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OCCUPIER MARKET OVERVIEW
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VOID RATES BUMPING ALONG THE BOTTOM

After unambiguously falling for most of the time series we have 
data for, void rates appear to now be bumping along at critically 
low levels. Moreover, the historic spread between the multi-let void 
rates of the London & the South East and the regions outside had 
effectively vanished by end-2020 and higher frequency indicators 
suggest that South East voids edged above in 2021 for the first time. 
There has been void softening in London in particular. This could 
reflect both affordability factors and the relatively sanguine attitude 
of landlords, holding out for the very best tenant, headline rent or 
redevelopment opportunity.
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A PERFECT STORM FOR RENTAL GROWTH

Multi-let rents have been on an upward trajectory for several years, 
reflective of the structural shift in societal spending patterns and 
the gentrifying occupier base. However, a perfect storm has seen 
a step change over 2021. In the three quarters to Q3 2021 best-in-
class Inner London multi-let rents have increased by as much as 36%. 
Even for regions outside of the South East prime headline rents have 
increased over 20% on average. Void rates at these critical low levels 
coupled with a hiatus in new development, first during Brexit and 
then Covid, has been met with enormous pent up occupier demand 
given a further sustained boost by the pandemic. 

A STEP CHANGE IN 2021, WITH LONDON & THE SOUTH EAST 

PULLING FURTHER AWAY

Material and labour development costs have soared in 2021, which has 
further boosted industrial quoting rents required for the development 
numbers to stack up. This has affected prime new assets most strongly 
but it has also trickled down to the all-grades measure shown in the 
charts. High frequency indicators suggest that London & the South East 
average ERVs accelerated to £12.60 per sq ft in Q3, up from £11.95 at the 
end of 2020 and are now over double that of the average ERV in regions 
outside the South East. The column chart shows the step change 
acceleration in 2021 for all grades of multi-let, with an annualised 7.3% in 
London & the South East, and 4.9% for the Rest of the UK.
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Activities relating to retail and logistics are crucial drivers of demand for multi-let industrial 
space. Trade counters hold the largest individual proportion and the quasi-office use type, 
which includes data centres, is also growing in importance. Together, these ‘modern’ users 
now drive prime multi-let demand especially in the South East. Here we take a look at 
occupier activity in Q3 and how that has impacted best-in-class prime rents. 
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REGIONAL PRIME MULTI-LET INDUSTRIAL

Click on a region to find 
out more about recent 
occupier activity and 
prime rents this quarter.
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GREATER LONDON

Prime headline multi-let rents across London have seen stronger increases over 2021 than any other 
industrial segment. Trade counters feature prominently across all classes and sizes of multi-let 
space in London, typically holding around a quarter of occupied space, particularly at the smaller 
prime end. However, some of this space is set for residential redevelopment and there are new 
trade counter relocation requirements in the market. Amid this scarcity some trade counters are 
even trying to make sub-5k sq ft units work by really ‘sweating the space’ so they can maintain 
essential access to the densely-populated London household catchment.

The quasi-office occupancy footprint is over 22% in Inner London, with a more modest 8.4% in 
Greater London. Post-Covid there has been increased demand, notably from retailers, for multi-
let back offices to consolidate with logistics operations and free up expensive and underutilised 
traditional offices in the capital. Meanwhile in Greater London multi-let space is increasingly being 
used to service the TV and film industry for computing and design, which also extends to housing 
lighting, props and sets for the likes of Sky and Netflix.

Third party logistics typically occupier the larger, mid box end of multi-let and this is particularly 
the case in Greater London. Nevertheless, at the smaller end over 16% of the prime sub-25k sq ft 
space is occupied by logistics, compared with only 7% in Inner London. Parcel & post occupiers 
are still very active in multi-let to create ever greater nodes of last touch depots and they are 
now competing for space with the grocery delivery firms. Multi-let occupancy related to food 
is key in London, with 23% of all tenant activity in the sub-5k sq ft units. The grocery logistics 
(including new entrant last minute delivery services) occupiers account for around a third of this 
and continue to be very active in Inner London and have stretched out into the Greater London 
boroughs also.

Requirements and activity are particularly high around the Ultra Low Emission Zone (ULEZ) 
boundaries in Greater London as being located just outside represents a key cost saving for tenants.

