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Executive Summary 

• Barnsley West (MU1) is allocated in the Barnsley Local Plan mixed use commercial and residential 
development, including 42 hectares of employment land.   

• Barnsley West will be accessed via new infrastructure, including a link road offering direct access to 
Junction 37 of the M1 Motorway 

• The logistics and industrial market enjoyed a bumper couple of years following covid, with the pandemic 
accelerating demand.  This fuelled record take-up levels in 2020 and 2021.   

• We have witnessed a slow-down in market activity, however, demand continues to run in line / slightly 
ahead of pre-covid levels.   

• We have seen a developer response to the increased demand which has been particularly evident in 
South Yorkshire. 

• As at the end of H1 2023, the region had a healthy supply of buildings, totalling approximately 6,000,000 
sq ft, representing approximately 2 years supply based on long term average take up. 

• Whilst there is currently a supply of buildings across the region, there is no new speculative development 
currently planned beyond that currently available.   

• Take up for the preceding 12 month period ending H1 2023 for the South Yorkshire region has been 
dominated by distribution occupiers, albeit approximately 16% of take up is accounted for by 
manufacturing companies.  

• Barnsley West is ideally located adjacent to Junction 37 of the M1 Motorway and following new 
infrastructure will benefit from direct access. 

• Barnsley West is well placed in respect of delivery timetable to fulfil future requirements following take up 
of current supply.  Key to occupier’s requirements is deliverability and certainty over timescales for 
delivery. 

• Occupier and investor demand has an increasing focus towards high quality modern space with a focus on 
ESG.  

• Specification of premises is particularly important, with increasing focus on height, yard depth and 
available utilities.  
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Brief 

Knight Frank LLP have been asked to provide a market overview in respect of the industrial and logistics 
market in relation to the proposed development at Barnsley West, Barnsley.   

We will provide an overview of the national and regional industrial and logistics markets, looking at supply and 
take-up in each. 

Barnsley West 

Barnsley West known as MU1 Site Allocation within the Barnsley Local Plan January 2019 is a mixed use 
development, which includes 42 hectares of employment land and will be accessed via new infrastructure, 
including a link road, offering easy access to Junction 37 of the M1 Motorway. 

The area around Junction 37 is an established commercial location, home to occupiers including NHS Blood, 
GEM Imports, SHI and Perrigo, Koyo Bearings, Approved Foods and KDA Wholesale. 

Market Comments 

National Market Overview 

The Logistics & Industrial market has enjoyed a bumper couple of years, with the sector being one of the few 
‘winners’, as the Pandemic accelerated e-commerce demand. 

E-commerce accounted for circa 19% of retail sales at the end of 2019, increasing to circa 35% during the 
national lockdown of early 2021. Whilst post lockdown levels have dropped to circa 26%, this is still some way 
ahead of pre-pandemic levels.  

UK Internet Retail Sales (monthly) 

 

 
Source: Knight Frank Research ONS 

 

This growth in e-commerce led to record levels of take up in 2020 and 2021. Take up in 2020, for units in 
excess of 50,000 sq ft, was a record 50m sq ft (up from circa 35m sq ft in 2019). The 2020 figure was eclipsed 
by 2021 take up of over 70m sq ft. Whilst take up slowed in 2022 to circa 45m sq ft, partly due to a lack of 
stock and reduced e-commerce related activity, take up was still in excess of pre-pandemic levels.  
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H1 2023 saw the slow down continue, with take up being circa 12m sq ft with full year take up anticipated to be 
circa 30m sq ft, showing a continued fall in activity.  

Despite an increase in speculative development in reaction to the unprecedented levels of take up seen in 
2021 and 2022, vacancy rates remained at record low levels. However, H1 2023 has seen a significant 
increase in second-hand space coming back to the market. A significant element of this space derives from e-
commerce related occupiers consolidating operations after unprecedented take up during the pandemic.  

Despite the increase in standing second hand stock, there is no further speculative development planned.  
New space into the market has slowed as a result of the recent interest rate rises – as cost of debt increases, 
exit yields soften and build costs remain high – resulting in viability issues for a number of proposed 
developments.  

Take up (units over 50,000 sq ft) 

 

 
Source: Knight Frank Research  

Vacancy Rate (%) 

 

 
Source: Knight Frank Research  

With demand outstripping supply, the market has seen significant rental growth in the last couple of years and 
despite a fall in demand some markets still have limited supply meaning the potential for further rental growth 
remains. 
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Average Market Rental Growth 

Jan 2010 = 100 

 

 
Source: Knight Frank 

 

Landlords remain protective of their headline rents and are offering larger incentives in an effort to achieve 
their desired rent level. 

