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1. This rebuttal addresses chapter 4 in Mr Vince Sandwell’s proof of evidence. I refer to the 
paragraph numbers within his proof. 

2. 4.2 - I agree with Mr Sandwell's evidence in respect of industrial and warehouse development 
density in that a typical site of 3.02 hectares can accommodate a maximum of 11,800 square 
metres or 40% site cover. 

3. Mr Sandwell is however unaware of the site-specific constraints affecting the Appeal site which 
are allowed for in the schemes in my proof and therefore he has not accounted for this. I attach 
a note from John Albert at PZvi the architects who produced the scheme layouts on which I have 
based my viability appraisals. This note provides an explanation as to why a typical development 
density cannot be achieved by virtue of the following: 

 presence of the culverts 

 the building line and stand off from Euxton lane 

 site configuration and tree preservation orders 

 3 metres stand off from railway line boundary 

 site levels 

4. As a result of these constraints a maximum site density of between 21 to 31% is achieved for 
industrial rising to 38% for offices as set out in my proof. 

5. If a site cannot be developed with an efficient site density it adversely affects the viability of 
development in which case it may be appropriate to consider development for alternative uses. 

6. 4.4 reference is made to the Savill's “big shed briefing” which is a document which only includes 
data on buildings over 100,000 square feet. The appeal site cannot accommodate buildings of 
this nature and therefore this evidence is irrelevant. 

7. 4.5 reference is made to the B8 real estate “market update northwest industrial and logistics” 
July 2022. markets have moved dramatically since the date of this publication and B8 Real Estate 
have recently published the latest version of this report dated January 2023 to which I refer 
later. This latest report identifies investment volumes down 31% from the peak of the market 
bubble in 2021/2 albeit they remain broadly in line with the five year average. 

8. 4.7 reference is made to the Knight Frank “Logic North West Q2  2022” report. While the appeal 
Site can accommodate a single building up to 74,000 square feet the location of the site is not 
suitable for mid box development of this scale. This is due to its relative remoteness from the 
motorway junction's and access via urban areas through which high volume HGV traffic is 
unsuitable as I explain in my paragraphs 12 to 17 below. Mr Sandwell also agrees that the appeal 
site is most suited to small unit development. 

9. At 4.8 Mr Sandwell while he suggests that there could be a slow down in investment activity he 
infers that investor demand remains strong and that low investment yields are likely to be 
maintained. At pages 4 & 5 of the latest B8 Real Estate report attached it paints a different 
contrary picture as follows: 

 Many investors have paused their requirements. 

 those that remain seek opportunities at revised pricing levels – ie higher yields 
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 Demand has concentrated in core locations with Trafford Park and Warrington for the best 
quality assets 

 Dramatic softening in pricing with estimated pricing move back circa 150 to 250 bps. (this is 
a reference to investment yield which has a inverse relationship to value – ie the higher the 
yield the lower the price/value) 

 Prime multilet rack rented yields at 5% (Chorley is not a prime location so as I explained later 
will be subject to a discount of up to 1% ie 6%) 

 demand for smaller unit and mid box remain strong, 

10. 4.20 to 4.22- while I accept Mr Sandwell’s evidence in that there is high occupancy he fails to 
fully recognise that the development market has responded to this and is currently delivering 
over 200,000 square feet of new small unit space in 55 separate units during 2022/3. This 
combined with the exiting second hand units on the market provides nearly 5 years supply based 
on the take up by the number of industrial buildings. 

11. To put this another way you can also look at the take up figures for industrial floorspace which 
are included in my Appendix 7 of my proof and which were provided by the BE Group as they 
form  the basis of their land update reports. If the large B8 big box requirements (greater than 
9,290 sq m/100,000 sq ft) are taken out of these figures, which I believe is appropriate as there 
is no strategic land or land for proposed big box buildings in the pipeline and in any case are not 
relevant for the appeal site (see paragraph 15 on page 11 of my proof), then the average annual 
requirement over the last 10 years approximates 10,330 sq m per annum (110,000 sq ft). 

12. The 10,500 sq m (113,000 sq ft) of small units being delivered at Phase 1 Botany Bay Business 
Park plus the 12,080 sq m (138,000 sq ft) currently available in Chorley as set out in Chorley own 
availability list in Appendix 8 gives a total of 22,580 sq m (243,000 sq ft) either on the market, 
under construction or capable of delivery within 12 months.  