INNER LONDON
Rent Free incentive 4 m
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£30.50*

3.00%**

PRIME RENT, PRIME YIELD AND INCENTIVES
Q3 2021

GREATER LONDON

Rent Free incentive 4 m
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£22.00*

3.25%**

* per sq ft

http://www.geraldeve.com/
https://www.geraldeve.com/


geraldeve.com

THE SOUTH AND EAST

The wider South East prime multi-let market has similar elements and drivers to Greater London 
as demand and pricing ripples out from the centre. Trade counters account for a somewhat larger 
25% – 30% of multi-let space in the South East and East compared with the capital. The key for 
any prime regional multi-let estate is to be in reach of higher value locations through good quality 
transport links. The area just to the south west of London has access to a greater proportion of 
densely-populated households and thus attracts a premium.

The East of England catchment covers a diverse set of areas and is difficult to describe in 
aggregated terms. Some prime estates in the west of the region and just north of Greater London 
are similar in nature and pricing to the South East market. Whereas the further east locations have 
much lower population density and prime headline rents are lower, as shown on the map.

A key difference for the East of England is the prevalence of more traditional manufacturing 
firms that are seeking more multi-let space to help shorten supply chains. Around 22% of prime 
sub-25k sq ft multi-let space is occupied by general manufacturing. This compares with 15% in the 
South East, 8% in Greater London and only 2.6% in Inner London.

Conversely, food-related multi-let occupancy is notably lower in the South East and East of England 
than in Greater London. Only 3.2% of prime multi-let space is occupied by food occupiers. However, 
the grocery delivery firms are now active in this region, keen to get first mover advantage and take 
market share. Lettings are more considered than in London though and typically cluster around the 
denser urban centres, particularly university towns.

Other than closeness to London and households, the other key factor for estates in the East of 
England is the proximity to ports. The potential tax breaks associated with businesses operating 
in future freeports will mainly have an impact on the larger sheds, but there will be trickle down 
effects for the smaller support activities in multi-let.

PRIME RENT, PRIME YIELD AND INCENTIVES
Q3 2021

EA

ST OF ENGLAND

Rent Free incentive 6 m
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£7.25*

4.25%**

SOUTH EAST

Rent Free incentive 6 m
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£14.00*

3.50%**

* per sq ft
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THE MIDLANDS
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There is a wide variation in rents across the region, with headline rents on the newer prime multi-let 
stock pulling away at the top end to as much as £12 per sq ft in Birmingham. Meanwhile secondary 
space in 30 year old terraces across the region has been left behind and would require considerable 
cost to refurbish to a prime standard.

There has been a broad-based increase in occupier demand for multi-let space in the Midlands. 
Trade counters are the most active occupier type, principally the national chains. They have a 
somewhat larger footprint in the East Midlands and occupy around a third of all prime Midlands 
multi-let space. The construction sector has been strong in Birmingham though, driving 
construction and plumbing-based trade counter activity here.

Manufacturing usage is more prevalent in the larger, more secondary multi-let units, particularly in the 
West Midlands. Various requirements have come through, driven in part by overarching factors of Brexit, 
Covid and the climate crisis. Producers are looking to shorten supply chains and stockpile greater volumes 
more locally to reduce their carbon footprint and minimise risks of input availability and price fluctuations. 
This has also driven greater power requirements that are difficult to meet in all circumstances.

The food-related multi-let occupier footprint remains below 5%, but the online grocery market is 
active in the Midlands. However, the need be able to reach across key centres such as Birmingham, 
Leicester and Nottingham within a 5-10 minute drive time has limited the availability of suitable 
stock. The Clean Air Zone (CAZ) in Birmingham has been operational since June 2021 and will have 
implications for all industrial occupiers, potentially adding an extra £8 or £50 per day for polluting 
light or heavy goods vehicles travelling across it.

While some SMEs have sold freeholds for redevelopment and switched to leasing, there is evidence 
of others having done the reverse in the Midlands. Freeholds provide SIPP tax efficiencies and 
collateral for businesses, with mortgage payments sometimes lower than rent. There is considerable 
appetite for this in the region but most of the market remains leasehold.

