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1 Introduction 

1.1 AspinallVerdi have been appointed by Blackburn with Darwen Borough Council to produce a 

commercial market report in support of a Levelling Up Fund application for improvements to 

Junction 5 of the M65 and the surrounding southeast Blackburn area. 

1.2 Home to a number of large employment centres, as well as the Royal Blackburn Hospital, 

southeast Blackburn has been identified as a key future economic driver of the Borough by the 

Council. This is reflected through their 'Blackburn Growth Axis', an economic framework to 

support the strategic development of sites extending from J5 of the M65 to the Salmesbury 

Enterprise Zone, through Blackburn Town Centre.  

1.3 In order to enable future development, it is proposed that Levelling Up Fund monies will be used 

to make improvements to both the local highways, public transport and walking & cycling 

networks.  

1.4 The proposed improvement works to the M65 J5 slip roads, circulatory carriageway, and local 

highway networks (A6077/B6232) are:  

 M65 southbound exit slip is to be widened from two-lanes to three lanes increasing the 

slip roads capacity. 

 M65 southbound entry slip is to be widened to allow for the construction of a new free 

flow (segregated left turn) lane for traffic entering the M65 southbound from the east.  

 M65 northbound exit slip is to be widened from two-lane to three lanes increasing the 

slip roads capacity.  

 M65 northbound entry slip is to be widened to the nearside to allow for the construction 

of a new free flow (segregated left turn) lane for traffic entering the M65 northbound from 

the west.  

 B6232 eastbound approach is to be widened to allow for the construction of a new free 

flow (segregated left turn) lane for traffic entering the M65 northbound.  

 A6077 westbound approach is to be widened to allow for the construction of a free flow 

(segregated left turn) lane for traffic entering the M65 southbound  

 Roundabout circulatory carriageway road markings to be amended increasing the lane 

capacity from two lanes to three. 

1.5 Proposed improvements to the Southeast Blackburn Walking and Cycling Network include 

priority schemes identified through the emerging Blackburn with Darwen Local Cycling and 

Walking and Infrastructure Plan (LCWIP), building on the existing Weavers Wheel cycle network 
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and the Leeds & Liverpool canal towpath which forms part of the National Cycle Network (Route 

6). Specifically, the proposed cycle network proposals for Southeast Blackburn include the 

creation of the following routes: 

 Blackburn town centre to Guide via Haslingden Road (Route 1) 

 Blackburn town centre to Walker Park via Queens Park (Route 2) 

 West Blackburn to Royal Blackburn Hospital (Route 3) 

 Leeds & Liverpool Canal to Royal Blackburn Hospital (Route 4) 

 Hollins Bank to Royal Blackburn Hospital via Manxman Rd (Route 5) 

 Haslingden Road to Weavers Wheel via the Arran Trail (Route 6) 

Scope of Report 

1.6 This report includes a commercial property market review to inform understanding of the market 

area and the likely beneficial impact of the allocation of Levelling Up Fund monies.  

1.7 We have focussed our analysis on the current office and industrial markets within Southeast 

Blackburn to understand the supply and demand of these uses.  

1.8 We conclude our report by providing a summary of our findings and discussing future growth for 

the Southeast Blackburn area, including any value enhancement expected as a result of any 

funding allocation. 
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Source: Blackburn with Darwen Borough Council & GL Hearn 2022 

Figure 1.1 – Southeast Blackburn Site Map 
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2 Southeast Blackburn Baseline Information  

2.1 Blackburn with Darwen sits at the heart of the M65 Corridor and forms the western gateway to 

Pennine Lancashire. In commercial market terms, the corridor is characterised by a number of 

successful employment sites running east from Blackburn, including Commercial 

Road/Blackburn Interchange (J4), Shadsworth Business Park, Walker Park and Roman Road 

(J5) Whitebirk Industrial Estate and Frontier Park (J6), Altham Industrial Estate and Shuttleworth 

Mead (J8) and Burnley Bridge (J9).  

2.2 The success of these sites, including less attractive locations like Burnley Bridge, provides 

evidence that where the right product in the right location, at the right price, is put to the market, 

there is demand from local companies and also inward investors looking for high quality, 

affordable industrial space.  

2.3 Lancashire’s key industrial sectors are Advanced Manufacturing, Energy and the Advanced 

Materials and Chemicals sector. The county itself has particular strength in aerospace and 

advanced manufacturing notably at Warton and Samlesbury, with the SamLesbury Enterprise 

Zone a short distance from southeast Blackburn. Companies in the supply chain for these sectors 

occupy space all over the county and will take space all over the country and with the addition of 

the National Cyber Force campus at the Salmesbury EZ it presents a particular opportunity for 

Blackburn to capitalise upon. In order to do so however, employment sites need to provide 

suitable accommodation for businesses operating in these sectors.  