13. This means there is a significant 2 years 3 months supply of committed high quality space that is 
in the process of being developed now and fits the size range where demand is strongest either 
available now or due to be delivered this year. This is summarised in the following table:  

Industrial Demand and Committed Supply of Existing Industrial Accommodation  

Take Up 2011 to 2021 
 Sq M Sq ft 
Total take up/Demand 239,394 2,576,,813 
Less big box 125,759 1,352,669 
Total take up of units <100,000 sq ft 113,635 1,224,144 
Per Annum Av 10,330 110,000 

Supply at December 2023 
Chorley Council Listing 12,170 131,000 
Botany Bay Ph 1 Supply 2023 10,500 113,000 
Total Supply 22,670 244,000 

Years Supply 
Supply 22,670 244,000 
Divide by Take up 10,330 110,000 
 2.23 
Or  2 years 3 month 
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Based on BE Group Take Up of floor space and Chorley Availability– see Appendix 7 & 8 of my proof of evidence. 

A further 2 years supply is also able to come on stream in 2024 at Botany Bay if market conditions 
allow and the 25,740 sq m (277,000 sq ft) phase two is constructed with unit E being subdivided into 
smaller units which would therefore total c4 years 9 months supply from now.  This will render Chorley 
one of the best supplied locations in the north west as I describe at paragraph 9 on page 5 of my proof. 

 

DXC Site and Buckshaw Village – Focus for demand 

 

14. 4.23 Mr Sandwell highlights policy which identifies Buckshaw Village and the appeal site as a focus 
for industrial warehouse demand in Central Lancashire. This policy dates back to the plan adoption 
and is therefore somewhat dated so while this may have been the case for a period as Buckshaw 
Village was emerging and new development being undertaken this is not the case over a longer 
period of time. I have analysed all industrial transactions on egi and undertaken a search on 
location. I attach an excel spreadsheet containing the raw data and analysis from which you will 
see that only 30% of take up over the last 10 years has taken place in Buckshaw Village with the 
balance in Chorley – see location tab on the spreadsheet. 
 

Location 

 

15. 4.24 – 4.29 Mr Sandwell’s own reports highlight Buckshaw Village as a focus for market demand 
due to its strong links to the national motorway network and critical mass of established 
companies on what is described as a Strategic Site. In my view this relates back to when the 
Buckshaw Village land was first released to the market following disposal of the land by BAE the 
former owner occupier. This released a very large tranche of land when there was very little supply 
elsewhere in the region. The release of the land was enabled by the construction of Buckshaw Ave 
a significant piece of new road infrastructure which created a direct link to the A6 and in turn 
junction 8 of the M61. It is Buckshaw Ave which comprises the strategic land as far as logistics and 
industrial uses go and it is notable that all of the company names referenced it Mr Sandwell's 
proof relate to business located on Buckshaw Ave. 
 

16. The appeal site is not on Buckshaw Ave but is it on the South side of Buckshaw Village accessed 
from Euxton Lane. I attach an aerial plan of the possible routes to the motorway junctions 
summarised as follow: 

 

Green Route – 4.5 km to M6 access via Euxton Village and A49 (not suitable for high sided 
HGV’s) 

Blue Route – 4.1 Km to M6 via Buckshaw Village residential areas and A49 

Pink Route – 3.7Km to M61 via  Buckshaw Village centre/School, Buckshaw Avenue and A6 

Yellow Route – 2.3 Km to M61 via residential area the Hospital, Euxton Lane and A6 
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17. Euxton Lane has entirely different characteristics to that of Buckshaw Ave in that it is a service 
road between that of Chorley and Euxton centres. The nature of the uses along Euxton Lane are 
principally offices and residential (with the exception of Strawberry Meadows). In any case it has 
a height restricted bridge so is not available for HGVs to use – see photo below.  

 

 

 
18. This is in contrast to that of Buckshaw Ave in that it is entirely commercial and industrial on the 

relevant stretch leading to the A6 and motorway. The appeal site cannot in my view therefore be 
described as a strategic industrial logistics location. As it is not appropriate for high volume HGV 
traffic. HGV movements would have to travel from the appeal site past existing office uses and 
photographic/filming studio (Blink) over the railway bridge, skirt Buckshaw village centre and past 
the School before reaching the Strategic Site referred to by Mr Sandwell. The alternative route is 
of course along Euxton Lane again past significant elements of residential housing and the Chorley 
and South Ribble hospital before reaching the A6.  