PRIME RENT, PRIME YIELD AND INCENTIVES
Q3 2021

EA
ST MIDLANDS

Rent Free incentive 6 m
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£11.00*

4.25%**

WEST MIDLANDS

Rent Free incentive 6 m
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£12.00*

4.25%**

* per sq ft
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THE SOUTH WEST AND WALES

Prime rents have been difficult to quantify in this region, particularly in Wales, since there have been 
relatively few smaller unit comparables. Broadly though, average prime rents are around £8 per sq ft 
in Wales and somewhat higher in the more densely populated South West at around £9.50 per sq ft.

Trade counters have eaten into the traditional small manufacturing multi-let market. The trade 
counter footprint in prime multi-let in the South West is a massive 38%. The equivalent in Wales 
is only 11%, the lowest of any region. However, the so-called ‘individuals’ occupier group, typically 
accounting for low single digits of multi-let space, is an outsized 14% in Wales. This reflects the large 
proportion of independent businesses here rather than national chains.

The manufacturing segment is important to multi-let in Wales, occupying over a quarter of the 
floorspace of even the prime smaller units. Despite an increase in manufacturing enquiries over the 
past 12 months, these occupiers are now often facing the prospect of being priced out and have 
been relegated either to smaller space with a poorer frontage or 80s or 90s accommodation that 
has been only lightly refurbished, having potentially been split up from larger industrial units.

Third party logistics operators have been active, with the larger multinationals taking brand new 
bespoke space in the South West. Food logistics has not penetrated the Wales multi-let market, 
with tenants such as Ocado servicing Wales from a base in the South West of England. The M5/M4 
junction in the South West is a hub for the big logistics operators across the regions, servicing both 
Bristol and South Wales and multi-let in this area houses related satellite operations.

Quasi-office accounts for around 12% of prime multi-let space in the South West and a smaller 9% in 
Wales. These proportions are growing, however, following the relaxation of planning regulations that 
have prompted cheap and flexible office conversion from light industrial. Some new call centres have 
been created in this manner and it has also extended to the expanding life sciences sector where the 
warehousing space is used as a laboratory with double storey offices positioned at the front.

PRIME RENT, PRIME YIELD AND INCENTIVES
Q3 2021

WALES

Rent Free incentive 6 m
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£8.00*

5.00%**

SOUTH WEST

Rent Free incentive 6 m
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£9.50*

4.50%**

* per sq ft
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NORTH AND SCOTLAND
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There is a wide variation in multi-let rents in the north of England and across Scotland, with 
a great deal of second hand stock across the regions and only small pockets of new prime 
space being developed. The prime Gemini8 scheme in Warrington in the North West due to be 
completed in Q2 2022 has quoting rents of around £13.50 per sq ft, which is a considerable step 
up from the £10 per sq ft achievable in the region on equivalent space at the end of 2020. The 
lower population densities of Yorks & Humber and the North East translate to lower prime rents. 
Meanwhile, new evidence of rents as high as £12.50 is likely to come through shortly in Edinburgh.

There has been a significant increase in occupier demand across the north of England and 
Scotland, originating from multiple sectors. Trade counters have the largest footprints, with 
as much as 30% of prime multi-let space in Yorks & Humber and in Scotland. They are the most 
active occupier type, with the larger national occupiers typically more selective when it comes to 
the environmental credentials of buildings. 

Manufacturing occupancy is highest in the larger mid box units in the North East. At the 
smaller prime end it is more prevalent in the North West, occupying over 18% of multi-let space. 
Increased manufacturing and higher-end engineering requirements have come through in the 
north of England as producers look to shorten supply chains and stockpile greater volumes more 
locally. New manufacturing demand has been less apparent in Scotland, where tenants have 
looked at avenues to increase efficiency where they are already located instead.

Other active sectors with requirements across the north and Scotland include pharmaceutical 
firms, and online clothes retailers both for manufacture and storage along with more niche new 
tech startups using multi-let space as quasi-offices near the key cities. There are also some third 
party logistics requirements in the north of England but this is not so much of a factor at the 
smaller multi-let prime end in Scotland since they dominate the larger sheds in the region that do 
not need to be so proximate to city centres.

PRIME RENT, PRIME YIELD AND INCENTIVES
Q3 2021

SCOTLAND
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NORTH EAST
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NORTH WEST
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GLOSSARY

Multi-let industrial

For the purposes of this report, multi-let industrial covers industrial units 
between 500 and 50,000 sq ft in size on a lease up to 30 years in length 
located in the UK. The prime market is for units up to 25,000 sq ft.