2.4 East Lancashire has real sectoral strength in manufacturing. The success of Altham, Shuttleworth 

Mead, Burnley Bridge and the great progress made at Frontier Park (after a protracted start), 

shows that if the right product in the right location, at the right price, is put to the market, there 

will be a demand from local companies and also inward investors looking for high quality, 

affordable industrial space. 

2.5 The growth of logistics operators to service internet retailers has led to an increase for large 

sheds across all geographic areas. There has also been a rise in demand for smaller B8 sheds 

for the ‘last mile’ distribution hubs. That sector aside, most enquiries for space within Lancashire 

are for industrial followed by offices. The county’s tradition of making and advanced engineering 

is the thing that sets it apart and the key differentiator to be built on.  

2.6 Lancashire will see a number of new sectors and technologies emerging where the combination 

of the existing business base and innovation assets could genuinely fuse to create new clusters 

M65 Market Context  

Manufacturing Strength 
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of activity.  New, highly regulated approaches to energy production in the nuclear, renewables 

and gas sectors could all drive innovation, employment and growth. 

2.7 Blackburn, and in particular the southeast, displays many of the economic factors that would 

encourage inward investment and attract businesses. This would include the availability of a 

portfolio of employment land to satisfy the needs of modern industry, a skilled workforce, 

proximity to markets and a cluster of other firms in the same industries.  

2.8 The opportunity that Blackburn is seeking to capture by promoting the South East Blackburn area 

is encapsulated by this recent observation by Simon Wood of B8 Real Estate on a deal 

concerning the Walker Industrial Estate, which sits by Junction five of the M65, The acquisition 

by a San Francisco-based investor is also being seen as more evidence of the growing demand 

for industrial space in Lancashire – and the growing eagerness of commercial property firms to 

invest in the county. 

2.9 Wood noted that “Lancashire has a vibrant industrial base which is driving demand for space all 

along the M65 corridor from Chorley to Blackburn….. this deal demonstrates the way in which 

major overseas investors are increasingly willing to look beyond the M6 corridor and make 

significant investments in industrial areas like Blackburn. As such, it represents a significant vote 

of confidence in the North’s economy” 1. 

2.10 In order to capitalise on these opportunities, it is essential that the council delivers on its priorities 

as identified in the emerging Local Plan (2021-2037), particularly, the ‘Blackburn Growth Axis' 

economic framework. As part of the Local Plan evidence base, a WSP transport study identified 

a need for highways capacity improvements and sustainable transport measures to enable this 

proposed development.  

2.11 Despite a prolonged period of little commercial development in the region, in recent years industry 

players have sought to capitalise on this market opportunity. This has seen the development and 

expansion of several sites such as the Samlesbury EZ, Frontier Park, Lancaster Innovation Park, 

Burnley Bridge, and Preston East. Given current market confidence new development plans/ 

extensions have been announced at a number of sites.  

2.12 This includes the addition of the National Cyber Force at Samlesbury, Burnley Bridge phase 2, 

ongoing proposals for the Lancashire Central site at Cuerden, and planning approval recently 

granted for an additional 150,000sqft at Preston East by HBD-Barnfield JV – with phase one fully 

let prior to completion and the additional space under offer, HBD-Barnfield have now also 

submitted outline plans for 800,000sqft on a 25ha site at Roman Way, Preston.  

                                                      
1 LancashirebusinessView: Property report: Industrial investment continues to build – 11 April 2022 

Junction 5 – Market Opportunity 
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2.13 This level of activity is a clear sign of both demand for space and investor confidence in the 

market – a view shared by PJM Director, Patrick Murphy. Following the acquisition of sites at 

Bamber Bridge, Cuerdon Green Mill and Gaskell House, Preston, by PJM, he stated: “The 

demand for good warehouse space is high. Our model is based on acquiring, adapting, and 

modernising commercial properties to make them attractive to new occupiers. All three of these 

properties will help us support the Lancashire economy by providing viable spaces for growing 

businesses in thriving locations” 2.  

2.14 That said, with such a volume of space coming forward in the region, and the locational strengths 

of the southeast Blackburn area, it raises the question of what is preventing investors targeting 

development land around J5. Given that substantial development is coming forward along the 

M65 corridor, the strengths of the area are clearly recognised by both investors and developers, 

it is therefore more likely down to a range of factors including the lack of a cohesive business 

environment needed to attract some occupiers.  

