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Executive Summary
Introduction
Liverpool City Council commissioned GVA, in partnership with Vision Twentyone and
Edge Analytics, to prepare a Strategic Housing Market Assessment (SHMA) for the City
of Liverpool in March 2010.
The purpose of the assessment is two fold:
•

To provide a SHMA undertaken in accordance with government guidance and
meeting PPS 3 requirements; and

•

To assist in supporting the Council to fulfil its strategic housing role in planning
housing investment that meets the need of the community.

The SHMA will form an important part of the LDF evidence base. The conclusions of this
research will be integrated into the next iteration of the Core Strategy to be published
in mid 2011.
The DCLG released in August 2007 its final guidance ‘Strategic Housing Market
Assessments – Practice Guidance’. This prescribes a framework that local authorities,
sub-regional and regional bodes can follow to develop a good understanding of how
housing markets operate. The approach taken within this SHMA follows this guidance
and addresses each of the core outputs set out within the guidance document.
The City’s Housing Market Partnership, which consists of house builders, RSLs, public
sector agencies and other representatives including the City Council, was involved in
the research at a number of key stages. This included an initial consultation regarding
the methodologies to be adopted through the research and the presentation of
interim and draft findings. In addition the Draft SHMA was made available to the
public for a six week period at the start of 2011 prior to the final report being
published.

May 2011 I gva.co.uk

i

Liverpool City Council

Liverpool Strategic Housing Market Assessment

The turbulent economic climate and the housing market context at the point in which
this research is undertaken, makes it an extremely interesting time to evaluate the
extent to which the housing market has evolved, and also presents significant
obstacles in forecasting likely trajectories of change. This SHMA provides LCC with a
detailed analysis of key indicators using a number of models and approaches to
construct scenarios of likely change. The scenarios presented within the research
present a set of evidence-based parameters to help inform policy development.
The research has drawn on the latest and most up-to-date primary and secondary
data sources including a comprehensive housing survey, conducted as part of the
SHMA. This survey collected responses from just over 2,330 households across Liverpool
to gain an understanding of their personal housing experiences and future
expectations.
Where data is available from a number of sources a process of triangulation has been
conducted to compare, contrast and where relevant, align information to ensure
inputs to the analysis represent the most comprehensive picture of the authority and
its residents.
A number of models and approaches have been used, including GVA’s bespoke
PHASE approach, which constructs a range of scenarios of possible direction of
change to inform the understanding of future levels of household growth and
therefore dwelling requirements.

Liverpool’s Spatial Housing Geographies
The findings and analysis of the SHMA directly relate to the local authority boundary of
Liverpool. The analysis is considered in the wider spatial context of the Liverpool City
Region, recognising that the city’s housing market(s) is embedded within a wider
functional housing market geography. The views of stakeholders and partners from
across the city region have been sought through regular meetings of the Housing
Market Partnership.
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At a lower spatial scale the research also presents analysis of the diverse nature and
characteristics of housing market sub-areas across Liverpool. These sub-areas are
illustrated in the following map.
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Figure i: Liverpool Housing Market Sub-Areas

Source: GVA, 2010
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Understanding Liverpool’s Housing Stock Profile
Liverpool contains a total of 214,757 dwellings of which 14,906 are vacant, resulting in
a total dwelling occupancy level of 199,851, and a vacancy rate of approximately
6.9%, as at 31st March 2009 1.
Taking an average over the last seven years, Liverpool has delivered 1,583 net
additional dwellings per annum which have continued to expand the city’s capacity
to accommodate new households. The City Centre, in particular, has witnessed a
significant expansion over this period with unprecedented levels of new apartment
schemes coming to the market.
Analysis of the types of dwellings in Liverpool, using information from the 2001 Census
demonstrates that the majority are houses (81.2%) and 18.4% are flats/maisonettes. In
terms of splitting ‘houses’ into more specific types of property 6.9% live in a detached
property, 28.5% in a semi-detached house, 45.8% in a terraced property. However, the
recent supply of newly developed apartment dwellings located within Liverpool’s City
Centre is likely to have slightly altered this balance since 2001. The 2010 household
survey also provides an updated position with regards the profile of the housing offer
across the city by size of property. Of all occupied dwellings across Liverpool, 8% are a
bedsit or have 1 bedroom, 25.3% have two bedrooms, 53.8% have 3 bedrooms and
12.7% have 4 or more bedrooms.
In terms of a split by tenure across Liverpool, the LCC LAMP team produced analysis in
2008, which demonstrates that the social rented sector accounts for 27.6% of
dwellings – a reduction from 32.2% in 2001. Open market housing (including owneroccupied and private rented sector housing) accounts for 72.4% of dwellings across
Liverpool.

1

Council Tax data provided by LCC – base date 1st April 2009
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Examining the quality of the housing stock, in 2009, 5.7% of the city's housing stock was
classified as unfit (compared to the national average of 4.2%) and 40% failed to meet
the Decent Homes Standard 2. Stock quality problems are prevalent across all tenures,
but are particularly acute within the private rented sector, where 15.6% of stock is unfit
(compared to 10.9% nationally) and 52% of dwellings fail to meet the decent homes
standard. Importantly, whilst this high level of non-decency represents a challenge,
comparison with the results of the previous survey shows that significant progress has
been made in improving the quality of housing across the city in the private sector.
This should also be set against the significant levels of investment in the social rented
housing managed across the city as part of the Decent Homes programme.

The Key Drivers underpinning the Liverpool Housing Market
Official Statistics (released by the ONS) suggest that Liverpool has experienced a
declining population since 1991. The majority of this decline was experienced up to
2001, with a 7% fall during the 1991-2001, inter-censal decade. The research in this
SHMA suggests that the population of the city in 2008 stood at approximately 440,000,
which, whilst representing a considerably lower level than in 1991 (475,000) is the result
of a reverse of trend over recent years. an updated total population estimate for the
Authority as a whole stands at just under 440,000 in 2008.
Net out-migration from Liverpool has been the main driver of population decline with
an estimated total net outflow of 3,000 - 4,000 per year 1991-2001, reducing to 1,0002,000 per year thereafter.

