total take-up 
was for new units (speculatively developed units 
31%/purpose-built units 41%) amounting to a total 
square footage of 36.3 million sq ft. It is worth 
noting that the share of take-up for purpose-built 
warehouses (41%) is at the lowest level since 2014 
as occupiers race to secure space. Conversely, 
take-up for speculative space (31%) was the 
highest since 2011.

Similarly to what was witnessed in 2020, the 
sector in 2021 saw occupier demand for large/
mega hubs increase with 31 units larger than 
400,000 sq ft being taken up, compared to 28 
in 2020 and the five-year average of 15 for the 
period 2015-2019. Interestingly, on the other 
side of the spectrum, 2021 saw 148 units sized 
in-between 100,000 sq ft and 299,999 sq ft taken 
up, a 23.3% y/y increase and 55% ahead of the 
five-year annual average.  

In terms of demand by business types, Amazon 
continued its quest to dominate the online 
retail market and accounted for 28.3% of total 
take-up, up from the 24.8% share recorded in 
2020. However, Amazon was not the only pure-
online player taking space in the UK. Collectively, 
e-commerce businesses’ take-up accounted for a 
share of 42.8% (32.8% in 2020), followed by Third 
Party Logistics providers (3PLs) at 26.2% (29.6% 
in 2020)  and the Manufacturing sector at 15.3% 
(12.7% in 2020). Consequently, direct warehouse 
space acquired by general retailing accounted 
for 11%, down from the 18.5% share recorded in 
2020. These figures clearly highlight the seismic 
shift that the sector is experiencing.

The market continues to see an increased number 
of occupiers which is contributing to this boom 
in demand and it is a direct consequence of the 
increased e-commerce penetration. A couple 
of examples of this includes: the e-fulfilment 
3PL, Super Smart Services, taking a total of 1.23 
million sq ft of warehouses sized 100,000 sq 
ft-plus across nine units in 2020/2021 (six units 
in 2021) and JD.com acquiring the speculatively 
developed GLP’s 126,242 sq ft MPS2 warehouse at 
Magna Park North.  Similarly, the online fulfilment 
provider and wholesaler MH Star acquired 1.2 
million sq ft of space (across six units) in 2021.

Economic outlook

Figure n. 1 - National take-up (m sq ft)

Source: Colliers / Note: Occupier deals 100,000+ sq ft
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Supply and rents
Given the extraordinary demand that we have 
witnessed over the past two years, the UK logistics 
market is running out of space. Our Q4 availability 
figures reached the lowest level on record at 18.1 
million sq ft, down 34% y/y. This equates to a 
vacancy rate of 3.1% with the market exhibiting 
circa seven months’ worth of supply.

Investors and developers continue to capitalise 
on this landlord-favourable supply/demand 
imbalance and our study shows that 11.1 million 
sq ft of speculatively built supply of 100,000 sq 
ft+ completed in 2021, up 49% y/y. However, 
75% of this speculatively developed space had 
either been already let or was under offer by the 
beginning of January 2022. The UK needs more 
space to fuel businesses expansion and, while it 
is still early to project, we are aware that circa 18 
million sq ft of space could potentially complete 
by the end of 2022. Some of this space will 
naturally slip in to 2023, while some more space 
will be announced in Q1/Q2 2022.

If you reduce the amount of stock available in a 
strong occupier environment, rental growth will 
certainly be strong. This was certainly the case 

in 2021 when the sector witnessed rents rising 
across the board for secondary and prime space. 
As reported by MSCI, 2021 saw an annual rental 
increase of 8.7% for the whole industrial market, the 
highest growth in over 30-years (since August 1990). 

As reported by the Colliers’ UK Industrial Rents 
Map – January 2022, average land value growth 
in the UK sky rocketed, reporting a record 71.5% 
(from £1.98 million an acre to £3.39 million an 
acre) annual increase in January 2022 as investors 
competed for sites and speculative space was at 
a rapid pace. The average prime rent for large 
distribution warehouses (100,000 sq ft +) in the 
UK rose by 15.6% (y/y) to £9.24 per sq ft. Similarly, 
the prime rent for smaller and multi-let units in 
the UK reached £12.36 per sq ft, up 15.5% y/y. 
Prime rents for London industrial assets recorded 
a 25.4% annual increase on average. 

Figure n. 2 - National supply (m sq ft)

Source: Colliers / Note: Units 100,000+ sq ft
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Figure n. 3 - Speculative deliveries and planned completions (m sq ft)

Source: Colliers / Note: Units 100,000+ sq ft
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The pandemic and the consequent rise of 
occupier demand turbo-charged investment 
activity across standard industrial and distribution 
warehouse assets to a record £18.1 billion in 2021 
(Property Data). These figures were 77.2% ahead 
y/y while eclipsing the previous high of £11 billion 
recorded in 2017. Buyers continue to be drawn 
in by strong rental growth as well as further yield 
compression that the sector has to offer.

This record activity resulted in the industrial 
sector accounting for a record 28.1% of total UK 
investments, significantly ahead of the five-year 
annual average of 15.6%. There is increased buyer 
appetite to deploy capital at scale and this was 
witnessed last year when eight large portfolios 
traded at a cumulative value of £3.6 billion. The 
largest of these was Blackstone Real Estate‘s 
purchase of the Asda portfolio (dubbed Project 
Alaska) for £1.7 billion, reflecting a circa 4% net 
initial yield (NIY).

Amongst the top three investors in terms of 
capital deployed, Blackstone purchased a total of 
£3.2 billion worth of UK industrial assets, followed 
by LondonMetric Property Plc deploying £640 
million and BentallGreenOak spending £534 
million. Consequently, the share of overseas 

investment reached a new record level and 
accounted for 49.4% of total spent.

This strong demand for investment assets took 
the UK industrial net initial yield to 3.56%. This 
showed a compression of 65 basis points (bps) 
y/y and drove total returns to 37%, which was the 
highest level since October 1989.

London and South East assets are witnessing 
the sharpest yields with national distribution 
warehouses recording the strongest annual 
yield compression of 100bps to a 3.8% NIY in 
December 2021. Total returns for industrial assets 
reached 43.5% in London compared to 36.5% in 
the South East and 32.7% for the rest of the UK.