 
19. There are clearly local issues with HGV traffic in the Buckshaw Village area. There have been 

press articles in the Lancashire Telegraph about the conflict of HGV’s and the residential areas 
here - see articles dated 18th March 2015 and May 2018: 
https://www.lancashiretelegraph.co.uk/news/chorley/16234859.praise-weight-restriction-
road/; https://www.lancashiretelegraph.co.uk/news/11863989.tight-squeeze-hgv-drivers-
following-satnavs-getting-stuck-residential-streets/.  While I appreciate these are fairly historic, I 
believe it is still recognised as an issue locally as on Page 3 of the Strawberry Meadows 
marketing brochure in Appendix 5 commercial traffic is clearly being encouraged to use the A49 
via Euxton Village rather than through Buckshaw Village. 

20. Either option is not attractive to a mid-box logistics user when there are significantly preferable 
sites not least at Botany Bay and Gale Moss et cetera. If an employment scheme were able to be 
delivered on the appeal site it would add to the HGV issues and it is therefore much more suited 
to a smaller unit mixed-use Strawberry Meadow style development or of course residential. 
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Small Scheme Development 

 

21. 4.30 Notwithstanding the difficulties with viability Chorley has seen a good supply of small unit 
schemes over the last eight years and this will continue this year and next with the developments 
coming through at Botany Bay Business Park and Standish St. While occupancy also remains good 
the supply pipeline is currently fully satisfied in that a large amount of new development of small 
units is committed. I have spoken with specialist commercial developers who while are in the 
market for land for industrial development say that Chorley is not on their target list of locations  
because of the volume of space coming forward. 
 

22. Mr Sandwell in Table 3 highlights the small unit schemes in the market whereas I say these are 
the least easily delivered type of development due to marginal viability. I therefore  comment as 
follows: 

 
23. Three of the six schemes (Momentum – Buckshaw, Bamber Bridge and Dollywaggon Way) have 

been developed by Roundhouse Properties. They are a privately owned local developer contractor 
who specialise in starter units which they brand as Momentum. They have the resource internally 
to fund their own development and project manage their own development so work outside the 
traditional development model. They are very locally based and only operate in the Central 
Lancashire market under therefore somewhat of a special case. The maximum development that 
they have undertaken is c40,000 square feet. The appeal site is likely  be too large an entity for 
them to acquire. I refer you to their website from which you can see the markets in which they 
operate: Roundhouse Properties | Commercial Property Agents | Property Developers 

 
24. In respect of the other schemes I provide the following commentary: 

 
a. Matrix Park - set in development or part of the sudden group who are principally a 

commercial construction company. They undertook some of the adjoining bespoke 
construction for occupiers and took the opportunity to develop a small unit scheme 
in conjunction with this work. These likely enabled economies of scale which would 
have helped viability. They also sold the retail and pfs site adjoining which also likely 
cross subsidized the employment space. 

b. Eaton Point – The developer acquired a building which had become vacant and 
undertook a speculative refurbishment and reletting of this building. there was some 
expansion land on which this small unit scheme was constructed. It is likely therefore 
that the building purchase cross subsidised the land value to zero which would again 
have helped their viability. 

c. Strawberry Meadows - I refer you to my proof in which I highlight the cross subsidy 
and grant assistance this scheme benefited from. 

d. Amethyst Court - this is a mid box scheme which in my view is not appropriate for the 
appeal site. South rings is on the junction of three motorways M6/M61 and M65 and 
therefore in a highly sort after location for logistics whereas the appeal site is not. 
 

25. I believe there are therefore special circumstances applicable to these developments which do 
not apply to the appeal site. 
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Rents/Values 

 

26. 4.38 Mr Sandwell has agreed that there are errors in the best rents freehold and long leasehold 
values he has adopted and which are overstated. It has been agreed in the statement of common 
ground that these are to be withdrawn and I attached copy email correspondence as confirmation 
and this is now in the Statement of Common Ground on Viability. I have used higher rents than in 
Mr Sandwell’s evidence to ensure the appraisals in my proof are as robust as possible and 
maintainable over the medium term. 
 