Natural change (the difference between births and

deaths) has made an increasingly positive contribution to population change since
2001. Whilst net internal migration has continued to have a negative impact upon
population change, net international migration (the difference between immigration
and emigration flows) has been positive. It is the influence of net immigration that has
largely arrested the population decline evident in Liverpool up to 2001.

2

Figures replicated from the Core Strategy Preferred Options document paragraph 121
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Breaking the analysis of the individual demographic drivers of change down to a subarea level 3, the largest population losses have been experienced in the Eastern Fringe
areas to the north (-5.7%) and to the south (-7.6%) and in the Inner Core (-3.9%).
However, a strongly diverging trend in growth is evidenced at the sub-area scale.
Notably, the commercial and residential development of the City Centre and the
Waterfront areas has resulted in rapid population growth, albeit from a relatively low
base, since 2001.
The economy also represents an important driver of population and household
change. Over recent years, as a result of public and private sector investment,
Liverpool had experienced a period of both productivity and employment growth up
to 2006. However this has been slowed significantly as a result of the global economic
downturn and national recession since 2008.
Liverpool continues to play an important economic role within the wider Liverpool City
Region, representing a hub of employment opportunities. Analysis of journey to work
statistics reveals that 74% of Liverpool’s residents also work within the city 4 and
suggests that the housing market is relatively well contained on this measure.
However, looking at the labour market from the perspective of employment within
Liverpool, the 115,559 residents who also worked within Liverpool comprised only 56%
of all employment in the city. This suggests that 44% 5 of the jobs within Liverpool are
taken by persons residing outside the city, with the surrounding authorities in the City
Region providing the majority of this labourforce. This relationship is an important one
as it indicates that a substantial part of the city’s workforce choose to live outside the
city. Reducing this commuting trend, and therefore elevating containment, has been
considered in the analysis of future requirements for housing across Liverpool.

3 Note: Sub-area projections have been built using the ONS published disaggregated LSOA mid-year population
estimatesOne very useful additional data source provided by ONS. For a description of its methodology see
www.statistics.gov.uk/about/Methodology_by_theme/sape/downloads/Methodology_note_SOAs.pdf). These LSOA
estimates have been assigned to individual Housing Sub-market Areas using the Census Output Area (COA)
definitions provided by Liverpool City Council.
4

Census 2001 but figure largely validated through 2008 ONS update.

5

Census 2001 but figure largely validated through 2008 ONS update.
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Even prior to recession, despite the success in stimulating economic growth,
economic activity rates in Liverpool have remained suppressed below national
comparators. This is a concerning indicator, due to its drag on productivity, which is
acknowledged in both Liverpool’s Economic Strategy and emerging Core Strategy.
Moreover, this economic vulnerability has knock-on effects at the household scale in
Liverpool – limiting the financial capability of households to exercise housing choices.
This is further illustrated through the profiling of incomes and benefit claimant levels in
Liverpool, which point towards a trend of low average household incomes and high
reliance on benefit claiming within Liverpool.
Whilst household growth, the strength of the economy and the income of households
form important drivers in understanding the operation of the housing market, house
price transactions and rental activity represent a direct indicator of the health of the
market. At the city-scale, Liverpool has seen a consistent rise in the average price of
residential property since 2000, peaking at £135,937 in 2007/08, before declining by
over 5% in 2008/09 as the full effects of the housing market slump induced by the
‘credit crunch’ and recession took effect. Compared to national and regional
benchmarks, house prices within the city remain relatively low. This is illustrated when
looking at lower quartile prices, with the average lower quartile price still below
£85,000 at the end of 2009, compared to £98,000 regionally and £127,500 nationally.
Despite the relatively ‘affordable‘ pricing of properties in all tenures, the SHMA has
clearly demonstrated the current issues facing households across Liverpool in terms of
mobility within the housing market. The benchmarking of access to different tenures
has highlighted that a significant proportion of households are essentially unable to
exercise genuine choice in the market as a result of their financial capacity. Low
incomes are clearly a driving factor for many households across Liverpool, although as
a result of tightening mortgage lending regulations new households whose incomes
are relatively healthy, but who have limited savings, are also being excluded from the
owner occupier market.

Estimating Future Household Demand and Supply
The SHMA research has involved a detailed and robust assessment of the likely future
change in the number of households across Liverpool. A range of scenarios have
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been developed, taking account of demographic, economic and policy factors. This
process has utilised the POPGROUP model and involved inputs from the HMP
partnership.
The scenario selected as representing the most realistic estimate of household
change estimates an annual household growth rate of 1,441 households. This is based
upon a total uplift in households between 2008 and 2026 of approximately 25,900. This
scenario, the economic-led moderated scenario, factors in assumptions around
reducing levels of worklessness, reduced in-commuting to the city and a slowing
down of the recent pace of housing growth witnessed in the city centre.
An alternative migration-led scenario is also considered that does not factor in the
impact of economic change, including the recessionary period. This provides an
alternative estimate of demand. Under this scenario household numbers increase
from 197,000 in 2008 to 235,000 in 2026, an uplift of approximately 37,900 or 2,108 per
annum.
Analysis has been undertaken of the projected demographic profile of households.
The projected trends reflect the historical shift towards an increasing proportion of
single-person households. Looking at the changing profile by age groups, a significant
increase is projected in the number and proportion of households with a head of
household of over 60. This represents an important long-term restructuring of the
demographic profile of the city.
Looking at the issue of housing choice, the projected change in the household profile
over the plan period will clearly have an impact. The growth in single person
households would point, in the longer-term, to a high level of demand for smaller
properties located in close proximity to key services and transport networks (especially
given the high prevalence of older person households in this size banding).
Significantly though, in order for the economic aspirations of the Council to be met
and the underlying assumptions behind the economic-led moderated Household
Projection to be achieved, namely the aspiration to achieve a higher level of
containment within the city, the evidence suggests that demand will need to be
sustained by the development of additional family-sized housing. Current migration
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flows out of the city, and indeed daily commuting flows, focus in a large part on
households seeking aspirational housing in good quality neighbourhood surroundings
including good schools and services. It is therefore important that the types of housing
required by current households in Liverpool are met in the future in the context of
improved neighbourhoods, and those residents that would otherwise chose to move
out and commute are captured and retained within the city.
In terms of individual property types, analysis comparing the current supply of stock by
type and future demand suggests that there exists a relative balance in proportionate
terms in the flatted stock, although there is considerable variance across the subareas. The supply of terraced stock appears to exceed demand across the city, with
this replicated in all of the sub-areas, with the exception of the City Centre /
Waterfront where the supply of this property type is likely to continue to be limited. The
greatest shortfall appears to be in terms of traditional family accommodation
represented by semi-detached properties. In terms of detached properties, there is
also evidence to suggest a moderate shortfall, although this is likely to have been
tempered further by the economic and financial climate at the time the research was
undertaken.