It is worth noting that prime equivalent yields for 
long-income opportunities (20-year plus) outside 
of London are currently in-between 3% and 
3.25%; 15-year income between 3.5% and 3.75% 
while 10-year income is often priced between 
3.75% – 4%, depending on covenant strength and 
unit specifications. It is commonplace for assets 
in Greater London to trade at prices reflecting 
very keen net initial yields of 2-3%, with investors 
seeking to undertake value add opportunities in 
the short-medium term (i.e. crystallise reversions 
or re-develop on expiry). 

Investment

Source: Property Data

Figure n. 4 – Industrial investment volumes (£ ‘000)
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Figure n. 5 – MSCI Industrial Net Initial Yields
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E-commerce and the rise in consumerism are 
dramatically transforming the industrial and 
logistics market. Technological advances and 
changes in consumer preferences have been 
driving demand for warehouse space to new 
highs, creating the perfect storm in the sector. 
The latest online figures from the Office for 
National Statistics (ONS) confirm this trend when 
annual online sales as a share of total retail sales 
reached a new record-high of 29.1% in 2021. 
November and December figures also posted 
strong readings when assessing the UK appetite 
for online spending as they came in at 30.1% and 
27.7%, respectively. While it is appreciated that an 
attentive analyst will question this analysis, due 
to seasonal affects occurring at the end of the 
year, it is worth mentioning that November and 
December 2019 figures reached shares of 21.6% 
and 21.4%. Therefore, the data seems to suggest 
that the pre-pandemic consumer spending 
behaviour has been altered for good. This means 
that supply chains will continue to struggle to 

keep up with this strong demand for e-commerce 
deliveries and take-up is expected to remain high 
as occupiers expand their distribution networks.

The UK industrial market witnessed the lowest 
supply level (warehouses 100,000 sq ft-plus) on 
record in Q4 2021 and although there is circa 
18 million sq ft of speculative space that could 
complete in 2022, we believe the market will 
remain under-supplied for the rest of 2022 at the 
very least. Developers and funds will be hesitant 
to agree a set rent well in advance for pre-lets on 
purpose-built projects as the market continues 
to move fast and increase in construction costs 
are creating further inflationary pressures on 
rents. Therefore, we forecast prime warehouse 
rental growth of 12.5% for 2022 and 8.5% for 
2023. Given the strong occupier market, investor 
appetite will not wane and this will result in 
further mild equivalent yield compression over 
the first half of the year, before pricing can start 
normalising. 

Outlook

Source: Office for National Statistics, Colliers, Oxford Economics

Figure n. 6 - Online retail sales
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“Prime warehouse rental growth will reach 
12.5% this year and 8.5% in 2023.”
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Demand for warehouse space 100,000+ sq ft in the London and 
South East market reached a new record of 9.2 million sq ft in 2021, 
up 16.4% y/y as occupiers raced to secure space. When activity is 
analysed within the national context, take-up in the wider South East 
market (including London) accounted for a national share of 18.2%, 
the second largest share after the Midlands (38.8%).

3PLs and retail related businesses continued to be the main drivers 
of activity last year. In terms of pure online players Amazon acquired 
more than 2 million sq ft of space across 13 warehouses in the market; 
Made.com agreed a pre-let for 387,000 sq ft of space at London 
Gateway Logistics Park; Ocado took the speculatively developed unit 
at Panattoni Park Luton (346,132 sq ft) and the online food delivery 
company, Getir, acquired three units totalling 110,925 sq ft at Waltham 
X in Waltham Cross, London. 

Elsewhere, Colliers advised on high-profile deals including IKEA taking 
the speculatively developed Powerhouse 450 (450,000 sq ft) unit in 
Dartford prior to completion in August. Tritax Symmetry disposed 
of two units of 198,750 sq ft and 144,800 sq ft to the electric vehicle 
manufacturer, Arrival, at Central M40 Banbury, while Ideal Bathrooms 
and Tutti Bambini agreed to pre-let two speculatively developed 
warehouses of 108,587 sq ft and 77,307 sq ft at Baytree Milton Keynes. 
Furthermore in London, Colliers also let the entirety of the speculative 
SEGRO Park Enfield scheme (49,171 sq ft, 65,806 sq ft, and 117,476 sq 
ft) to Netflix.

In terms of supply, the London and South East market had 4.3 million 
sq ft in Q4 2021 representing circa seven months’ supply. This figure 
also include speculative space marketed for completion in Q1 2022.  
To put this data into context, 2021 saw the delivery of 3.8 million sq 
ft of speculative space, but only a handful of units either remained 
available or were not under offer by the middle of January this year.

The London and South East markets continue to be characterised by 
a lack of development sites which is driving land values to new record 
levels. If we look at the growth of the average land value in the South 
East, this rose by 60.5% (y/y) in January 2022 from £1.6 million per 
acre to £2.5 million per acre. London values witnessed even stronger 
average growth of 79.9% (y/y) from £3.9 million per acre to £7.1 million 
per acre in January 2022. Key land transactions include Trammell Crow 
paying approximately £2 million an acre for 19 acres in Milton Keynes; 
Panattoni paying circa £3.7 million an acre for 10 acres in Crawley and 
Bridge Industrial purchasing 2.6 acres in Croydon for approximately 
£5.7 million an acre. 

Rents are also rising with the latest MSCI data showing an average 
annual rental growth of 13% for London and 7.9% for the South East 
in 2021. Looking into 2022, we expect a continuation of these market 
dynamics with strong rental growth and increasing demand for 
good quality units within London and the South East.  Occupiers will 
continue to struggle to fulfil their requirements and some will become 
less location-sensitive, given the rising rents and lack of availability.