Yields 

 

27. 4.40 While Mr Sandwell has not provided any viability evidence he has gone to considerable 
lengths to provide not only rental evidence but also that in respect of yields. I deal with his 
Appendix 3 below but highlight there is a fundamental difference between us. My view is that the 
range of yields of 3 to 5% is wholly inapplicable to the appeal site and the scheme that is most 
appropriate for its location. 
 

28. Firstly it must be understood that the yield applied to an investment property covers an array of 
risks and factors. These are not only specific to the individual property, its location, tenant, use, 
rent and lease structure but also the wider market and how the purchase is financed and whether 
debt funding is required. Debt is a very significant factor investment property transactions. There 
are therefore numerous variables that can influence the yield which determines the price or value 
of the property. 

 
29. Different asset classes (eg big box distribution, or multilet estates) often have different yields 

which is why the yield sheets (JLL and CBRE yield sheets referred to below) list different yields for 
each class. Prime yields are also referenced, and these are the best in class assets or properties. 
Properties with compromised characteristics such as location or rent lease, will have a higher yield 
than best in class.  

 
30. The main factors which affect yield in regard to industrial property and the Appeal site are as 

follows: 

31. Location - location is fundamental especially for logistics use where good HGV access is required 
to motorway junctions of dual carriageways and catchment markets. It is acknowledged in the B8 
Real Estate report that the core locations are the major conurbations, and it highlights Trafford 
Park and Warrington as being the key core locations in the North West and these are core 
locations for industrial as well as logistics. These locations are centred on the principle motorway's 
of the M6/M62. The M61 is a secondary motorway within the region and Chorley is a secondary 
settlement. The prime yields quoted in the market reports  to which Mr Sandwell refers to in his 
proof at paragraphs 4.5 to 4.9 and the ones I refer below are for the core areas and investor 
purchasers would expect a discount in the yield to compensate for the secondary location. This is 
especially the case in regard to the appeal site which is relatively remote from the motorway and 
is situated on the wrong side of Buckshaw village  as I described above in paragraphs 12 to 17 
above. Mr Sandwell's evidence which while covers a range of locations concentrates on prime 
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distribution locations of Manchester and Warrington and do not generally consider relevant yields 
in Central Lancashire and Chorley. I refer you to the attached comparable map which shows the 
relative locations of Mr Sandwell’s comparables in Appendix 3 and mine listed in paragraph below. 
My comparables are identified in Blue and Mr Sanwells in Red. The Appeal site is identified in 
yellow. As can be seen from the plan Mr Sandwell’s are concentrated in Warrington the NW’s 
premier industrial and logistics location which generally commands higher prices and values than 
secondary locations such as Chorley. Two are in the same market area as the appeal site but the 
South Rings comparable is at the influence of the M6/M65/M61 so a much better micro location 
than the appeal Site. My comparables are all within the Central Lancashire area the same market 
area as the appeal site. 

 
32. Sub market – as I described in my proof it is big box logistics that has led the industrial and logistics 

market and it is this sub sector which is most attractive to the institutions who are prepared to 
pay the lowest prime yields (and therefore higher price). These are generally single unit 
development on solus sites with no landlord responsibilities and generally consist of major plc’s 
with A1 covenants. They are also generally located with direct access to motorways. The Amethyst 
Court South Rings letting to Sainsbury/Argos is an example of this which Mr Sandwell refers to in 
his proof at Appendix 3 and is not therefore relevant. Smaller unit multi let schemes do not 
generate the same lower yields due to mixed covenants, shorter leases and greater landlord 
responsibilities. This difference between these sub markets is seen in the market yield sheets 
which I refer to shortly. The appeal site falls into the latter and therefore most of the comparables 
quoted by Mr Sandwell are not applicable. To the contrary all of my comparables do as they are 
relevant locations are current transactions aligned to longer term market trends rather than being 
at the top of a market bubble and are for the same asset class being multi-unit estates.  
 