 

                                                      
2 LancashirebusinessView: Property report: Industrial investment continues to build – 11 April 2022 
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3 Office Market Review 

3.1 Before the coronavirus pandemic, national demand was being driven by flexible workspace 

providers who increased their take up by 25% in 2018; a similar rate to the preceding year. This 

sector was expected to continue to grow, with flexible space expected to account for 8.5% of total 

office stock by 2023.  Market commentators also reported a noticeable increase in requirements 

for fitted office space as occupiers look to avoid initial capital expenses on fitting out spaces when 

entering new leases.   

3.2 The pandemic forced office occupiers to rethink their workplace requirements and strategies, with 

a continued shift towards more agile and flexible arrangements. In order to meet evolving needs, 

many landlords and investors are adapting by delivering more creative spaces with greater 

emphasis on quality, flexibility, wellbeing and environmental excellence.  

3.3 Take-up for office space across the UK totalled 1.3m sqft across Q1 2022, representing a 39% 

increase on Q1 2021 but 14% below the five-year Q1 average3. Demand for high quality space 

proved resilient with five of the six largest deals being on new or early marketed units. This 

demand dynamic has caused prime regional office yield to tighten to 4.75%, whilst the 

Manchester and Edinburgh markets are experiencing their lowest yields ever at 4.5%. It is 

expected that prime green offerings will continue to drive demand4  

Source: CBRE: UK Office Figures Q1 2022, 18 May 2022 

3.4 Whilst this has led to a tightening in availability of newly completed and new early supply in Q1 

2022, overall availability for office space increased by 7%, demonstrating a clear divergence in 

the market between prime and secondary/tertiary offerings5. This is likely to lead to a further 

                                                      
3 CBRE: UK Office Figures Q1 2022, 18 May 2022 
4 Savills: UK Regional Office Investment Watch, May 2022 
5 CBRE: UK Office Figures Q1 2022 

Figure 2 - UK Annual Office Market Take-up 
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restructuring of the market, which in turn will have a significant knock-on effect on major 

employment districts and city centres. It does however provide an opportunity for areas with a 

strong supply of good-quality space, or the capacity to develop such spaces. 

3.5 A number of investors have recognised this opportunity and there is a significant amount of space 

currently planned or under construction. Figure 3 shows the UK development pipeline for office 

space – this has seen 2.4m sqft of development space completed in the 12 months to Q1 2022, 

61% of which was pre-let. A further 4.7m sqft of space is due to complete between 2022-2024, 

of which 34% is pre-let. 

Source: CBRE: UK Office Figures Q1 2022, 18 May 2022 

3.6 Looking forwards, the picture is less clear, with many developers and investors seeking to protect 

their interests amidst uncertainty due to the current economic outlook and ongoing war in 

Ukraine. Some tenants are also protecting interests by extending current leases on flexible and 

short-term bases. As such, it is thought that demand for prime and green office spaces will 

continue, however the rental growth outlook for the rest of the market is less certain.  

3.7 Commentators expect that the following factors will have a major role in shaping the future of 

office demand in both the short and longer-term6: 

 Remote working – lifestyle flexibility vs. appropriateness of working environment at home 

 Office design – suitable occupational densities and safe workspaces 

 Technology – smart office buildings which support companies’ social and wellness 

initiatives, curating work experiences through space, technology and service. 

 Commuting patterns – current concerns with public transport are preventing office re-entry 

for many.  

                                                      
6 Savills: Market In Minutes - UK Commercial, May 2022 

Figure 3 - UK Office Market Development Pipeline 
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 ESG – the ESG agenda will continue to be a priority with the tightening of regulations and 

profess towards ‘net zero’ targets.  New research has demonstrated a decrease in both 

capital and rental values of investment portfolios due to poor sustainability performance.  

3.8 In the North West, as with the rest of the UK, this has led to signs of continued divergence in the 

market, with prime assets and regional centres such as Manchester and Liverpool seeing growing 

rental rates, whilst lower-quality assets and those outside of main centres are seeing an increase 

in vacancy rates. With a significant volume (1.16m sqft) of grade A office space scheduled for 

completion in Manchester alone in the next two years, regional centres will have to ensure they 

have a strong offering to compete7: 

3.9 CoStar reports that the Blackburn with Darwen submarket contains around 2.1m sqft of office 

space and is currently experiencing vacancy rates substantially below the 10-year average at 

3.9% in Q2 2022. This increase in demand has led rents to follow suit, increasing by 3% over the 

last year compared to the 10-year annual average of 1%. In terms of investment deals, CoStar 

report that just five transactions took place across the last 12 month – stating that this rate is 

consistent with that normally observed. 