William Bellman
+44 7881 553 904
william.bellman@colliers.com

James Haestier
+44 7818 038 009
james.haestier@colliers.com

Akhtar Alibhai
+44 7909 684 801
akhtar.alibhai@colliers.com

Tim Harding
+44 7860 180 328
tim.harding@colliers.com

Georgia Pirbhai
+44 7599 533 143
georgia.pirbhai@colliers.com

Chris Ridgway
+44 7881 916 887
chris.ridgway@colliers.com

Matthew Webb
+ 44 7513 135 330
matthew.webb@colliers.com

Investment

Michael Kershaw 
+44 7834 083 126
michael.kershaw@colliers.com

For more information  
please contact:

Agency

Business Space  
Lease Advisory

Rating

London & South East

Occupier Market
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Central M40, Banbury (Two units of 198,750 sq ft and 144,800 sq ft)
Occupier | Arrival Landlord | Tritax Symmetry

SEGRO Park Enfield, London (Three units: 49,171 sq ft, 65,806 sq ft and 117,476 sq ft)
Occupier | Netflix Landlord | SEGRO

Colliers’ occupational highlights

Period Address /  
Site

Sale price -  
£m (NIY) Buyer Seller Notes

Q4 2021 Panattoni Park, 
Luton 

£102.5m
(c.3%)

Realty Income  
Corporation Panattoni

Warehouse let to Ocado 
on a new 20-year lease 
with CPI-linked uplifts.

Q4 2021 Festival 57, 
Basildon 

£14.7m
(3.35%) Confidential Clearbell

Warehouse let to Xpand 
Logistics with an unex-
pired term of 8 years with 
RPI-linked uplifts.

Q1 2022 Gemini Business 
Park, Beckton

£155m
(2.10%) Valor abrdn

Reversionary asset with a 
WAULT of 5.8 years to ex-
piry (3.9 years to break).

Key investment transactions

Industrial assets in London and the South East 
continued to remain high on investors’ wish lists 
with competition as high as ever due to the lack of 
development land and strong occupier demand. 
2021 total investment volumes in London and 
the South East reached record volumes of £2.4 
billion (+137% y/y) and £2.2 billion (+142% y/y), 
respectively. Amongst some of the key deals in the 
South East, Colliers advised a confidential buyer 
on the acquisition of 56,953 sq ft of single-let 
warehouse at Festival 57 in Basildon while Realty 
Income Corporation purchased a speculatively 
developed 364,132 sq ft unit at Panattoni Park, 

Luton. The unit was let in Q4 last year to Ocado on 
a new 20-year lease with CPI-linked uplifts and set 
a benchmark level at around 3% net initial yield. 
In London, Valor acquired in January 2022 Gemini 
Business Park in Beckton (14 buildings) for £155 
million at a net initial yield of 2.1%.  

Yields are at historic lows with the MSCI net initial 
yield for London industrial assets compressing by 
61.2 bps to 2.69% (NIY) in December 2021, while 
South East assets recorded a NIY of 3.35% (-56 bps 
y/y).  Annual total returns as a result reached 43.5% 
in London and 35.5% for assets in South East.

Investment

Powerhouse 450, Dartford (450,000 sq ft)
Occupier | IKEA Landlords | Bericote/Tritax Big Box
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Patrick Rosso
+44 7825 571 048
patrick.rosso@colliers.com

Isa Naeem
+44 7889 432 972
isa.naeem@colliers.com

Michael Kershaw 
+44 7834 083 126 
michael.kershaw@colliers.com

For more information  
please contact:

Agency

Investment

West London

The wider West London market remains a key UK hotspot for 
industrial occupiers who operate in London. Amongst some of the 
most notable deals of 2021, DPD took an assignment of 112,298 sq ft 
at Colnbrook 112 in Slough, Ocado expanded operations at Segro Park 
Origin in Park Royal when taking additional 52,806 sq ft at the scheme, 
and the data centre provider, Global Technical Realty, agreed phased 
pre-lets of two purpose-built units of 132,575 sq ft and 268,136 at 
Slough Trading Estate, to name a few.

Elsewhere, Colliers was involved in several lettings which included the 
10-year lease of Unit 2 Southern Approach (70,261 sq ft) in Feltham 
to Hermes; the letting of the refurbished Unit E Premier Park in Park 
Royal (45,787 sq ft) to The Big RD Ltd and the pre-let of Unit 4 Segro 
Park Hayes (97,600 sq ft) to Japan Food Centre in Q1 2021. Supply 
of industrial land and existing units in West London core locations is 
scarce due to the current occupational supply/demand imbalance. 
Segro is developing the four-unit scheme, Segro Park Hayes, which is 
scheduled for practical completion in May. However, the remaining 
three units are already under offer. 

Across Greater London, average prime rents have risen by 78.5% 
over the five-year period 2016-2021 but this growth accelerated 
dramatically in 2021 when the average prime rent reached £22.30 
per sq ft in December, up 25.4% y/y. The West London market is 
witnessing similar market dynamics with headline rents for units of 
between 40,000 – 100,000 sq ft at around £21 per sq ft to £25 per sq 
ft, depending on size and unit specification. In some instances, for 
example new build units in West London, subject to size and location, 
headline rents have reached circa £30 per sq ft. 

To conclude, we expect demand to remain elevated with further 
anticipated rental growth. In addition, stock will remain scarce which 
will prompt some occupiers to look further afield to secure space.

Occupier Market

Supply of investable stock in the wider West London market remains 
scarce. As a result, following a competitive bidding process, the limited 
amount of investment opportunities becoming available are trading 
well above asking price. Consequently, prime equivalent yields have 
moved in from 3.75% and are now at around 3.00%. 

A few examples of this include Aviva’s purchase of two reversionary 
warehouses (Rock & Roll) totalling 58,684 sq ft in Park Royal for £41.03 
million (2.49% NIY) from Aberdeen Standard Investments and Segro 
buying Matrix Park in Park Royal as part of property swap transaction 
with Schroders (£140 million/2.5% NIY). The most eye-watering deal 
of the year occurred when GLP acquired the highly reversionary with 
development potential, 12 Waxlow Road scheme in Park Royal (41,781 
sq ft) for circa. £51.05 million at a NIY of 1.05%. Looking forward, 
considering our rental growth predictions, we expect a continuation of 
this strong investor appetite for well-located investment opportunities.

Investment

Unit 2 Southern Approach, Feltham (70,261 sq ft)
Occupier | Hermes Parcelnet Landlord | SEGRO

Unit E Premier Park, Park Royal (45,787 sq ft)
Occupier | The Big RD Ltd Landlord | SEGRO

Colliers’ occupational highlights

Period Address /  
Site

Sale price -  
£m (NIY) Buyer Seller Notes

Q4 2021 12 Waxlow 
Road, Park Royal

£51.05m 
(1.05%) GLP

Oxford  
University  

Endowment 
Fund

Let to AFM Group Ltd with an 
unexpired term of 1.8 years. 
Highly reversionary rent and 
development potential. 