33. Rent/lease – lower yields are also achieved on buildings which have lower rents but with prospects 
of high rental growth and for longer leases. Again B8 logistics buildings tend to have higher rental 
growth prospects and generally longer lease commitments relative to multi let estates. Some of 
Mr Sandwell’s yields are applicable to very low rents and are therefore not truly representative of 
rack rented yields. Low rents can come about because they were agreed before a period of rental 
growth and lease structures generally fix rents for periods of 5 years. Rack rents are current full 
market rents. A purchaser will therefore capitalise this low rent by ha high a high factor in 
anticipation these low rents will shortly revert to a rack rent and this produces an low initial yield. 
Mr Sandwell’s Appendix 3 comparables do not state the rents so this is not fully transparent but I 
suspect at least some of them are reversionary (ie are low and will increase to the market rack 
rent. Furthermore many of the comparables are for big boxes which are a more attractive asset 
class and will also have a longer lease structures and therefore command lower yields. Mr 
Sandwell at Paragraph 4.9 states that lower yields mean higher prices and while this is the case 
they do not always generate the highest price for the reasons state above. 
 

34. It is important not to lose site of the fact that the yield is purely a function of rent and price/value. 
An alternative expression is price or capital value per square foot (psf) in determining the gross 
development value (GDV).  Mr Sandwell’s very helpfully lists the price psf and as a general point 
it should be noted that the freehold capital per square foot figures in Appendix 3 are generally 
below that adopted in my viability appraisals. My appraisals are based on £160 per square foot 
whereas many of the comparables are below £100 per square foot. 

 



9 
 

35. Market conditions, bubble - the industrial logistics market has been through unprecedented times 
in recent years. I discussed the structural changes associated with ecommerce and Brexit both of 
which increased demand for industrial and warehousing. Both of these factors were accelerated 
exponentially through the pandemic as High Streets closed and shoppers went online and supply 
chains were disrupted resulting in greater stockholding. These factors created a bubble in the 
market which coincided with the beginning of the pandemic and is only now just beginning to ease 
as markets slowly get back to normal. It is now clear that the pandemic resulted in very low yields 
therefore increasing prices dramatically over a very short period of time. This can now be 
evidenced as follows: 
 

36. B8 Real Estate Report January 2023 – the updated report to which Mr Sandwell referred in 
paragraph 4.5 and 4.9 has now been published and has some key findings as follows: 

 
 

 Dramatic shift in pricing in all industrial sub sectors since July (their July report did warn 
of trouble ahead and this has happened) 

 Majority of developments are now no longer viable 
 Prime land values more than halved 
 Return to 2019 (pre pandemic) values 
 Prime Yields moved out 1.5 to 2.5 percentage points which reduces values (and viability) 

significantly  
 Prime multi let yields now 5% (Warrington and Trafford Park) 

 
37. JLL Monthly Yield Sheet January 2023 - this puts best in class regional multi let industrial yields at 

5.5%. it is notable that JLL market view 12 months ago was 3.75%. This means their view is that 
yields moved out by 1.75% which is in the same range as B8RE. 

38. CBRE Monthly Yield Sheet February 2023 – this company provides similar information and puts 
best in class regional industrial estates at 5.25%. Their house view is the top of the market was in 
June 2022 when yields were 3.35% again concurring with B8RE.  

39. The above three reports completely undermine Mr Sandwell’s position that a realistic yield should 
be 3 to 5%. 

40. CoStar Research - I attach a recent press release by CoStar who provide real time property data. 
The article discusses national all risks investment yields broken down by sector and includes 
industrial. These charts clearly highlight a rapid compression in industrial yields from the beginning 
of the pandemic and a correction in the second half of 2022 which as new data comes through 
will no doubt fall into line with longer term trends. 

41. Further Market Analysis - from the Market Yield Reports above there has clearly been a rapid 
readjustment in the funding and development markets and identifying real transactions which 
back up current market sentiment is not that easy and B8 Real Estate mention that there are 
limited recent transactions. There are however some very recent local transactions to which I refer 
shortly and I have also reviewed very large market sample of investment transactions in the North 
West in order to try to identify up to date yield trends and also to demonstrate the yield 
differential between the prime yields in the JLL and CBRE reports mentioned above and yields 
which would be more appropriate to Chorley/Preston and the appeal Site. I have therefore taken 
as a baseline  prime regional yield with data sourced from Lambert Smith Hampton from 2014 to 
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2022 . I have also analysed regional investment transactions from egi for the whole of the NW and 
separated out the Preston postcode which includes Chorley. 