The economic & geopolitical headwinds that have been building since March/April 2022, are starting to have 
an impact on the market. It has been noticeable that 2022 saw a significant drop off in ecommerce related 
requirements. Amazon, who have over the last 5/6 years accounted for between 25 to 30% of annual take up, 
have pretty much withdrawn from the market. Despite this, demand remained at a healthy level, albeit below 
the levels seen during the pandemic, with a wide range of occupiers from manufacturing, logistics & creative 
industries (Film/TV) all being active.  

We expect availability to remain tight and whilst we are seeing an increased level of second-hand space come 
to the market, this is in part being offset by a reduction in the amount of new space coming to the market – as 
speculative developments face viability challenges. 

South Yorkshire & North East Derbyshire 

In South Yorkshire and North East Derbyshire, the second quarter of 2023 recorded 341,000 sq ft of take-up 
(50,000 sq ft plus all qualities) bringing the total for the year to 589,400 sq ft, which is 53% lower than H1 2022. 
This is as a result of the uncertainty following September 2022 mini budget.  

We have seen occupier confidence bounce back with several completions in Q3 2023 including 186,000 sq ft 
at Arrow, Barnsley to Gem Imports, 110,000 sq ft at Greenland Rd Sheffield to Paragon CC and 130,000 sq ft 
at Harworth South to Butternut Box.  Further there are several new enquiries which have entered the market 
who appear serious about acquiring space.  
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South Yorkshire and North East Derbyshire 

Take Up (sq ft) 

 
Q3 2022 – Q2 2023 South Yorkshire and North East  

Take up by sector (sq ft) 

   

 

 

 
Source: Knight Frank   

Reflecting the robust demand for new, high quality industrial space, 62% of take-up over the past year was 
new speculative or build to suit accommodation as occupier demand increasingly focuses on better quality, 
more sustainable buildings.  

South Yorkshire & North East Derbyshire will see several speculative schemes reach completion late 2023 / 
Q1 2024 coupled with a number of second-hand buildings coming back to the market. South Yorkshire 
therefore has a healthy supply of premises totalling approximately 6,000,000 sq ft at the end of H1 2023. This 
represents approximately 2 year supply based on long term average take up.  Whilst this is the case, there is 
no new speculative development currently planned for the region beyond that current availability. 
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Vacancy Rates - 2016-2022 

South Yorkshire & NE Derbyshire  
 

 

   

 

  

Source: Knight Frank   

West Yorkshire & The Humber 

In the West Yorkshire and the Humber region, the second quarter of 2023 recorded 482,000 sq ft of take-up 
(50,000 sq ft plus) bringing the total for the year to 977,000 sq ft, which is 59% higher than H1 2022 and 
surpassing the total annual take up of 2022 by the mid-point of the year. The figures are slightly skewed by the 
fact that 2022 was an unusually low take up year, due to the critical availability of stock (see below graph). 

We have seen a number of additional transactions during this quarter including the 211,000 sq ft Voltaic unit in 
Wakefield let to GXO on a new 10-year lease at a headline rent of £6.00 psf.  More recently, and off market, 
office stationery distributor Exertis have taken 127,000 sq ft on the Lowfields Business Park in Elland.   

There continues to be a dearth of new and modern second-hand space in the market, resulting in continued 
upward pressure on quoting / guide rents in the region, particularly in prime logistics locations along the M1 
and M62 corridors.  Headline rents have now reached £8.75 psf for mid-box and £8.25psf for over 150,000 sq 
ft.  
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West Yorkshire & The Humber 

Take Up (sq ft) 

 
Q3 2022 – Q2 2023 West Yorkshire & The Humber 

Take up by sector (sq ft) 

   

 

 

 
 

Despite the healthier level of take up, availability in the region increased by 26% in Q2 2023, to just over 2 million 
sq ft (units >50,000 sq ft). This increase was largely due to Sherburn 550, the 556,598 sq ft former L&G Homes 
facility becoming available. Consequently, the vacancy rate increased to 3.0% in Q2, up from 2.4% in the 
previous quarter.  

The supply of new units remains limited, with only 2 brand new speculative warehouses completed and available. 
There is a further 1.3 million sq ft of space under construction speculatively, across 12 units, with just one new 
development commencing in Q2 2023. 




