Q4 2021
Rock & Roll, 

Waxlow Road, 
Park Royal

£41.03m 
(2.49%) 

Aberdeen  
Standard  

Investments
 Aviva

Reversionary asset majority 
let to Garden Campus Ltd 
with a WAULT of 14.2 years to 
expiry (9yrs to break).

Q4 2021 Matrix Park, 
Park Royal

£140m 
(2.50%) SEGRO Schroders

Multi-let estate (256,000 sq 
ft) plus development land (14 
acres) with a WAULT of circa 5 
years to expiry. 

Key investment transactions

SEGRO Park, Hayes (97,600 sq ft)
Occupier | Japan Food Centre Landlord | SEGRO

Chris Ridgway
+44 7881 916 887
chris.ridgway@colliers.com

Matthew Webb
+ 44 7513 135 330
matthew.webb@colliers.com

Business Space  
Lease Advisory

Rating
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For more information  
please contact:

Agency

Tom Watkins  
+44 7917 093 167 
tom.watkins@colliers.com

Alex Van Den Bogerd
+44 7902 702 882
alex.vandenbogerd@colliers.com

South West &  
South East Wales

The underlying fundamentals of the market in the South West and 
South East Wales remain strong; in particular supply levels are at 
an all-time low and with speculative development very limited in 
the regions, occupiers are competing aggressively for the available 
stock.

Pent up demand is evident for industrial/warehouse space, 
and whilst the pandemic initially slowed the sector, we have 
experienced a substantial resurgence as occupiers are having to 
quickly adapt and evolve their supply chain in response to the 
growing online sales market, considering options within a much 
wider search area, so long as they have good transport links and 
road communications.

The largest deal of the year occurred when Amazon took the 
comprehensively refurbished warehouse WA316 Western 
Approach in Avonmouth, Bristol. The developer Logicor completed 
refurbishment works in March 2021 with Amazon taking the unit 
in April/May. Amongst other deals of 2021; the American online 
retail giant also pre-let 118,000 sq ft warehouse with an adjoining 
multi-storey van storage deck at Centre Seven in Barnwood, Pro-
Cook agreed to take additional 167,000 sq ft at St Modwen Park 
Gloucester for a purpose-built warehouse and Oxford Instruments 
pre-let 107,660 sq ft facility at Central Approach in Bristol on a 20-
year lease at a rent of £7.45 per sq ft from Trebor Developments/
Hillwood.

According to the IAS Western Branch, total occupier take-up for 
the year 2021 equated to 2.6 million sq ft sold or let across 184 
transactions. As a comparison, this is an increase of 13% on 2020, 
which recorded 2.3 million sq ft across 163 transactions. Take-up 
has seen an increase y/y for the past four years, and we predict 
this trend will continue as demand for good quality space in the 
region remains high, despite the threat by the lack of Grade A stock; 
there are only two Grade A warehouses larger than 100,000 sq ft 
immediately available in the Bristol and South East Wales region 
– (Unit 1 St Modwen Chippenham, 106,200 sq ft and Bristol 360, 
360,926 sq ft). 

Looking ahead, this imbalance between supply and demand looks 
set to continue with limited new units in excess of 100,000 sq ft 
identified in the pipeline, so this will result in further rental growth 
for units of this size. It is plausible to see rents breaching the £7.5 
per sq ft in prime locations around Bristol for units sized circa 
100,000 sq ft, while for larger warehouse we expect prime rents 
being agreed between £7.00 per sq ft and £7.50 per sq ft.

Occupier Market

Amy Bracey
+44 7836 520 239
amy.bracey@colliers.com

Daniel Johnstone
+44 7856 743 382
daniel.johnstone@colliers.com

Business Space  
Lease Advisory

Rating

For more information  
please contact:

Richard Coombs
+44 7795 652 030 
richard.coombs@colliers.com

Investment
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Colliers’ occupational highlights

Period Address /  
Site

Sale price -  
£m (NIY) Buyer Seller Notes

Q2 2021
Rockingham 

Gate, Cabot Park, 
Bristol

 £15m  
(4.14%)

PITCH  
(Mayfair 
Capital)

Orchard Street

Multi-let scheme 
(104,118 sq ft) with a 
WAULT to break of 3.9 
years. Built in 2000.

Q2 2021

Central 
Approach, 

Avonmouth, 
Bristol

£20.6m  
(3.65%) AXA IM  Hillwood

“Off market” funding. Let 
to Oxford Instruments 
Plc. for 20 years with RPI 
rent reviews.

Q2 2022

Accolade Wines,  
Accolade Park, 

Avonmouth, 
Bristol 

£90m
 (5.1%)

Tritax Big Box 
REIT Plc

A consortium of 
South Korean  
institutional  

investors

“Off market” deal. 13 
years unexpired. 870,000 
sq ft warehouse.

Key investment transactions

In the South West, investors purchased £453 
million of industrial assets, the third highest 
volumes on record while this was 7% ahead of the 
five year annual average of £423 million. Investor 
appetite for industrial assets drove annual total 
returns to 31.7% in Q4 2021 and resulted in an 
average NIY of 3.9% (MSCI), a compression of 93.5 
bps when compared to Q4 2020.

Investor demand for secured, long-let 
opportunities remains strong as highlighted by 
AXA IM’s £20.6 million forward funding agreement 
to develop a 107,660 sq ft warehouse at Central 
Approach, Avonmouth in Bristol. The unit was 
pre-let last year to Oxford Instruments Plc for 
20-years with RPI-linked rent reviews. With 
regards to multi-let schemes, PITCH (Mayfair 

Capital) acquired for £15 million, at a NIY of 4.14%, 
a secondary multi-let scheme totalling 104,118 
sq ft. The four-unit property provides a WAULT 
of 4.7 years to lease expiries and 3.7 years to 
tenant break options at a low average passing 
rent of £6.70 per sq ft. Moreover, Orchard Street 
(St. James Place) purchased the multi-let scheme, 
City Business Park in Bristol for £30.1 million at an 
equivalent yield of 3.4% in December last year.