42. From the graph on the summary tab in the attached excel spreadsheet for both prime regional, 
northwest average and Preston yields there was a general trend over the last nine years 
downwards reflecting improved values. The national and north west  yields show a noticeable 
lowering of yields from 2020 to 2021 but these increase again towards the end of 2022 reflecting 
the end of the market bubble I describe above. The Preston yield follows this broad trend but is 
more variable because of the smaller number of transactions, hence the need to compare it to the 
longer term averages and used in the most up to date recent transactions.  

43. It is notable that Mr Sandwell's yield evidence concentrates around the peak of this bubble which 
as I say is at the end of 2021 and beginning of 2022. It cannot be appropriate to undertake a 
viability exercise on a moment in time which is experiencing extreme events and which results in 
a bubble in the market. Surely it is more appropriate to take a more measured view over longer 
term trends. 

44. In terms of determining the yield differential from prime regional yields to the location of Preston 
and Chorley this is most clearly seen from the table in the spreadsheet. Yields have been averaged 
over 10 and 5 year periods. The 5 year average Preston yield is 5.55% which is a 20% premium 
over the prime national yield average of 4.63% and applying this premium to the current CBRE & 
JLL national yields of 5.25 to 5.5 % gives a yield range of 6.3 to 6.6% for the Preston area. 

45. I have also looked at yields in the NW for large deals over a lot size of £4 million which reflects 
more institutional level deals with unit sizes more equivalent to the larger Appeal site schemes. 
The 5 year average for these at 5.49% is a premium of around 10% to all NW deals average of 
6.63%. Applying this premium to the yield range of 6.3 to 6.6% above gives a range of 5.7 to 5.9%. 

46. Finally, I have looked at the yield movements in the JLL & CBRE latest multi let industrial estate 
data over the last 12 months and applied this to the best yield of 3.73% achieved in the Preston 
area highlighted by Mr Sandwell in his Appendix 4. Which was forward funded entered into at the 
end of 2021. The CBRE yield shift is from 3.5% to 5.25% over the last year and the JLL yield shift is 
form 3.37% to 5.5% an increase of 1.5 times. Applying this to 3.75% gives a yield of 5.95% which 
demonstrates the market change over that period.  

47. When all this analysis is taken together my view is that the appropriate yield for the appeal site 
for a multi unit development falls somewhere between 5.75% and 6.25%. You will note from my 
proof that I have adopted 6% for the smaller units and 5.75% for the larger unit mid box scheme, 
which I believe is a fair and reasonable position to take. It still takes into account the bubble as a 
result of exceptional circumstances but also considers the improving market over the last five 
years. 

48. Turning again to Mr Sandwell's specific transactional evidence in Appendix 3 I comment as follows. 

a. 4c Stretton Distribution Centre, Warrington – This is a distribution location in Warrington 
which is a core location in the NW market (see B8 Real Estate Report Jan 2023 Page 3) and 
which commands higher values than the appeal site as evidenced above. The transaction 
was undertaken 2.5 years ago during the pandemic when prices were rapidly rising. It was 
concluded at a capital value of only £50 psf. My viability appraisal uses 6%  and a capital 
value of £160 psf more than three times the value of this property meaning that this 
transaction in itself would not make a scheme at the application site viable. The rent has not 
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been provided but this yield evidence can only  to be based on very low rents which would 
not be applicable to the rack rents used in my appraisal on the appeal site. 

b. Distribution Point, Warrington  - Again a recognised core distribution location identified in the 
B8RE report and this is a big box unit so not relevant to the appeal site. The transaction was 
completed 14 months ago at the top of the market bubble. Like most of Mr Sandwell’s 
evidence this is a low capital value psf which do not support viability on the appeal site. I have 
nevertheless used a higher capital value psf in my viability appraisal than this comparable 
which makes my viability appraisal robust . 

c. South Rings Bamber Bridge, Preston – This is a prime distribution location and this site is within 
500 m and 1km of the confluence of the M6/M65/M61 so not comparable to the appeal site. 
This is a single asset let to Sainsburys who are on the lease which is for 15 years and the lease 
structure has index linked rent reviews guaranteeing rental growth. It was also transacted at 
the top of the market. This is a prime vanilla institutional asset which in all aspects is not 
relevant to the appeal site. 