3.10 CoStar report that there is currently 3,200 sqft of office space currently under construction in 

Blackburn with Darwen. Whilst acknowledging that this represents only a fractional increase on 

the existing stock, it is reported that this follows 94,000 sqft delivered over the last three years – 

bringing the total inventory expansion in that period to 4.7%. 

Southeast Blackburn Office Availability  

3.11 We have analysed the availability of office spaces in southeast Blackburn using Egi and CoStar 

databases.   

3.12 Through this search we were able to identify eight properties with space available, some of which 

had multiple units advertised. The total space available to let was 65,625sqft with units ranging 

from 175sqft upwards. These properties are summarised in Table 3.1below.  

Address Space Available (sqft) Asking rent (£psf/annum) 

Arkwright Court, BB3 0FG 25,351 £12.50 

Cunningham Court, BB1 2QS 3,041 £9.98 - 18.64 

Haslingden Road, BB1 2FD 10,933 £19.17 - 22.00 

Lions Drive, BB1 2QX 1,524 £9.52 

School Lane, BB1 2QH 7,351 £5.00 

                                                      
7 Source: CBRE: UK Office Figures Q1 2022, 18 May 2022 

Table 3.1 - Summary of Office Space Availability 
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Walker Road, BB1 2QE 4,139 £10.87 

Davyfield Road Road, BB1 2QY 9,000  

Haslingden Road, BB1 2FD 4,286  

Source: AspinallVerdi using CoStar and Egi, 2022 

3.13 Asking rents were only available for all but two of these properties, ranging from £5.00psf to 

£22.00psf, with an average of £9.47psf. These rental rates correlate directly to both the quality 

and size of space on offer, with rental rates varying substantially dependant on the size of space 

taken even within the same properties. That was particularly observed at Cunningham Court 

where the smallest units (175sqft) were advertised at £18.64, whilst the largest units (800sqft) 

were advertised at £9.98psf. In addition, it was observed that ground floor spaces tended to 

command higher rates, for example at Haslingden Road where the ground floor unit was 

advertised at £22psf, £2.83 above that of other spaces, despite its larger size. 

3.14 It was also considered that the quality of space was a major determining factor in asking rent, 

with the properties given a 2-star rating advertised at lower rents than the 3- or 4-star properties. 

With these properties removed the average asking rental rate rose to £13.02psf 

Southeast Blackburn Office Deals 

3.15 We have analysed both leasehold and investment transactions of office spaces in southeast 

Blackburn using Egi and CoStar data within a three-year period from 1st June 2019 - 1st June 

2022.  The data recorded during this period with these databases is not a conclusive list of all 

transactions to have taken place.  

Leasehold Deals 

3.16 In the three years to June 2022, we were able to identify 15 leasehold deals on office space in 

the selected search area. These units ranged in size from 178sqft to 15,155sqft with a total of 

33,711sqft taken. Of these, information on the rental rate was available for just three, two of which 

achieved £10.62psf and the third £14psf. Whilst the reason for this rental disparity is unknown it 

is recognised that the higher rate was for a whole property and this may have had an impact. 

Investment Deals 

3.17 Through our searches we were able to identify four investment transactions on office space within 

Southeast Blackburn in the three years to June 2022. Whilst few in number, these were relatively 

large premises, totalling 69,498sqft, however the internal unit breakdown was not provided.  

3.18 The sale price was not available for any of these properties.  
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Investment Yields  

3.19 Savills Market in Minutes: UK Commercial May 2022 update provides current market investment 

yields for office space. These are shown in Table 3.2 below.  

Type April 2021 March 2022 April 2022 

West End Offices 3.50% 3.25% 3.25% 

City Offices 4.00% 3.75% 3.75% 

South East 
Offices 

5.50% 5.50% 5.50% 

Provincial Offices 5.00% 4.75% 4.75% 

Source: Savills Market in Minutes: UK Commercial May 2022 

Summary 

3.20 Whilst Blackburn overall may be experiencing its lowest office vacancy rates on record, there 

remains significant vacant space in the southeast, with over 65,000sqft currently advertised as 

available to rent. This market disparity is expected to grow between prime and secondary/tertiary 

offerings, however given the relative quality and age of the stock on offer, this is not thought to 

be the driving factor of subdued take-up in the area.  

3.21 Strengths of the area are also highlighted by the opening of the Euro Garages headquarters and 

it is considered that limiting factors are more likely linked to accessibility, particularly public 

transport provision.  

3.22 Despite this, rental values for office space appear to be holding, with an average asking rate of 

£13.02psf and recent deals achieving between £10,62psf-£14.00psf. That said, we were not 

provided with information on ay incentives offered to encourage take-up. Given the level of 

vacancy it can be assumed that significant rent-free periods or other incentives are being offered.  