Multi-let industrial estate

An industrial estate usually under single ownership and comprised of 
different sized units let to multiple occupiers. 

Multi-let industrial unit

An individual industrial unit situated in an industrial estate, usually let to 
one tenant.

Contributor

For the purposes of this report, reference to ‘contributor’ refers to the 
landlords or companies who have provided tenancy and valuation 
information which forms the basis of this study. 

Regions

The location of each unit in the multi-let sample is assessed by individual 
postcode. This report aggregates up these individual postcodes into 
standard UK Government Office Regions, including Scotland and Wales. 
“Inner London” includes only the inner London postcodes (E, EC, N, NE, 
NW, SE, SW, W, WC).

Description Examples

Trade 

counters/

wholesalers

Goods are stored and there is also 
some kind of on-site sales/retail 
function for visiting trade and/or 
the public.

Sellers of windows, doors, 
carpets, tiles, garden, tools, 
building supplies.

Retail & 

in-house 

logistics

Goods or equipment are stored 
but solely for the purpose of 
onward business (such as a retail 
store, sold remotely to an off-
site location or for carrying out 
business operations). Non-public 
facing.

Internet retailers, department 
stores, 
utilities companies.

Logistics Dedicated storage and 
distribution for a third party. Non-
public facing.

Parcel and post/3PL

Food 

manufacturing

Production or processing of 
foodstuffs for humans or animals 
occurs on-site. Non-public facing.

Abattoirs, bakeries, breweries, 
cheese making, coffee roasting, 
dairies, meat/fish smoking/
curing

General 

manufacturing

Production of relatively basic 
physical components or products 
occurs on-site. Non-public facing.

Fabricators, moulders. Includes 
waste/recycling.

High-tech 

engineering

Complex construction/testing. 
Research and development. Non-
public facing.

Incl. electronic, biomedical, 
nuclear, aerospace industries.

On-site 

servicing

Third party items are brought 
on-site by trade or the public for 
testing/repairing.

M.O.T./servicing, valeting, tyres 
and other vehicle/machine/
goods repair.

Off-site 

services

Services to business or residential 
offered off-site. Potentially a 
public facing element/small office 
on-site.

Shopfitters, joiners, 
builders, plumbers, electricians, 
scaffolders, machine/car hire.

Leisure On-site offer of leisure goods and 
services to the public - typically 
fitness or play.

Gyms, sports training/
rehabilitation, soft play, 
trampoline warehouses.

Quasi office/

archiving

Ranges from storage of 
documents/data to full office or 
training centre functions.

Public sector bodies, data 
centres, designers, finance, 
solicitors, estate agents, 
employment agencies, call 
centres.

Individuals Lease in the name of an individual 
and a company cannot be traced.

Potentially any of the above.

AWULT 
Average Weighted Unexpired Lease Term. The product of currently contracted 
rental income between now (or, in this study case, the end of 2019) and the 
time the leases expire for any given tenant, summed across tenants, and then 
divided by the total annual income of the property or portfolio.

Capital value 
The market value of an asset that could be reasonably expected to be paid 
in an open market. 

Capital growth 
The annual percentage increase in value of an asset.

Churn rate
Proportion of units where there is a change in occupancy between one 
year and the next (such as a unit let following vacancy, becoming vacant 
following a let, or a change of tenant). Measured as a % of OMRV.

Contracted rent
The annual rent stipulated in the lease contract. This might be above or 
below the OMRV if it is over or underrented.

Default rate 
Leases in default are calculated by assessing whether a tenant under a 
contractual lease obligation is no longer in occupation. Expressed as a % of 
the OMRV total.

Econometrics
Mathematical and statistical analysis aimed to give empirical content to 
economic relationships. Seeks to exclude all other factors other than the 
issue at hand to try to isolate and quantify relationships.

ERV
Estimated rental value. A valuation estimate of what could be charged if the 
unit were let in the open market on the valuation date. This data has been 
provided by the contributing investors and funds for all units within the sample.

Incentives
This refers to the level of passing rent discount offered to occupiers as part of 
the lease agreement. Incentives in this report are measured as the differences 
between the contracted rent agreed and the actual passing rent received.

Income return 
The annual compounded rate of net income receivable per year expressed 
as a percentage of the capital employed over the year. 