Looking forward, we expect these market 
dynamics to continue with further yield 
compression over the first half of the year. 
However, this will not be as sharp as it was 
witnessed in 2021.

Investment

Units 1A/C, 2 & 3 Exeter Trade Park, Exeter
Occupiers | Selco Trade Centres, Easy Bathrooms and Ferarri’s Piston Services
Landlords | Graftongate/Paloma Capital

Symmetry Park Gloucester (118 acres)
Purchaser | Tritax Symmetry Seller | Private individual

Land in Magor, South East Wales (9.5 acres)
Purchasers | Cubex/Fiera Real Estate Seller | Private individual
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Agency

Simon Norton 
+44 7552 037 631
simon.norton@colliers.com

Charlie Andrews
+44 7902 709 533
charlie.andrews@colliers.com

Tom Arnold
+44 7880 091 416
tom.arnold@colliers.com

Sam Robinson
+44 7825 437 213
sam.robinson@colliers.com

John Hanson
+44 7825 251 894 
john.hanson@colliers.com

Investment

For more information  
please contact:

Midlands

Demand for distribution warehouses in the Midlands increased to 
a record take-up of 19.7 million sq ft (units 100,000+ sq ft) in 2021. 
This is up 9.4% on the previous record in 2020. When compared to 
national activity, the region accounted for 38.8% of national take-
up, relatively in line with the 2020’s data of 36.7%. If we analyse 
activity for the West Midlands and the East Midlands, take-up 
reached 7.3 million sq ft and 12.3 million sq ft, respectively.

Occupiers are increasingly targeting Grade A space and the region 
witnessed 66% of total take-up for new space, equally split between 
speculatively developed and purpose-built warehouses. Demand 
for bigger buildings is becoming more dominant and we have a 
seen a record amount of space, totalling nearly 10 million sq ft, 
taken up in the 400,000 sq ft plus size band. This is 66% ahead of 
the five-year average. 

3PLs and e-commerce related businesses remained extremely 
acquisitive with the growth of demand stemming from the change 
in consumer behaviour. Another growing trend is the increasing 
demand from Asian businesses. This was witnessed when Furnolic, 
which specialises in homeware, took their first warehouse in the 
UK by agreeing a 10-year lease at DC8 Prologis Park Ryton (147,300 
sq ft).  Furthermore, the Chinese 3PL JD.com (advised by Colliers) 
took 126,242 sq ft at MPS2, Magna Park South, Lutterworth at the 
beginning of the year.

Other key deals included Super Smart Services taking a total of 
950,827 sq ft of space across eight units; Amazon agreed to lease 
the speculatively developed unit at MPS1 Magna Park South in 
Lutterworth (746,478 sq ft); Ball Corporation pre-let a purpose-built 
unit at SEGRO Park Kettering (c. 600,000 sq ft) while Ceva Logistics 
exchanged contracts to build 615,000 sq ft at Segro’s East Midlands 
Gateway.  Elsewhere, Colliers let, on behalf of Staples Solutions, 
Rockingham 528 (528,108 sq ft) in Corby to Wincanton, disposed 
unit T118 (118,750 sq ft) to Box Ltd at St Modwen Tamworth and 
unit T321 (321,343 sq ft) to Winit, to name a few. 

On the supply side, the market is experiencing a supply crunch 
with only 4.5 million sq ft available, down 57% y/y. This figure is 
worryingly low and equates to 3.6 months’ of supply. Given the 
strong supply/demand imbalance, rents in the Midlands are being 
pushed on from the £6.75 per sq ft - £7 per sq ft levels for large 
distribution warehouses, with schemes beginning to quote upwards 
of £7.75/£8 per sq ft in prime locations within the Midlands’ Golden 
Triangle including Birmingham, Lutterworth, Northampton and 
Leicester. Smaller industrial assets in Birmingham and Solihull are 
reaching rents of £8.25 per sq ft.

Occupier Market

Tarquin Murray-Holgate
+44 7881 914 875
tarquin.murray-holgate 
@colliers.com

Peter Gould
+44 7825 534 677
peter.gould@colliers.com

Business Space  
Lease Advisory

Rating
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Colliers’ occupational highlights

Period Address /  
Site

Sale price -  
£m (NIY) Buyer Seller Notes

Q4 2021
Final  

Precision Park,  
Leamington Spa

£95m 
(2.42%) abrdn  Canmoor

Two units totalling 380,139 
sq ft with a WAULT of 9.54 
years to expiry.

Q4 2021 Lyons Park,  
Coventry

£38.1m 
(3.21%) Confidential  Goodman

Five units totalling 215,224 
sq ft. Highly reversionary 
assets with a WAULT of 6.8 
years to expiry. 

Q2 2021
Brackmills  
Trade Park,  

Northampton

£15.6m 
(3.81%)

Mayfair
(Pitch)  M&G

Modern trade block total-
ling 66,317 sq ft, providing 
a WAULT of 10 years to 
expiry. 

Key investment transactions

Investment volumes in the Midlands reached £3.1 
billion in 2021 and eclipsed the previous record high 
of £1.6 billion reported in 2020.  Investment activity 
was similarly buoyant across the West Midlands 
(£1.3 billion) and the East Midlands (£1.8 billion) 
as buyers seek to capitalise on the record-low 
supply and record-high demand those regions are 
experiencing. 

The key investment deal of 2021 occurred when 
Aberdeen Standard Investment acquired the 
speculatively-built 532,500 sq ft warehouse Hinckley 
532, from IM Properties, for £103 million at a NIY 
of 3.1%. The unit was let to Amazon on a 20-year 
lease at the beginning of 2020. Amongst other 

deals, a confidential investor purchased the five-unit 
scheme Lyons Park in Coventry, totalling 215,224 sq 
ft, for £38.1 million at a reversionary NIY of 3.21%, 
while Canmoor sold two units (380,139 sq ft) at 
Final Precision Park in Leamington Spa to Aberdeen 
Standard Investment for a sum of £95 million at a 
2.42% NIY.