Understanding the requirements in the future for Affordable Housing
Tightening mortgage lending criteria, coupled with job losses and reductions income,
have created a significant demand pressure for non-market housing. Affordability
benchmarking has clearly illustrated this issue with significant income barriers now
constraining movement into and between tenures.
This research has included an assessment of housing need using the methodology set
out in the CLG Guidance. This calculation suggests that Liverpool will be required to
provide for a net annual affordable housing need of approximately 858 dwellings per
annum over the next 5 years, in order to both clear the existing waiting list backlog
and meet future arising household need.
This level of need does not take into account the supply potential of the private
rented sector to absorb an element of need. National policy and guidance emerging
from the Government continues to highlight that this tenure will continue to have an
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increasing role in meeting demand. This is a direct result of a climate where access to
owner-occupation is becoming increasingly difficult as a result of access to mortgage
finance and economic uncertainties, and the future delivery of traditional social
housing is limited as a result of declining levels of public capital finance and issues
around site viability in many market areas.
The SHMA has considered the potential role of the private rented sector across
Liverpool to meet housing need, which indicates a reduced net annual affordable
housing need requirement of approximately 596 dwellings per annum over the next 5
years. However, in considering this alternative assessment there are a number of
points of caution when considering the role of the private rented sector in meeting
affordable housing need and therefore the establishment of suitable planning policy
targets. Importantly the assessment of the condition of stock across Liverpool
highlighted concentrated issues in the areas of Liverpool with lower-cost private
rented sector housing. The level of non-decency raises the issue of whether a
significant element of the low-cost private rented sector stock in Liverpool is of a
suitable quality to act as a recognised supply substitute to the PPS3 definition of
affordable housing 6. In addition the amendments to the Housing Benefit system
announced by the Coalition Government within the Comprehensive Spending
Review (CSR) on the 20th October 2010 are expected to result in the capping of
Housing Benefit available per household. This has the potential to reduce the number
of households with subsidy able to afford market rents and subsequently increase the
level of gross need for affordable housing.
Balancing the supply of affordable housing with demand requires careful
consideration of the size of housing required to meet household needs. The analysis
suggests that a shortfall exists in larger 3 and 4 bedroom properties across the city. The
shortage of these property types is having a disproportionate effect on the city’s

This assertion was supported by the findings of the ‘Affordable housing requirements in NewHeartlands’ (June 2009)
Review which, although highlighting the significant supply-side potential of the private rented stock in Liverpool for
meeting affordable housing need, referenced the downside supply risk associated with the quality of some of this
stock.

6
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ability to address its backlog of housing need and to meet the needs of new
households in the future. The high levels of turnover in 1 and 2 bedroom properties
indicates that this stock is better able to meet, at a city level, the levels of need
existing and likely to be generated over the short-term. Despite these city-wide
conclusions it is also clear that there are sub-area discrepancies. Whilst the city as a
whole appears to have a relative balance of 2-bedroom properties the suburban
areas record a shortfall in supply which, if local needs are to be met, represents a
challenge.
The findings of the research have served to highlight that the impact of economic
uncertainties and job losses has meant that there is a significant number of
households across Liverpool who, as a result of benefit dependency or low incomes,
are particularly susceptible to small changes in the distribution of benefits and/or
market volatility. A notable number of households already spend a significant amount
of their income on housing needs and therefore changes to their economic
circumstances or financial capacity are likely to have repercussions in the tenure and
type of housing in which they live, potentially impacting on their well-being.
Looking forward in the longer-term (i.e. beyond the next five years) it is difficult to
accurately assess how house prices, and the financial requirements of households to
obtain mortgage credit, will change. Clearly these are important informing influences
on the future split of market and affordable housing required. However, it is possible to
look at the forecast change in the profile of the economy and in particular the
projected increase and decrease in employment in different occupations. This, when
coupled with incomes associated with these occupations set against current
benchmarks for accessing different tenures, allows for a longer-term projection of the
likely split of tenures required. A long-term estimate is made that affordable housing
will need to constitute 20% of future demand from household growth, (note this is
based on long-term economic forecasts and does not represent a robust an estimate
as the short-term calculation of need for affordable housing).

Considering the Requirements of Household Groups with Specific
Requirements in Liverpool
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The SHMA analysis has clearly highlighted that the demographic and economic
profile of the city is likely to change over the plan period, with the active housing
market reacting, and in part feeding back, into these changes. Different parts of the
wider housing market will be affected by these changes in different ways. The
research has considered the impact of future changes on the housing requirements of
a number of specific groups identified either through the CLG Guidance or by LCC.
This has included the following groups:
•

Older Persons – the demographic projections all project an increasing number of
older person households, with 13,000 additional older person households under
the economic-led moderated household growth scenario between 2008 and
2026, with this age grouping representing 33% of all households in 2026. A survey
of the housing needs of older persons, conducted independently from this
research, identified a need for non-specialist 2 bedroom flats across all areas and
a need to diversify open market provision-out right purchase/ leasehold across
the city. The issue of under-occupancy of housing by older person households
was also identified as a key challenge, which has the potential to assist the
mobility of the market for other groupings if resolved.