MSCI 

MSCI produce research-based indexes and analytics on the UK property market 
and are an independent benchmark of property investment market performance. 
MSCI data used in this report is the 2019 Annual Digest and reference to Standard 
Industrial refers to all industrials excluding distribution warehouse centres.

Overrented

A term used to describe when the contracted rent is above the open 
market rental value, which implies a negative reversion.

Passing rent

The annual rent actually paid, which may be more or less than the OMRV 
and equal to or less than the contracted rent.

Prime rent 

Typical rent achievable on a good quality multi-let unit, up to 25,000 sq ft in size, 
in the best location, let to a tenant of strong covenant strength on a 5 year lease.

Prime yield 

Refers to the net achievable yield on a good quality multi-let unit, up to 
25,000 sq ft in size, in the best location, let to a tenant of strong covenant 
strength on a 5 year lease.

Rack rented

Where the contracted rent (and potentially the passing rent) is equal to the 
OMRV. In a practical sense here, it is within 95%-105% of OMRV to rule out 
conversion and rounding errors, etc.

Rental growth 
The annual percentage change in either the open market rental value, 
passing or contracted rent, as expressly defined. 

Reversionary yield 
A valuations-based yield estimate assuming a fully-let property with a rent 
equal to the ERV and capital value at the market rate at that point in time.

Time to first break
The time duration in months between the start date of a lease contract and 
the contract expiry or a break that a tenant can exercise, whichever is sooner.

Total return 
The annual compounded rate of monthly capital appreciation, net of capital 
expenditure, plus monthly net income received expressed as a percentage 
of monthly capital employed. 

Transacted yield
Average yields (weighted by capital value) recorded to have actually 
taken place in a transaction. This is in contrast to the valuations-based 
reversionary yield. 

Underrented 
A term used to describe when the contracted rent is below the open 
market rental value, which implies a positive reversion.

Void rate 
The proportion of vacant floorspace, expressed as a percentage of the total.

STUDY DEFINITIONS OCCUPIERS KEY TERMS
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CONTRIBUTORS

Many thanks to the leading UK multi-let industrial property investors that contributed their tenancy data for the study

Interested in 
contributing to this 
study? Click here to 
contact our Research 
team to discuss.
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Disclaimer & copyright

Multi-let is not intended to be definitive advice. No responsibility can be accepted 
for loss or damage caused by any reliance upon it.

© All rights reserved

The reproduction of the whole or part of this publication is strictly prohibited 
without permission from Gerald Eve LLP

© Gerald Eve LLP 2021

Agency

London
Mark Trowell
Tel. +44 (0)20 7333 6323 
mtrowell@geraldeve.com

Josh Pater
Tel. +44 (0)20 3486 3473 
jpater@geraldeve.com

David Moule
Tel. +44 (0)20 7333 6231
dmoule@geraldeve.com

Midlands
Jon Ryan-Gill
Tel. +44 (0)121 616 4803 
jryan-gill@geraldeve.com

John Sambrooks
Tel. +44(0)121 616 4841 
jsambrooks@geraldeve.com

North West
Jason Print
Tel. +44 (0)161 830 7095
jprint@geraldeve.com

South West & Wales
Richard Gatehouse
Tel. +44 (0)29 2038 1863 
rgatehouse@geraldeve.com

Scotland
Sven Macaulay
Tel. +44 (0)141 227 2364 
smacaulay@geraldeve.com

Investment

John Rodgers
Tel. +44 (0)20 3486 3467 
jrodgers@geraldeve.com

Nick Ogden
Tel. +44 (0)20 3486 3469
nogden@geraldeve.com

Callum Robertson
Tel. +44 (0)161 259 0480
crobertson@geraldeve.com

Lease Consultancy

Chris Long
Tel. +44 (0)20 7333 6444
clong@geraldeve.com

Rating

Keith Norman
Tel. +44 (0)20 7333 6346 
knorman@geraldeve.com

Valuation

Richard Glenwright
Tel. +44 (0)20 7333 6342
rglenwright@geraldeve.com

Aviation

John Arbuckle
Tel. +44 (0)20 3486 3497
jarbuckle@geraldeve.com

Research

Steve Sharman
Tel. +44 (0)20 7333 6271
ssharman@geraldeve.com

Ben Clarke
Tel. +44 (0)20 7333 6288
bclarke@geraldeve.com

Oli Al-Rehani
Tel. +44 (0)20 7518 7255
oal-rehani@geraldeve.com
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