d. Lostock Industrial Estate, Bolton – I would say this is a comparable location but is for a mid-
box unit which I do not agree is suitable for the appeal site .due to the site constraints but 
more particularly access The transaction was concluded 2.5 years ago during rapidly rising 
prices, that said the capital value is only £59 psf (vs £160 psf values in the viability appraisal) 
so again does not support a viable development on the site. 

e. Geminin West, Warrington – A prime core location and a mid-box unit concluded 18 months 
ago close to the top of the market. Not relevant to the appeal site as mid box is not appropriate 
for the appeal site (this transaction seems to appeal twice)Tornado 70 Speke – This is mirrors 
the Sainsbury deal mentioned above so not relevant and was undertaken as part of a the same 
transaction so the yield evidence is in fact 3.73%. 

f. Melford Ct Hardwick Grange, Warrington – This is a multi-unit estate similar to that proposed 
within the viability appraisal for the appeal site  but in a core Warrington location sold at the 
top of the market bubble. The capital value is only £100 psf (vs £160 psf values in the viability 
appraisal) so does not support viability of development. 

g. Adlington Court – Same comments apply as for Melford Court – Capital value £94 psf.  

h. Shield Drive Wardley Industrial Estate, Manchester – Highly prominent unit (previous use a 
Homebase) fronting the A580 a main arterial route in Manchester. Also a mid box unit 
concluded during the pandemic so not relevant to the appeal site. 

i. Martland Park, Wigan – A location with similar characteristics and a multi let scheme 
concluded in a rapidly rising market. Capital value only £88 psf. so does not support viability 
at the appeal site. 

49. In contrast to this I have also looked at specific transactions which I believe are more relevant to 
the appeal site in terms of location, timing and type of development and list these as follows: 
 

a. Moorland Gate BP Chorley– Multi let estate in Chorley sold in Jan 2023 for 7.5%. This 
property is only 3.5 km from the Appeal site. I appreciate this is somewhat different 
to that proposed at the appeal site in that it is a breakup of an older facility, but it is 
nevertheless multi-let and in the right location and was only transacted last month. 
These characteristics are similar to the proposed employment scheme for the appeal 
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site. My appraisals have allowed for a 1.5% improvement in the yield, reflecting the 
new purpose build nature of the proposed development at the appeal site and 
increasing the relative GDV at the appeal site. A copy of the Place NW PR relating to 
this transaction is attached. 

b. Regency Guild Trading Estate Preston - A small unit scheme in Preston just put on 
the market at an asking price based on a 6.85% yield. While this is not a new scheme 
it has an excellent tenant profile and provides similar size units that would be 
appropriate for the Appeal site. The yield is indicative of where the market pricing is 
going even allowing for some rental growth from the current passing rents. The yield 
comparisons on the brochure also tell a story in that they three out of the five sols in 
in the last couple of months of 2022 at yields from 6 to 7.5%.  

c. Unit A Matrix Park Chorley – Single unit of 21,000 sq ft which would be the largest 
building you are likely to accommodate at the Appeal site. It is only 1.5 km away and 
was sold in April 2022 at the height of the market at a price reflecting 5.75%. (FH £83 
psf). With the yield shift demonstrated since then this investment would now be 
priced well over 6% probably close to 7%. 

d. Preston East, Preston – Multi unit scheme priced at 4% when put to the market in 
June 2022 but sold on Christmas eve at 5.5% ( a 1.5% yields shift in 6 months for a 
Prime motorway location and high visibility site). This yield shift also reflects the 
market reports highlighted earlier. See also note form the agent where they valued 
the terraced units element, which I would argue is more comparable to our site at 
6.25% (the other units are very logistics orientated (DHL & DPD parcel companies) 
and need to be on the motorways so not applicable for the appeal site. The plot of 
land for unit 3 was included in the deal at £325,000 per acre. 

 
50. The above provides a depth of up-to-date current market evidence from multiple sources 

including leading national practices of JLL & CBRE as well as the leading specialist industrial north 
west based agency B8RE. Furthermore, CoStar one of the leading property information technology 
platforms also identify this trend.  

51. In light of these market reports, commentary, egi analysis and recent comparable investment 
transactions I'm therefore confident the yield profile of the appeal site is 6% at best and Mr 
Sandwell's inference of 3 to 5% wholly unrepresentative. 