•

Black and Minority Ethnic Groups – the City Council is currently in the process of
undertaking a detailed piece of research into this specific group. The analysis of
the housing needs survey suggests specific issues around access to owneroccupier tenures resulting from low incomes, however, the findings of the LCC
research will provide a greater depth of analysis of this issue and other related
housing needs.

•

City Centre / Waterfront residential market – the City Centre and Waterfront have
clearly played a significant role in the changing nature of Liverpool’s housing
market over recent years. The two areas collectively have contributed a
significant proportion of overall new development and have become home to a
sizeable new community. This role is set to continue in the longer-term, with a
substantial proportion of future capacity still remaining in these areas set
alongside the projections of a growth in single person households, and in
particular those aged 15 - 34. Discussions held within the focus group coupled
with specific City Centre research conducted in 2008, highlight the importance of
managing this growth and the balance of tenures and types of property within
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the market. In particular, increasing the choice of properties available and the
leaseholds will help to continue to develop communities rather than transient
populations, with the waterfront serving as a good example of where this is
starting to occur.
•

Households with support and special needs – meeting specific support and
special needs remains an important priority for LCC. The analysis identifies that
these groups form an important component of the overall market, but that their
needs are diverse in their nature. The capacity of social rented stock, given the
length of waiting lists and the suitability of existing stock, poses a challenge.
Critically, however, it was identified that the careful management of private
stock, and in particular the private rented sector is required if this continues to be
used to absorb demand.

•

Economically vulnerable households – the SHMA analysis identified that a large
proportion of households have suffered worsening economic conditions as a
result of the recession. This has had an impact on the ability of those households
which are economically most vulnerable to exercise choice in the housing
market, emphasised by the number of households in need. The focus group
discussions with this specific group highlighted the complex issues facing those
households with more complex economic circumstances and low incomes.
Continuing to support these households through a diverse range of approaches
will continue to be a priority, especially given the fact that the number of
households falling into this category is likely to have increased over the last
couple of years, based on the findings of the SHMA.

Future Monitoring
In order for the findings of the assessment to continue to inform and help shape
policy, it will be necessary to continually monitor changes in the housing market and
the underlying drivers examined in this assessment. Consideration will therefore need
to be given to implementing the monitoring framework provided alongside the SHMA
research as part of the plan, monitor and manage approach required for the LDF
evidence base.
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1.

Introduction To The SHMA

1.1

GVA was commissioned to provide a Strategic Housing Market Assessment (SHMA) for
Liverpool City Council (hereafter LCC) in March 2010. The findings of this research will
be used to inform the development of the emerging Core Strategy.

Purpose of the Assessment
1.2

The purpose of the Assessment is twofold:
•

To provide a SHMA undertaken in accordance with government guidance and
meeting PPS 3 requirements; and

•

To assist in supporting the Council to fulfil its strategic housing role in planning
housing investment that meets the needs of the community.

1.3

In order for the findings of the assessment to continue to inform and help shape
policy, it will be necessary to continually monitor changes in the housing market and
the underlying drivers examined in this assessment. Consideration will therefore need
to be given to implementing the monitoring framework provided as part of the ‘plan,
monitor and manage’ approach required for the LDF evidence base.

SHMA Requirements: CLG SHMA Guidance (2007) and National
Planning Policy Statements PPS12 and PPS 3
1.4

PPS12 clearly sets out the important role that spatial planning can have in the context
of place-making and delivering housing. In particular it emphasizes the importance of
spatial plans in:
•

Setting an appropriate supply and timing of development land for housing;

•

Setting a clear framework for infrastructure provision that is essential for
“sustainable communities”; and

•
1.5

Facilitating the delivery of affordable housing through the private sector.

There is consistent emphasis through the PPS, as well as advice given by Planning
Inspectors, on the importance of a robust evidence base upon which appropriate
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local policy responses can be devised. Undertaking SHMAs, housing need
assessments and tests of economic viability can all contribute to a robust evidence
base for policy.
1.6

The importance of the evidence base in the formulation of policy is emphasised
throughout PPS 3. The latest iteration of the national policy document sets a
significant challenge for SHMA’s, SHLAA’s and other housing evidence to provide
clear quantifiable steers regarding the balancing of housing demand and land
supply, to ensure that policies are predicated on a robust and transparent rationale.
Paragraph 22 in particular clearly states the role of the SHMA in providing the
following outputs to inform Local Development Documents:
•

The likely overall proportions of households that require market or affordable
housing, for example, x% market housing and y% affordable housing;

•

The likely profile of household types requiring market housing e.g. multi-person,
including families and children (x%), single persons (y%), couples (z%);

•
1.7

The size and type of affordable housing required.

In August 2007 CLG released its final guidance ‘Strategic Housing Market Assessments
– Practice Guidance’. This sets out a framework that local authorities and regional
bodies can follow to develop a good understanding of how housing markets
operate.

1.8

The Guidance recognises that housing markets are dynamic and complex, and as a
result strategic market assessments are not intended to provide definitive estimates of
household need, demand and market conditions. However, they can provide
valuable insight into how housing markets operate both now and in the future. They
should also provide a fit-for-purpose basis upon which to develop planning and
housing policies, by considering the characteristics of the housing market, how key
factors work together and the probable scale of change in future housing need and
demand.

1.9

The approach taken within this HMA follows this guidance and addresses each of the
core outputs set out in Figure 1.1 and the process checklist set out in Figure1.1. Figure
1.1 from the Guidance is replicated below with an additional column outlining within
which section the core output is addressed in this report. Appendix A sets out
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compliance with the process checklist, outlined within the Guidance and PPS 3 key
requirements.
Figure 1.1: Compliance with CLG Guidance Core Outputs and PPS 3 Requirements
SHMA Guidance – Core Outputs
Table 2.1

PPS 3 - Paras 22 & 29

Output 1 - Estimates of current
dwellings in terms of size, type,
condition and tenure
Output 2 - Analysis of past and
current housing market trends,
including balance between
supply and demand in different
housing sectors and
price/affordability. Description of
key drivers underpinning the
housing market
Output 3 - Estimate of total future
number of households, broken
down by age and type where
possible

Section 3

Sections 4 and 5

The likely profile of household
types requiring market housing
e.g. multi-person, including
families and children (x%), single
persons (y%) and couples (z%).