  

Table 3.2 - UK Office Investment Yields May 2022 
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4 Industrial Property Market Review 

4.1 As with office usage, it is clear that restrictions due to the Covid-19 pandemic caused a change 

in consumer behaviour – which has in turn affected the markets. The accelerated shift to online 

shopping has caused the retail sector to experience significant difficulties with some depicting 

values as ‘rock bottom’, this has however buoyed the industrial market which saw year on year 

record take-up, totalling 55.1m sqft across 2021. In addition to changing consumer behaviours, 

this is thought to be due to ongoing supply chain issues which have been exacerbated by both 

Brexit and the war in Ukraine. The record uptake of logistics units throughout 2020 & 2021 has 

continued into 2022 with 10.43m sqft exchanged in Q1 2022 across 41 deals, a 100% increase 

on the same period a year earlier8. Demand for space was dominated by retailers, parcel delivery 

and 3PLs, accounting for 70% of quarterly take-up. Demand was strong across most regions, 

with the North West being the standout performer, recording its strongest Q1 on record with 3.1m 

sqft leased9. 

4.2 In the North West specifically, this demand has caused the supply of logistics warehouse space 

to fall by 37% in the last year to stand at 2.56m sqft. Based on the three-year average annual 

take-up this equates to just 0.52 years worth of supply. This record take-up, together with latent 

supply, has led to the lowest vacancy rates on record, standing at 2.9% nationally and 3.09% in 

the North West as of January 202210.  

Source: Colliers: Industrial Viewpoint, 2022 

                                                      
8 CBRE: Take-up of UK Logistics Space in Q1 2022 Sees 100% increase on Same Period Last Year, 07 April 2022 
9 Cushman and Wakefield: UK Marketbeat Reports – 16 February 2022.  
10 Savills: The logistics market in the North West – 13 January 2022 

Figure 4 - Industrial Property Investment Volumes 
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4.3 High quality space continues to be the preference of occupiers and investors, with 75% of space 

transacted across 2021 being Grade A, 22% Grade B, and just 3% Grade C. Latent construction 

has also meant that a large proportion of space transacted across 2021 was second hand (41%) 

as occupiers seek to satisfy immediate or short-term requirements. Despite this there was 

multiple large build-to-suit deals, in particular, over 500,000 sqft, - demonstrating the continued 

strength of the market. Speculatively developed space accounted for 27% of the total take-up. 

This trend is expected to become more prevalent in coming years as ESG regulations come into 

force, for example the requirement for commercial properties to have an EPC ‘E’ rating by 2023 

and ‘B’ rating by 2030. This will clearly lead to a large volume of existing and older stock becoming 

obsolete and presents a further opportunity to provide space for businesses currently occupying 

such units.  

4.4 This lack of supply has also caused both rental rates and land values to rise across the region. 

Figure 5 below shows average rental rates and land values for small sheds in the North West 

markets in H1 2022. Strong rental rates and land values are recorded across all areas of the UK, 

with industrial development land values having increased by a record 71.5%, alongside an 

average rental rate growth for large and smaller units of circa 15.5% in the year to January 2022. 

Looking ahead, demand for warehouse and multi-let space is expected to continue – this will 

rental rates to remain robust, which will further create scope for land values to edge higher11.  

Source: Colliers: UK Industrial Rents Map – January 2022 

                                                      
11 Colliers: UK Industrial Rents Map – January 2022 

Figure 5 - Small Shed Rent Map H1 2022 
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4.5 The recent success of Lancashire’s industrial sector has led new players to enter the market as 

is highlighted by the acquisition of the Walker industrial Estate at J5 of the M65 by San-Francisco 

based investor 4th Industrial. This is part of a wider trend driven by significant supply deficit and 

strong occupier demand across the North West market which is leading investors and occupiers 

to look beyond the M6 corridor – particularly to the growing M65 corridor12. This is a view shared 

by Danny Pinkus, Partner at consultants Robert Pinkus and Company, who highlighted the trend 

towards places like Lancashire due to prime regional markets such as Manchester and Liverpool 

becoming ‘heated’.  

4.6 Pinkus also highlighted the lack of supply in the market, adding “There is not a huge amount for 

them (occupiers) to look at. The main problem generally is a lack of vacant opportunities. We just 

need more stock. The demand from developers and owner occupiers for employment land in 

Lancashire is still very strong but the sites aren’t coming forward very quickly”. The severe lack 

of supply and growing rents across the region has also led businesses to take space in typically 

lower-value and less desirable locations, such as Blackpool, which has seen a particular increase 

in activity. Whilst this may appear beneficial in some respects, the ongoing dynamic of high 

developer and occupier demand, alongside a continuing lack of sites coming forward for 

development, is likely to result in investment being redirected away from the region.  