In 2022, we expect an increasing pool of investors 
looking to increase their industrial portfolio 
allocation weighing towards the Midlands to capture 
the expected strong rental growth and increased 
occupier demand for national mega-hubs.

Investment

Rockingham 528, Corby (528,108 sq ft)
Sub-tenant | Wincanton          Tenant | Staples Solutions

T118 St. Modwen Park, Tamworth (118,750 sq ft)
Occupier | Box Ltd Landlord | St. Modwen

Magna Park South, Lutterworth (126,242 sq ft)
Occupier | JD.com Landlord | GLP
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James Preston
+44 7740 542 207
james.preston@colliers.com

Agency

Investment

Supply Chain

For more information  
please contact:

Chris Evans
+44 7799 587 230
chris.evans@colliers.com

John Sullivan
+44 7702 908 353
john.sullivan2@colliers.com

Nathan Khanverdi 
+44 7594 091 365
nathan.khanverdi@colliers.com

Chris Ward
+44 7824 412 131 
chris.ward@colliers.com

North West

Occupier demand for distribution warehouses of 100,000+ sq ft 
remained very strong in the North West and reached 6 million sq ft, 
just a touch lower than the record 6 million sq ft recorded in 2020 
and 42% ahead of the five-year annual average.  When analysing 
take-up by unit type, the region saw 65.3% of take-up on new units 
(40.1% for speculatively developed units and 25.1% for purpose-
build units), and 34.8% for second-hand units. 

Amazon was very acquisitive and agreed several lettings in the 
region; 650,000 sq ft at K800 site in Knowsley; 216,000 sq ft at 
Kinsway216 in Rochdale; Unit 2 & 3 Mountpark Omega Mountpark 
(203,000 sq ft and 225,000 sq ft); Venus 217, in Knowsley and Unit 
F2G Multiply Logistics North (149,000 sq ft). Elsewhere, AO.com 
agreed the pre-let of Crewe 305 (305,000 sq ft) at Panattoni Park 
Crewe and UPS took the newly developed 280,700 sq ft warehouse 
at Panattoni Park, Bolton.

Supply in the region is at a very critical level with only 1.7 million sq 
ft available, however as of the end of 2021, nearly half of this space 
was either under offer or due to complete in Q1 2022. Only three 
Grade A units are available and one of these units is Super W 
in Warrington (245,000 sq ft) developed by Tungsten/British 
Airways Pension Fund, which Colliers is marketing. In terms of new 
availability, our records show that a total of 3.8 million sq ft was 
under construction and marketed for completion in 2022. 

This high level of demand, in a depleted supply environment has 
caused strong rental growth with annual prime average rental 
growth reaching 11.2% in January 2022. In 2023, we will see more 
rental growth with developers likely to guide between £8 per sq 
ft and £8.25 per sq ft for the best products (100,000 sq ft-plus ) 
around Manchester and Warrington.

According to Property Data, industrial investment in the region broke 
the one billion pound mark for the first time in history in 2021 and 
settled at near £1.1 billion. This record activity was 26.6% higher 
y/y and accounted for 27.2% of total investment volumes across 
sectors. Like in many major regional markets in the UK, pricing for 
industrial assets has sharpened particularly for long income/single 
let-opportunities. Prime yields in key North West distribution hubs 
such as Warrington, Manchester and its surrounding towns have for 
the first time compressed below 4% for 10-year and long income 
opportunities.  An example of this includes NFU Mutual’s acquisition 
of the 216,000 sq ft Kingsway 216 warehouse let to Amazon (10-year 
lease) in Rochdale for £32.6 million (guiding price of £27 million) at 
a NIY of 3.74% Looking forward, we envisage pricing to remain keen 
with strong investor appetite for well-located and well-let properties 
to continue unabated.

Occupier Market

Investment

Arc-130, Haydock (127,000 sq ft)
Occupier | Law Distribution Ltd    Landlords | William Fishwick & Son Ltd/Aprirose

Super W, Warrington (246,136 sq ft)
Instruction | Available to let Landlords | Tungsten Properties/Blackrock

Lowry Park Grimshaw Lane, Manchester (Availability from 5,050 sq ft to 153,700 sq ft)
Instruction | Available to let Landlords | Canmoor/Goldman Sachs

Colliers’ occupational highlights

Period Address /  
Site

Sale price -  
£m (NIY) Buyer Seller Notes

Q1 2021 Eclipse136,  
Manchester

£20.5m 
(4.1%)

London-
Metric 

Property
 Marshall CDP

137,000 sq ft warehouse 
pre-let for 15 years to LSE 
Group Holding. 

Q4 2021 Amazon, Kingsway 
216, Rochdale

£32.6m
(3.74%) NFU

Aberdeen 
Standard 

Investments

Let to Amazon on a 10-year 
lease. Subject to open  
market reviews. 

Q2 2021 Melford Court, 
Warrington 

£11.425m 
(4.73%) L&G

Colliers  
Global 

Investors

13-unit multi-let industrial 
estate. 

Key investment transactions

Damian Gee
+44 7936 334 594
damian.gee@colliers.com

Adam Burke
+44 7717 730 893
adam.burke@colliers.com

Business Space  
Lease Advisory

Rating
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Agency

For more information  
please contact:

Robert Whatmuff
+44 7703 393 145
robert.whatmuff@colliers.com

Simon Hill
+44 7736 480 041
simon.hill@colliers.com

Callum Robinson
+44 7713 697 303
callum.robinson@colliers.com

John Hanson 
+44 7825 251 894
john.hanson@colliers.com

Investment

Yorkshire and  
The North East

The Yorkshire and North East markets had a very busy 2021 with 
demand for units sized 100,000 sq ft-plus reaching take-up levels of 7.5 
million sq ft (-3.6% y/y) and three million sq ft (+52.7% y/y), respectively. 
While take-up in the Yorkshire market recorded a slight annual 
contraction in 2021, it is noteworthy to mention that this is compared 
to a record take-up of 7.7 million sq ft for 2020, with 2021 figures only 
suppressed by a lack  of available stock from mid-2021 onwards.  