Output 4 - Estimate of current
number of households in housing
need
Output 5 - Estimate of future
households that will require
affordable housing

Output 6 - Estimate of future
households requiring market
housing

Output 7 - Estimate of the size of
affordable housing required

Output 8 - Estimate of household
groups who have particular
housing requirements e.g.
families, older people, key
workers, black and minority
ethnic groups, disabled people,
young people, etc.

Report Section in which
Key Outputs are presented
and analysed

Section 6

Section 7 (CLG Guidance
calculation of households
in need)
Set an overall (i.e. plan-wide)
target for the amount of
affordable housing to be
provided. The target should
reflect the new PPS definition of
affordable housing.
The likely overall proportions of
households that require market
or affordable housing, for
example, x% market housing and
y% affordable housing
The size and type of affordable
housing required / Specify the
size and type of affordable
housing that, in their judgement,
is likely to be needed in
particular locations and, where
appropriate, on specific sites.

Section 6 (longer-term) /
Section 7 (shorter-term
assessment)

Section 6 (longer-term) /
Section 7 (shorter-term
assessment)

Section 7

Section 8

Source: GVA, 2010
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Wider Research Objectives
1.10

In recognition of the complex nature of Liverpool’s housing market, as described
within the existing evidence base assembled to date by the Council and Partners, the
intention is for the SHMA to go beyond these core outputs in a number of areas. LCC
set a number of research objectives, including a definitive statement of affordable
housing provision, based on a robust methodology and a view of demographic
projection that supports the overarching strategic agenda of delivering growth to
which this SHMA responds. These objectives are set out in full below:
1. Assess the degree of ‘containment’ exhibited by Liverpool’s housing market, and
arising from the assessment:
a. If necessary, identify the conditions required to achieve a ‘self-contained’
(70%) 7 housing market; and
b. The consequent implications for employment, commuting, etc, and interaction with the rest of the city region.
2. Provide a definitive statement on affordability as an issue for Liverpool’s housing
market, including:
a. A critical evaluation of the methodological approaches and relevant
application;
b. The degree of detailed data and analysis necessary to underpin
affordable housing need assessment, to meet the robust evidence
requirements of planning policy formulation; and
c. The use of wider affordable housing solutions (i.e. low cost home
ownership).
3. Explain the distinctions in terms of demand and supply of sub-area /
neighbourhood level of housing market operation, particularly an assessment of

7 As indicated in CLG Guidance – Identifying Sub-Regional Housing Market Areas Advice Note (March 2007), link http://www.communities.gov.uk/documents/planningandbuilding/pdf/323693.pdf
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the extent of polarisation, based on the intervention areas identified in the
Housing Strategy.
4. Indicate the nature of ‘aspirational’ housing, the range of housing choice
required to support economic growth, and retain existing and emerging
households.
5. Assess the contribution of the various housing sectors towards overall demand

Methodological Approach
1.11

The turbulent economic climate and housing market context at the point in which this
research is undertaken, makes it an extremely interesting time to evaluate the extent
to which the market has evolved, but also presents significant obstacles in forecasting
likely trajectories of change going forwards. In order to reflect these issues, this SHMA
provides LCC with a detailed analysis of key indicators using a number of models and
approaches, and seeking opportunities to triangulate a range of data sources
wherever possible, to construct scenarios of likely change. The scenarios therefore
present a set of evidence-based parameters to help inform policy development.
Data Sources – Utilising primary and secondary sources of information

1.12

The SHMA research has utilised a range of robust methodological approaches which
have drawn upon a mix of secondary and primary data sources. This aligns with the
CLG Guidance which advocates that the SHMA research can draw from a range of
primary and/or secondary data sources:
“Whether a strategic housing market assessment is based upon secondary or survey
data should not be a factor in determining whether an assessment is robust and
credible. No one methodological approach or use of a particular dataset(s) will result
in a definitive assessment of housing need and demand. The quality of the data used
is the important consideration in determining whether an assessment is robust and
credible rather than its nature” (CLG Strategic Housing Market Assessments Practice
Guidance – Version 2, 2007, pg 11).

1.13

The approach undertaken within this research has been to use new and updated
secondary and primary data to develop a robust understanding of the operation of
the housing market across Liverpool.
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Where data is available from a number of sources (secondary and survey-based) a
process of triangulation has been conducted. The purpose of triangulation in
qualitative research is to increase the credibility and validity of the results.
Triangulation is a technique that facilitates validation of data through crossverification from more than two sources. In particular, it refers to the application and
combination of several research methodologies in the study of the same topic.

1.15

Throughout the assessment the application of this technique has involved comparing,
contrasting and where relevant aligning information from a mixture of sources to
ensure, based on the professional judgement of the research team, that the most upto-date and locally reflective information has been utilised. This serves to further
ensure that the findings of the SHMA are robust and credible.

1.16

The wide range of both primary and secondary datasets used in this assessment
include:
•

A primary telephone survey of 2,331 household interviews was undertaken, with
2,248 successfully completed. In total, 11,864 households were contacted, which
yielded a response rate of 18.9%. A further 83 interviews were either conducted
face-to-face or online. A summary of the methodology adopted, including the
approach to representative sampling, is included in Appendix C. The results of this
survey provide an important source for a number of the key calculations in the
research, including the projection of future demand and need. Key data
collected includes a robust assessment of household’s current financial situation,
critical in the current economic and financial climate, recent moves and future
aspirations / expectations, broken down into particular household groupings.

•

A series of focus groups - these were used to target specific groups and topics
based upon the results of the wider analysis and the survey. Summaries of the
discussions held within these focus groups are appended to the report, with key
findings included in Section 8.