4.7 CoStar reports that Blackburn with Darwen accommodates a large industrial submarket when 

compared to the national norm with around 14.6m sqft of industrial space. Whilst it is reported 

that vacancy rates in the area have softened over the last 12 months, they remain tight at 1.7% 

and the overwhelming majority of stock remains occupied. As with many areas of the UK, this 

level of demand has led rents to grow by 7% across the last 12 months – outstripping the 10-year 

average of 4.6%. In terms of investment deals, CoStar report that just nine transactions took 

place across the last 12 month – stating that this rate is consistent with that normally observed. 

4.8 CoStar report that there is currently 170,000 sqft of industrial space currently under construction 

in Blackburn with Darwen, representing a 1.2% inventory expansion. This represents an increase 

in the build rate seen in recent times, matching the new floorspace developed across the last 

three years.  

  

                                                      
12 LancashirebusinessView: Property report: Industrial investment continues to build – 11 April 2022 
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Southeast Blackburn Industrial Property Availability 

4.9 We have analysed the availability of industrial properties in Southeast Blackburn using Egi and 

CoStar databases.  

4.10 Through this search we were able to identify seven properties with space available, some of 

which had multiple units advertised. The total space available to let was 310,167sqft with units 

ranging from 3,274-68,000sqft. These properties are summarised in Table 4.1 below.  

4.11 Asking rents were only available for three of these properties, ranging from £4.50psf to £9.23psf. 

These rental rates correlate directly to both the quality and size of space on offer, with the largest 

and most outdated property seeking the lowest rent, whilst the modern spaces commanded 

higher rates. It is also observed that the highest rate was on a relatively small unit (3897sqft) 

whilst its similar, but larger, counterpart (Thwaites close) sought just £6.12psf. 

Address Space Available (sqft) Asking rent (£psf/annum) 

Branch Road, Blackburn, BB3 0PR 3274 £4.50 

Davyfield Road, BB1 2QY 3897 £9.23 

Thwaites Close, BB1 2QQ 24,460 £6.12 

Lower Eccleshill Road, BB3 0RP 55,175  

Lower Eccleshill Road, BB3 0RP 58,071  

Lower Eccleshill Road, BB3 0SN 68,000  

Walker Road, BB1 2QE 97,290  

Source: AspinallVerdi using CoStar and Egi, 2022 

4.12 Whilst advertised for rent, three of the remaining properties, all at Lower Eccleshill Road, are 

under construction/in planning and as such asking rents were not available. It is understood 

however that these total 181,246sqft and are offering a range of units of differing sizes.  

Southeast Blackburn Industrial Property Deals  

4.13 We have analysed both leasehold and investment transactions of industrial properties in 

Southeast Blackburn using Egi and CoStar within a three-year period from 1st June 2019 - 1st 

June 2022.  The data recorded during this period with these databases is not a conclusive list of 

all transactions to have taken place.  

 

 

Table 4.1 - Available Industrial Property Summary 
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Leasehold Deals 

4.14 Through our search, we were able to identify 13 leasehold transactions within the selected search 

area and timeframe. The majority if these deals (8) were on properties under 3000sqft, with just 

two transactions on units over 10,000sqft.  

4.15 Whilst achieved rents were not available for all units, rates reported ranged from £4.82psf-

£10.90psf. As with asking rents, these rates relate directly to both the size and quality of space 

on offer, with the highest rates (£10psf & £10.90psf) being achieved on the smallest units (775sqft 

and 665qft), whilst the lowest rate (£4.82psf) was achieved on the largest property (38,894sqft). 

These transactions are summarised in Table 4.2 below.  

Address Deal Date Size (sqft) £/sqft pa 

Commercial Road,  19/02/2022 665 £10.9 

Hurstwood Court 28/10/2021 6,610  

Lions Drive 08/10/2021 4,200  

Sandy Lane 27/08/2021 2,320  

Thwaites 15/08/2021 2,992 £6.17 

Commercial Road 29/04/2021 775 £10 

Thwaites 04/02/2021 2,992 £6.17 

Unit C Commercial Road 15/10/2020 2,200  

Lions Drive 02/08/2020 1,654  

Elder Court 15/07/2020 1,000  

Commercial Road 07/07/2020 31,920 £6.1 

Walker Road 25/03/2020 38,894 £4.82 

Davyfield Road 19/03/2020 3,731 £5.5 

Source: AspinallVerdi using CoStar and Egi, 2022 

 

 

 

 

Table 4.2 - Industrial Unit Leasehold Transaction Summary 
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Investment Deals 

4.16 We were able to identify 11 investment transactions on industrial units within the selected search 

area and timeframe, totalling 23,893,571sqft. A further nine units across two sites were found to 

be under offer, however due to the lack of data currently available, those properties have been 

excluded from this analysis. These deals are summarised in Table 4.3 below. 