Both regions have very little, if non-existent supply.  While the North 
East has not traditionally been seen as a region for speculative 
development, the Yorkshire market witnessed an active development 
programme in 2021 when investors delivered 1.4m sq ft of speculative 
space across five units in excess of 100,000 sq ft. Nevertheless, the 
strong occupier demand resulted in four of these units being let 
prior to, or shortly after completion, with the exception of iP2F iPort 
Doncaster (173,000 sq ft) which completed at the end of January 2022 
and has strong occupier interest. Two of the aforementioned pre-lets 
were to Amazon - Wakefield 515 (512,000 sq ft) and Unit 1 PLP Silkwood 
Park in Wakefield (236,000 sq ft) – while Advanced Supply Chain 
agreed a 15-year lease at a rent of £6.15 per sq ft in May at plot D, PLP 
Smithywood Business Park (346,330 sq ft) and Maple125 in Barnsley 
was purchased by Combined Independents (Holdings) Ltd, the Euronics 
brand. Amongst other notable deals, Colliers let two units at iPort in 
Doncaster in Q1 (IP2e-195,000 sq ft, IP2g-119,060 sq ft) to Woodland 
Group and to Dusk. Moreover, Amazon agreed a pre-let for a circa 2m 
sq ft design and build warehouse at Wakefield Eurohub, Wakefield.

In terms of both design and build transactions and headline rents for 
Yorkshire, the Cubico deal (330,000 sq ft) at Calder Park in Wakefield 
achieved a new headline of £6.56 per sq ft, whilst Phoenix Medical pre-
let 264,000 sq ft at Wakefield Hub at £6.25 per sq ft on a 25-year term.

The Yorkshire region currently has one Grade A unit immediately 
available of 100,000+ sq ft (iP2F iPort Doncaster, 173,000 sq ft) but we 
are tracking over two million sq ft of speculative deliveries across eight 
units for 2022.  The largest one is at Panattoni Park Rotherham where 
Panattoni will deliver 630,000 sq ft in a single unit. Those new schemes 
have quoting rents ranging from £6.75 to £7.50 per sq ft and the supply 
and demand imbalance is pushing rents to record levels. We envisage 
prime headline rents in excess of £7.25 per sq ft in Yorkshire to be 
agreed during 2022.

Similar market dynamics were witnessed for units smaller than 100,000 
sq ft, and this also applies to multi-let units where there is very little 
Grade A space available. In terms of new supply, pipeline of projects is 
very limited therefore developers and investors will be encouraged to 
provide more speculative supply.

In terms of historical rental growth, rental growth for all sizes topped 
7.9% in Yorkshire and 3.5% in the North East (MSCI Q4 2021 digest). 
Looking forward Colliers forecasts Yorkshire prime warehouse rental 
growth to reach 6.1% in 2022 and 4.8% in 2023.

Occupier Market

Damian Gee
+44 7936 334 594
damian.gee@colliers.com

Andrew Stacey
+44 7548 120 059
andrew.stacey@colliers.com

Business Space  
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Orion 1, Markham Vale (221,518sq ft)
Occupier | The National Lighting Company   Landlord | Aver Property (JV - Ergo/NFU Mutual)

iPort, Docaster (IP2e-195,000 sq ft, IP2g-119,060 sq ft)
Occupiers | Woodland Group - Dusk Landlord | Verdion

Colliers’ occupational highlights

Period Address /  
Site

Sale price -  
£m (NIY) Buyer Seller Notes

Q4 2021 Mountpark, 
Wakefield

£233m 
(3.35%)

Arrow Capital 
Partners Mountpark

Forward funding of a c.2m 
sq ft warehouse. To be let to 
Amazon on a 20-year FRI lease 
with RPI linked uplifts. 

Q1 2021 Wakefield  
Europort

£25.37m
(4.05%)

Kennedy  
Wilson Europe/
Fulwell Capital

M&G Let to Royal Mail nine years to 
expiry (four years to break).

Q4 2021 Total Park,  
Leeds

£24.8m 
(3.43%) abrdn Total  

Developments

Fully pre-let units totalling 
139,141 sq ft, with a WAULT of 
11.3yrs to expiry.

Key investment transactions

The Yorkshire market recorded a new record 
investment volume of £894 million, up 89.8% y/y. 
If we look at investment activity in the North East, 
investors purchased a total of £144 million worth 
of industrial assets (+44% y/y). 

The largest deal of the year occurred in Yorkshire 
when Arrow Capital Partners forward funded the 
Amazon pre-let 2 million sq ft warehouse for £233 
million, a price reflecting a NIY of circa 3.35% in 
Q4. This investment sale was launched initially in 
September last year seeking around £210 million, a 
price reflecting a yield of circa 4%. Amongst other 

key deals of the year, Kennedy Wilson Europe 
purchased a distribution warehouse of 215,728 
sq ft let to Royal Mail at Wakefield Europort 
for £25.37 million at a NIY of 4.05% and Total 
Developments sold Total Park (a multi-let scheme) 
in Leeds to Aberdeen Standard Investments for 
£24.8m at a NIY of 3.43%. In 2022, we envisage 
more single-let warehouse investment deals 
agreed at an equivalent yield between 3.75% 
and 4.00% in Yorkshire as occupier demand and 
investor appetite are expected to remain strong.

Investment

Maple125, Barnsley (125,702 sq ft)
Owner Occupier | Combined Independents (Holdings) Ltd   Seller | Bramall Properties
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Agency

Investment

For more information  
please contact:

Iain Davidson
+44 7795 010 118
iain.davidson@colliers.com

Colin McManus
+44 7795 613 227
colin.mcmanus@colliers.com

Lewis Pentland
+44 7748 704 734
lewis.pentland@colliers.com

Patrick Ford
+44 7811 150 378
patrick.ford@colliers.com

Elliot Cassels
+44 7968 196 212
elliot.cassels@colliers.com

Scotland

Take-up activity in Scotland for all sizes reached 6.5 million sq ft in 
2021, a contraction of -4% y/y. That said, as more deals are disclosed 
for the year, these figures are likely to increase over the coming weeks. 
According to CoStar, total availability for all sizes was 8.5 million sq ft 
in Q4 2021, an annual decrease of -15.8% which equates to a record-
low vacancy rate of 3.5%. Moreover, an absolute lack of prime and 
good quality units is proving challenging to those tenants in need of 
operationally efficient warehouse accommodation.