•

The primary data collected through the research has been augmented with a
complete analysis of secondary data sources. Key datasets analysed through this
research include:
•

The POPGROUP model, used to develop locally derived population and
households projections;
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•

Land Registry house price data and Rightmove.co.uk data;

•

Council Tax data collated and analysed by the LAMP team;

•

Strategic Housing Land Availability Assessment (SHLAA) data;

•

Property Pool data – co-ordinated city wide waiting list information;

•

The Council’s Housing Strategy Statistical Appendix (HSSA);

•

The 2001 Census; and

• A range of existing research and interviews produced by LCC and their
Partners.
1.17

The SHMA therefore draws upon the most robust data available at the point of time of
the research in order to allow definitive conclusions to be reached regarding the
current and future market.
Household Survey

1.18

The household survey conducted as part of this research represents an important
component of the SHMA evidence base. The survey achieved statistically robust
samples of household responses, reflecting the demographic and housing structure of
the Authority. Survey results were targeted based on quotas, to ensure that results are
statically robust at a sub-market area level.
Figure 1.2: Sub-area returns
Sub area

Number of returns

% of returns

Central Buffer

424

18.2%

Eastern Fringe

422

18.1%

Inner Core

470

20.2%

Southern Fringe

342

14.7%

Suburban Core

461

19.8%

City Centre / Waterfront

212

9.1%

2,331

100.0%

Total

Source: Housing Survey, 2010 Vision Twentyone
1.19

The final data collected from the surveys was weighted to ensure the survey sample
was representative of the population of the City of Liverpool. Two types of weighting
have been used: post-stratification weighting and projection weighting (‘grossing
up’).
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1.20

Post-stratification weighting took account of the extent to which the percentage of
returns deviated from the percentage of households estimated to be in each
category, before the sample was grossed up to population totals. Throughout the
report we display the ‘grossed up’ estimated household number of 201,561 8 which is
presented in the tables below and represents the output of the weighting process.
Where the base shown deviates from this value, this is due either to the exclusion of
those to whom the question did not apply, missing data or to computer rounding.
Figure 1.3: Weighting alignment of survey results
Sub area

Number of
survey returns

% of survey
returns

Survey:
Estimated
Households

Survey:
% of
households

Central Buffer

424

18.2%

41,895

20.8%

Eastern Fringe

422

18.1%

34,388

17.1%

Inner Core

470

20.2%

57,275

28.4%

Southern Fringe

342

14.7%

10,166

5.0%

Suburban Core

461

19.8%

46,157

22.9%

City Centre / Waterfront

212

9.1%

11,681

5.8%

2,331

100.0%

201,561

100.0%

Number of
survey returns

% of survey
returns

Survey:
Estimated
Households

Survey:
% of
households

844

36.2%

38,536

19.1%

Total

Tenure
Owner-occupied (no mortgage)
Owner-occupied (with mortgage)

849

36.4%

72,170

35.8%

Rent from an RSL (Council)

506

21.7%

58,036

28.8%

Private Rented
Total

Dwelling Type

132

5.7%

32,819

16.3%

2,331

100.0%

201,561

100.0%

Number of
survey returns

% of survey
returns

Survey:
Estimated
Households

Survey:
% of
households

Detached

206

8.8%

13,854

6.9%

Semi-detached

785

33.7%

56,834

28.2%

Terrace

1,166

50.0%

90,847

45.1%

Flats

174

7.5%

40,025

19.9%

Total

2,331

100.0%

201,561

100.0%

8 This number does not exactly match the initial household number estimate due to weighting processes and
computer rounding.
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Household Composition

Number of
survey returns

% of survey
returns

Survey:
Estimated
Households

Survey:
% of
households

1,304

55.9%

71,921

35.7%

Couple
Lone parent

94

4.0%

26,960

13.4%

Other multi-person

237

10.2%

21,396

10.6%

One person
Total Households

696

29.9%

81,285

40.3%

2,331

100.0%

201,561

100.0%

Source: GVA, Edge Analytics, Vision Twentyone, 2010. A full methodological
explanation of the approach taken is included in Appendix B.
1.21

The findings of the survey, at the current point in time, provide a "definitive" account
of local households' opinions with regard to their current circumstances, need,
expectations and aspirations.
The PHASE approach

1.22

Methodologies for understanding and monitoring the housing supply/demand
dynamic have become increasingly comprehensive and robust as approaches to
assessing need and demand have been continuously refined.

1.23

The population and household modelling undertaken as part of the research, using
the POPGROUP model and the expertise of Edge Analytics, has allowed an in-depth
examination of likely future trends at local authority and sub-area level. This research
has used our bespoke PHASE (Population, Housing And Strategic Evidence) approach
which enables a definitive position to be reached with regards the relationship
between the potential demand for housing across Liverpool and within the sub-areas,
and the supply capacity available.

1.24

This approach recognises the need to understand and plan for the links between
housing and the economy, which has become a key component of analysing and
modelling future housing markets. Other factors are also considered including the
supply of land, policy considerations and the current wider housing market context.
Further details on this approach are included within Section 6.

1.25

Where data is available, the research presents spatial analysis using a range of GIS
and mapping graphics. This has been undertaken using Liverpool’s mapping
information – OS License 100018351.
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Liverpool’s Spatial Housing Geographies
1.26

At the outset of this research it is important to note that the findings and analysis
directly relate to the City Council boundary of Liverpool. The SHMA will directly inform
the preparation of the Authority’s Core Strategy and is therefore constrained to
provide answers to key policy questions for the city.

1.27

However, in addition to the local authority boundary it is important to appreciate two
further levels of spatial analysis, which are considered throughout the SHMA:
•

The Liverpool City Region – Liverpool’s housing market is embedded within a
wider functional housing market area, the Northern Liverpool City Region market
area, which alongside the Southern and Eastern market areas constitutes the
wider City Region geography. Each of these areas are explained in Section 3;
and

•

Sub-market Areas within Liverpool – Liverpool is made up of a number of smaller
sub-markets which reflect the different tenures and market characteristics across
the city. These are an important geography which has been reflected within the
Liverpool Housing Strategy 2009-2011.

1.28

The identification of Liverpool itself as a self contained market clearly stands as an
important research objective to be evaluated in the context of the wider spatial
geography of the City Region through this SHMA. Within Section 4 these wider
relationships are examined in greater detail, in order to build forecasts of future
household growth and therefore dwelling requirements.