4.17 Properties exchanged ranged in size from 3,547sqft to 245,570sqft, however most were large 

units over 20,000sqft. Values achieved also ranged significantly, with the lowest value property 

achieving £37.25psf and the highest value property achieving £115.94psf, averaging £71.94psf 

overall. Given the large nature of most of these properties size had little impact on value, however 

the highest value was achieved on a relatively small unit of 10,350sqft. Quality of space was 

determined as the main cause of value disparity; however, it should also be noted that values 

achieved increased substantially throughout the search period – reflecting the tightening of 

supply and increase in demand seen in the market in recent years. 

Address Deal Date Size (sqft)  Price £/sqft  

Thwaites Clos 19/01/2022 20,230 £87.99 

Chanters Way 28/05/2021 10,350 £115.94 

Walker Rd (Part of Multi-Condo Sale) 28/05/2021 32,430  

Walker Rd (Part of Multi-Condo Sale) 28/05/2021 245,570  

Branch Rd 02/10/2020 3,547  

Davyfield Rd (Part of Portfolio) 14/09/2020 82,000 £80.64 

Davyfield Rd (Part of Portfolio) 14/09/2020 80,000 £79.89 

Davyfield Rd (Part of Portfolio) 14/09/2020 64,990 £67.55 

Duttons Way 07/05/2020 5,125 £62.44 

Duttons Way 26/11/2019 32,211 £37.25 

Partnership Way 16/08/2019 45,666 £43.80 

Source: AspinallVerdi using CoStar and Egi, 2022 

 

Table 4.3 - Industrial Property Investment Transaction Summary 
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Investment Yields 

4.18 Savills Market in Minutes: UK Commercial May 2022 update provides current market investment 

yields for industrial space. These are shown in Table 4.4 below.  

Type April 2021 March 2022 April 2022 

Industrial/Distribution 
(OMR) 

3.75% 3.25% 3.25% 

Industrial Multi-lets 3.75% 3.25% 3.25% 

Source: Savills Market in Minutes: UK Commercial May 2022 

Summary 

4.19 As with the national and regional markets, vacancy rates for industrial space in southeast 

Blackburn are low. When further considering that nearly two-thirds of space currently advertised 

as available for rent is under construction, this further highlights the level of demand for industrial 

space in the area.  

4.20 Rental values for industrial space taken in the area vary considerably dependant on quality and 

size of space, however remain strong across all asset types. Based on the evidence available it 

is fair to assume rates in the region of £5.50-£6.50psf for new medium-large sized industrial units 

in the area. 

4.21 Despite strong rental values at present, investment transactions recorded have been dominated 

by large units which are likely to be occupied by established businesses offering AAA covenants. 

Securing such occupiers at a pre-completion stage allows developers to dispose of sites at a 

significantly lower yield, therefore increasing value and return. However, such covenants are only 

applicable to large, established firms and investors taking on space for start-up businesses or 

SMEs are likely to require a higher return on their investment, therefore decreasing the asset’s 

capital value and jeopardising development viability.  

4.22 Given the strengths of Blackburn, and the level of developable land in the southeast/Junction 5 

area, there exists a particular opportunity to capitalise on this demand. It is likely that given the 

proximity to the national motorway network as well as employment sites of national significance, 

demand for industrial space in the area will continue. Investor, developer and occupier demand 

is at record levels in the area, with a lack of development sites the only factor restricting 

investment being made. It is possible that, should this opportunity not be capitalised on, investors 

will look elsewhere and the chance to reinvigorate Lancashire’s industrial heritage may pass.  

  

Table 4.4 - UK Industrial Property Investment Yields May 2022 
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5 Conclusion 

5.1 There exists a good supply of high-quality office space in southeast Blackburn, and, whilst 

transactions have continued, there remains substantial vacancy across these units. With a 

number of high-profile businesses already in the surrounding area, it is likely that the limiting 

factor for these units is associated with access to the sites, particularly in terms of public transport 

and pedestrian/ cycling routes.  

5.2 Despite this, investor confidence remains in the market and a number of completed units have 

been purchased over recent years. These units have been speculatively developed and are 

essential to provide space for SMEs and start-up business and we consider that, should 

accessibility issues be addressed, they will be let at a greater pace.  

5.3 With the development of the National Cyber Centre headquarters and Advanced Manufacturing 

Research Centre, together with BAE at Samlesbury Enterprise Zone, there exists a unique 

opportunity for Blackburn to provide space for 3rd and 4th tier suppliers who wish to locate nearby. 