Demand for industrial space emanates from a broad spectrum of 
occupiers but, thanks to the growth of e-commerce, the storage, 
distribution and parcel delivery sectors were quite acquisitive last year. 
Other sectors such as food and drink, engineering and manufacturing 
also witnessed good levels of demand. Amongst some of the key deals, 
Colliers advised on The Co-op’s 47,565 sq ft warehouse pre-let at Link 
Park, Newhouse in North Lanarkshire; Agility Logistics’ 40,000 sq ft 
letting at Westway Park, Renfrew; Artisanal Spirits’ 37,169 sq ft letting at 
1 Masterton Way, Tannochside Park, Uddingston and Valneva’s 28,000 
sq ft letting at Brucefield Industry Park, Livingston. Other market deals 
include Wincanton taking 132,487 sq ft at Burnbrae Drive and Linwood 
and MacFarlane Packaging agreeing a lease of 31,102 sq ft warehouse at 
6 Bedlay View, Tannochside Park. 

Looking forward, we expect an increase in pre-let activity with moderate 
rental growth due to the record-low availability. This year, it is also 
anticipated that occupiers will focus on building more resilience into 
their supply chains post-pandemic, adopting more localised strategies 
and increasing efficiency. There continues to be an urgent requirement 
for speculative development and whilst the development market seems 
aware of the lack of stock, it will be between late 2022 and 2023 before 
most proposed schemes come on stream.

According to Property Data, Scotland industrial investment volumes topped 
£325 million in 2021, up 47% y/y and 16.3% ahead of the five-year annual 
average of £280 million. The industrial investment market continues to be 
underpinned by the strong performance of the occupational market with 
pricing remaining robust and prime product trading at strong levels. 

Within the Scottish market, there have been limited prime offerings and 
the market has been starved of product with the majority of transactions 
occurring south of the border. There continues to be a significant weight 
of money aligned to the sector, particularly for those assets that benefit 
from strong fundamentals in established industrial locations. Due to the 
record investor demand for UK industrial assets, yields in Scotland have 
also compressed with the MSCI average equivalent yield reaching 5.9% in 
December 2021, compressing by 114 bps y/y. Amongst some of the key deals 
of the year Realty Income forward funded The Co-op’s 47,565 sq ft warehouse 
at Link Park in Newhouse for £12.5 million at a yield of 4.40% and Aberdeen 
Standard Investments acquired from Harris Finance the recently developed 
DHL Express’ hub at Clyde Gateway, Glasgow for £10 million at a 4.38% NIY. 

Occupier Market

Investment

Link Park, Newhouse, North Lanarkshire (47,565 sq ft)
Occupier | The Co-op   Landlord | Newlands Developments

1 Macadam Square, Brucefield Industry Park, Livingston (27,695 sq ft)
Occupiers | Valneva Scotland Ltd    Landlord | Mileway

Colliers’ occupational highlights

Period Address /  
Site

Sale price -  
£m (NIY) Buyer Seller Notes

Q4 2021 The Co-op -  
Newhouse, M8

 £12.5m
(4.40%) Realty Income Newlands  

Developments

The Co-op unit, 18 years 
to expiry. Forward  
funding with fixed uplifts.

Q4 2021
Elis UK Ltd - 

Fountain Drive, 
Inchinnan 

 £6.20m
(4.16%)  Leftfield  CCLA

Elis UK Ltd unit, 10.5yrs to 
expiry. Highly reversion-
ary rent.

Q3 2021
DHL - Clyde  

Gateway,  
Glasgow

 £10m
(4.38%)  abrdn Harris  

Finance

DHL unit, c. 14yrs to 
expiry. Rent reflects £9.35 
per sq ft.

Key investment transactions

Westway Park, Renfrew (122,000 sq ft)
Occupier | JW Filshill   Landlord | Canmoor

Louise Daly
+44 7920 810 493
louise.daly@colliers.com

Rating
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Northern Ireland

Demand for industrial space remains concentrated around the 
Greater Belfast area (30-mile radius) and established provincial 
industrial parks benefitting from immediate accessibility to the 
motorway network. The market is very much limited for assets that 
do not exhibit this key characteristic.

Amongst market drivers, 3PL operators managing contract-led 
solutions for a variety of business users, from e-commerce to 
international manufacturing companies, are the main source of 
demand, although not to the same extent witnessed in core English 
locations. Key demand drivers over the past 12 months have arisen 
from a combination of existing 3PLs expanding their footprints, 
e-commerce occupiers, and national retailers trying to augment 
their existing supply chain to support next day delivery solutions. 

The lack of new development has led to very fragmented availability 
of space in the Greater Belfast area with availability of modern 
warehouse accommodation in excess of 40,000 sq ft very limited. 
Industrial market rents have not seen significant rental growth, 
and prime rents for small distribution warehouses around 10,000 
sq ft, located in immediate proximity to motorway junctions, are 
in the region of £5.50 and £6.25 per sq ft. Secondary and tertiary 
warehousing, and former manufacturing spaces across Greater 
Belfast, with eave heights of six metres plus, are achieving £3.75-
£4.50 per sq ft, dependent upon location, configuration and 
specification.

The supply of institutional grade industrial product in Northern 
Ireland remains limited and has resulted in a corresponding lack 
of transactional activity. Nevertheless, a demonstrable appetite 
for industrial properties is evident from a range of family trusts, 
property companies and opportunity-led funds for a combination 
of individual properties, multi-let estates and build-to-suit assets. 
A number of modern industrial units were sold during 2021 with 
vacant possession, and those located within the Greater Belfast 
area attracted multiple bidders from a combination of property 
investors and owner occupiers. 

The rising tide of build costs has in most sale scenarios, witnessed 
owner occupiers driving values to new levels as they recognise the 
value of built space against the design and build route. For the first 
time in a number of years, sale prices per sq ft are exceeding build 
costs which will hopefully trigger speculative development in key 
industrial locations.

Occupier Market

Investment

Agency & Investment

For more information  
please contact:

Ian Duddy
+44 7730 502 897
ian.duddy@colliers.com

David Hughes
+44 7484 050 663
david.hughes@colliers.com
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