Liverpool’s Sub-Markets
1.29

The Housing Strategy Statement introduces seven sub-areas providing an important
lower spatial level which recognises the distinctions between different markets across
the city. These sub-areas are used as an important spatial construct in ensuring that
the SHMA provides further evidence to underpin the key housing priorities facing the
Council. These sub-areas are listed below and shown in Figure 1.4:
•

Inner Core (excluding the City Centre and Waterfront)

•

City Centre
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•

Waterfront

•

Suburban Core

•

Central Buffer

•

Southern Fringe

•

Eastern Fringe (note the Eastern Fringe is made up of three separate areas; East,
North and South)

1.30

Alongside these sub-areas it is important to continue to recognise the spatial impact
of two key programmes aimed at improving the operation of the housing market in
Liverpool; the New Growth Point (NGP) and the New Heartlands Housing Market
Renewal (HMR) initiative.

1.31

The New Growth Point focuses proposed interventions and projects largely across
North Liverpool, specifically the four Wards of Everton, Kirkdale, County and Anfield,
and therefore spanning the Waterfront, City Centre and Inner Core. The New
Heartlands HMR programme has represented a core component of the changing
housing market context across Liverpool, with a specific focus across the Inner Core.
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Figure 1.4: Liverpool Housing Market Sub-Areas

Source: GVA, 2010
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Report Structure
1.32

This report is structured around the following sections. These largely align with the steps
set out in the CLG Guidance to assist in extracting key information from the report:
•

Section 2: Placing the SHMA research in context – This section considers the
complexities, priorities, opportunities and challenges across the city as articulated
through current Strategy and Policy, alongside an overview of delivery and
market factors which are considered likely to have an impact on the housing
market going forward;

•

Section 3: The Housing Stock – This section provides an assessment of the current
profile of the housing stock across Liverpool. This includes estimates of the current
‘housing offer’ of the city in terms of the number of current dwellings, broken
down by size, type, condition and tenure;

•

Section 4: Key Drivers Underpinning the Housing Market – Whilst the dynamics of
the housing market are complex, the demographic and economic context
represents a fundamental foundation upon which to understand supply and
demand currently, and in the future. This section presents a detailed assessment
of key demographic and economic drivers concluding with analysis of the
functional relationships which define the spatial geographies of the housing
market across Liverpool;

•

Section 5: The Active Market – The relationship between supply and demand
manifests itself in the operation of the active market. House prices, rental levels
and key measures of demand, including the number of households on waiting
lists, are all symptoms of market behaviour which are clear indicators of the
current health of the market and the future direction of travel. A comprehensive
assessment of the active market is undertaken using both primary and secondary
data, with key issues around affordability examined in detail;

•

Section 6: The Future Housing Market – Drawing on the evidence assembled in the
preceding sections, a range of projected households are presented. These
scenarios are built through an examination of a number of drivers including
migration trends, economic projections and the consideration of LCC’s strategic
objectives. Whilst a range of scenarios are presented, a projection of change
which is considered to represent the most realistic trajectory is identified, from
which potential dwelling requirements are calculated. The section concludes with
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an examination of long-term estimates of demand by tenure and house type,
drawing upon a number of sets of information;
•

Section 7: Meeting the Needs of Households – A calculation of the short-term level
of housing need for affordable housing is undertaken following the stepped
process set out in the CLG Guidance. Data to populate the model is drawn from
a range of sources including the results of the primary needs survey. At every step
in the calculation, where possible, data has been sourced from both primary and
secondary evidence, in order to enable a triangulation process to be
undertaken, therefore ensuring a robust end estimation of need. Consideration is
given to the role of the private rented sector in potentially absorbing a proportion
of the overall need, recognising its increasing role in the wider housing market.
The section concludes with an estimation of the breakdown by size of the
affordable housing identified as being required over the next five years;

•

Section 8: Households with Particular Housing Requirements – The analysis focuses
the information collected through primary and secondary sources to draw out
specific conclusions related to a series of household groups with particular
housing requirements; and

•

Section 9: Drawing the Evidence Together – Conclusions – The research concludes
with a section outlining the conclusions and recommendations arrived at through
the research. Conclusions are presented to directly respond to the core outputs
set out in Figure 2.1 of the CLG Guidance, referenced alongside the specific
research objectives set by LCC.
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2.

Placing The SHMA Research In Context

2.1

In recognition of Liverpool’s unique housing market challenges and opportunities, this
section provides an important wider context to the research. This is important to frame
the conclusions reached in relation to the SHMA research objectives through the
subsequent sections. This section therefore sets the context in relation to:
•

Liverpool’s Policy and Strategy Objectives – A review of key documents sets out
the City’s aspirations to improve its housing offer as part of a wider process of
economic regeneration; and

•

Market Challenges – In recognition of the recent housing market ‘shocks’ resulting
from the ‘credit crunch’ and recession, key market challenges are examined
which need to be considered when using the outputs of the research to develop
policy.

2.2

A significant body of research and policy exploring the housing markets of Liverpool
already exists. This has been developed over a number of years linked to a range of
housing intervention programmes, including the NewHeartlands HMR programme.

2.3

Critically the recommendations and conclusions of these publications have
consistently identified the unique and complex nature of Liverpool’s housing market.
Drawing upon the Housing Strategy these strategy objectives can be distilled down to
a core aim or focus: ‘the city has a fundamental, critical mission to grow its
population’. This encapsulates the importance of maintaining a momentum of growth
to stimulate a buoyant and leading economy – ‘Liverpool: a thriving international city
– 2024 (SCS) – and ensure a high quality of life for communities across Liverpool in a
‘fair, prosperous and open city’ (the Liverpool Vision) 9.

2.4

Recognising the need to coalesce the contrasting objectives and the underpinning
overall approach for strategies across the city, whilst recognising not only the unique

9 Liverpool City Council’s Housing Strategy Statement 2009-11 (2009) – Liverpool City Council
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nature of the whole housing market, but also the individual qualities and distinctions
of lower-level (sub-area) markets, presents an important context for the SHMA.