Coupled with the logistical strengths and workforce characteristics of Blackburn, this represents 

a moment-in-time to reinvigorate the traditional strengths of the region.   

5.4 As the ESG agenda prevails in coming years, there will be a large volume of older and outdated 

stock that will become obsolete. That is a particular problem in the North West where many 

manufacturing companies have been established for a number of years and are occupying sub-

par space. With supply of grade A space in decline, this increasing demand presents a significant 

opportunity for regional manufacturing centres such as Blackburn to restructure their property 

market, by providing high-quality space in strong out-of-town locations whist freeing-up town 

centre sites for residential regeneration.  

5.5 Whilst the area has a number of characteristic strengths, several limitations also exist. We 

consider that the connectivity enhancements as proposed by Blackburn and Darwen Borough 

Council will likely facilitate the creation of a better/ more competitive business environment – 

therefore attracting a larger number of occupiers to locate there.  

5.6 We have already documented the strong demand for industrial property in Blackburn. This has 

meant rising rental and sales values and yield compression. In turn, this has led to increasing 

land values and this has all led to improved economic viability. Despite this positivity, there is still 

a need for intervention funding to deliver new, high quality, fully serviced, employment led 

development. 
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Market Forecast 
 
5.7 The pandemic has emphasised the importance of logistics to the national economy, with the 

strongest-ever growth in ecommerce sales. This growth is set to continue and will drive the need 

for more space. Blackburn remains an important manufacturing base, with particular expertise in 

Aerospace and Automotive engineering.  

5.8 Continuing investment in the AEZ at Samlesbury and the recent announcement of the £5billion 

investment in the base of Cyber Defence Force at the same location will have a positive impact 

on inward investment as supply chains move in proximity to Tier 1 suppliers. There will also be 

internal demand as these large companies increasingly demand that their suppliers operate from 

modern, digitally enabled workspace. 

5.9 Demand for urban logistics warehouses has increased dramatically over the past five years and 

this was taking place right up to the beginning of the Covid-19 outbreak. After an initial pause, 

the market witnessed strong activity for larger distribution warehouses equal to or greater than 

100,000 sq ft in Q1 2022. 

5.10 It is positive for South-East Blackburn that we can expect that demand for units sized between 

30,000 sq ft and 150,000 sq ft, located in proximity to urban town centres and main roads, will 

continue to grow and the location will see continued interest from the logistics sector.  

5.11 Regional and national distribution centres will require greater space and perhaps more cubic 

capacity. Whilst these centres will target locations close to the regional centres along the M62 

corridor and will pay premiums to locate there. Positively, we will witness more demand for 

satellite urban logistics units to decrease delivery times to the sub-regional locations.  

5.12 This appetite for space means that the supply of available warehouses in the UK remains 

constrained and the availability of development land has been eroded significantly over the past 

few years. It will also mean that activity in the market will spread out from the core (overheating) 

market areas. 

5.13 It is, therefore, the customer who is driving demand in the sector and as innovations move 

forward, this demand is set to remain strong. This strength in demand will give continued 

confidence to the investment market, which has seen logistics become of the strongest asset 

classes. 

5.14 The M65 corridor linking with the M6 has clearly benefited the area, with its ability to service the 

East Lancashire area, as well as parts of the Greater Manchester conurbation. Despite this and 

the continuing demand for new quality space in attractive locations, the sub-region is not 

considered ‘prime’ by the market. 
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5.15 This is locational and it is difficult to see this situation changing.  Instead, this strategic location 

has an opportunity to attract those occupiers who want a modern workspace, close to where their 

workforce live. There is a large population to serve from local delivery base, who do not need 

such rapid access to market and companies happy to work in locations with a lower cost base. 

There are many of these occupiers around. 

5.16 Levelling Up Fund investment will enable South East Balckburn to focus on being the best 

manufacturing and logistics base in its area of influence. The town needs to compete with 

locations like Preston and Burnley and the council needs to make sure they have a pipeline of 

new, well-located developments coming forward – or occupiers will go elsewhere.  

5.17 The result of this investment will be new manufacturing, distribution and office premises in 

accessible locations that serves the town centre, the borough and wider East Lancashire. 

Blackburn. There will be strengthening demand from employers in a range of sectors. There will 

be new inward investment from companies wanting to be close to major industrial facilities and 

those wanting it as base to service Lancashire. There will be a certain amount of in-borough 

relocation, as companies move from outmoded buildings and locations into modern, accessible 

stock. 

5.18 There will be continuing growth in rental and sales values and this will have a positive impact, 

with strong evidence of land value uplift.  
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