Liverpool’s Policy and Strategy Priorities
National
2.5

The national planning policies for housing are set out in Planning Policy Statement 3
(PPS3). This document establishes the framework for regional and local policy and is
one of a number of Planning Policy Statements produced by CLG. The document
places emphasis on good design, efficient use of land and helping to deliver
sustainable communities.

2.6

Nationally there has been increasing emphasis placed on the need to have a
detailed understanding of housing markets in order for local authorities to plan
effectively, and this is reflected in PPS3. Draft guidance on the preparation of Housing
Market Assessments was produced by CLG alongside the issuing of PPS3, the aim
being to provide an update to the previous guidance. This guidance provides clear
instructions to guide local authorities in assessing housing need and demand, and
understanding the characteristics of their housing market and how it functions. This
Strategic Housing Market Assessment and Strategy will follow the latest CLG
guidance, subsequently released in August 2007.

2.7

The Government has continued to highlight the importance of delivering new housing
to meet the growing needs of the nation. This is reflected in the Conservative’s Green
Paper, published before the summer 2010 election and the Comprehensive Spending
Review in October 2010.

2.8

An important component of achieving this aim is a proposed ‘radical reform’ of the
planning system. The details of this process have not been released at the time this
research has been produced. However, publications from the CLG have confirmed
the importance of a locally assembled evidence base in supporting a flexible policy
approach.

May 2011 I gva.co.uk

16

Liverpool Strategic Housing Market Assessment

Liverpool City Council

2.9

Emphasis also continues to be placed in emerging policy and publications on the
importance

of

the

Core

Cities

in

achieving

economic

growth,

and

the

competitiveness of the UK. Under the previous Labour Government the Northern Way
initiative, launched in February 2004, aimed to address growth disparities between the
north and south by maximising the opportunities for growth across the three northern
regions (North West, North East and Yorkshire and the Humber). The Northern Way
Growth Strategy, launched in September 2004, identified eight city regions, Liverpool
City Region being one, for which City Regional Development Programmes (CRDP)
were subsequently produced in 2005.
2.10

A programme of research has been conducted to support the Strategy with two key
research papers released: Locating Homes in the Right Places and Quality of Place
and the North’s Residential Offer. These have provided further evidence and
arguments for the need to ensure that investment in housing is targeted to remove
constraints on economic growth potential, whilst also raising the importance of the
‘residential offer’ and the range of influences which affect this offer. These papers
reinforce the need to understand the relationship between economic performance,
the residential offer and housing markets, and for complementarity between
economic, spatial planning and housing policy and investment frameworks.

Regional
2.11

In June 2010 the regional policy tier was revoked and then reinstated in November
2010, following the CALA decision. Statements from the Government clearly outline
that the revocation of the regional planning tier is scheduled to occur in 2011 and
that the decision to remove plans should be treated as a material consideration 10.

10 Note: In a statement issued by the CLG Chief Planner it is noted that the Secretary of State wrote to Local
Planning Authorities and to the Planning Inspectorate on 27 May 2010 informing them of the Government’s intention
to abolish Regional Strategies in the Localism Bill and that he expected them to have regard to this as a material
consideration in planning decisions
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This tier of policy includes the North West Regional Spatial Strategy (RSS), Regional
Economic Strategy (RES) and Regional Housing Strategy (RHS). The removal of this tier
of planning will mean that previously defined housing targets set through RSS will no
longer form part of the statutory evidence base. Subsequent publications from CLG
have identified that authorities are able to reach local decisions around suitable
housing targets for inclusion in local plans. In recognition of this departure from a
statutory regional document, this research includes detailed examination of longerterm demand projections of household numbers (Section 6).

2.13

The CALA decision has resulted in regional Strategies having their statutory status
reintroduced, and they therefore temporarily provide an important context in the
absence of the development of future national and local policy. The Government
has, however, signalled its continuing intention to abolish regional strategy within the
Localism Bill (13th December 2010) - published at the current ‘time of writing’ – which
will provide the legislative framework to achieve this objective in 2011.

2.14

By 2021 the RSS envisages Liverpool as a city with a firmly established world class
status, due to its international connections, highly developed service and knowledge
sectors and flourishing culture, sport and leisure industries. RSS Policy L4 ‘Regional
Housing Provision’ sets a target for Liverpool to provide 35,100 new homes for the
period 2003 – 2021 (net of clearance replacement), which equates to an annual
average rate of 1,950 dwellings, and of which 90% must be on brownfield land. As
noted above, whilst the authorities have the ability to set new targets it is understood
that at the time of this research the RSS figures will continue to represent an important
benchmark for policy development, with this reflected in projection work and
recommendations reached through this research.

2.15

The Regional Economic Strategy (RES, 2006) set out a twenty-year economic strategy
for the economic growth of the region to close the output gap with the average for
England. Within the RES, emphasis is placed on ensuring that employment creation is
encouraged and developed in or near deprived areas, focusing on: HMR areas, URC
areas and ensuring that Liverpool as a whole continues to be a key driver for city
regional growth.

2.16

A Regional Housing Strategy (RHS) was published in 2009. The production of the new
Strategy reflects the significant change in approach required to reflect the significant
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shifts in the market context from the production of the last Strategy in 2005. The overall
vision of the North West RHS is:

“a balanced housing offer that supports economic growth, strengthens economic
inclusion and ensures that everyone has access to good quality, affordable housing in
sustainable communities”
2.17

Three connected objectives are identified to achieve this vision. These represent longterm, high level housing objectives for the region, against which shorter term priorities
for action will be established at district and sub-regional agenda. The Regional
objectives are:
•

Achieving the right quantity of housing – by enhancing the RSS through
establishing a framework for sub-regional and district housing strategies, the RHS
will help ensure: new supply is appropriate to local markets, by getting the
location, type, design, size and tenure right; and that existing stock is used
effectively.

•

Continuing to raise the quality of the existing housing stock – the RHS will provide a
further drive to ensure that existing homes play a full role in raising the quality of
place and become part of neighbourhoods where people choose to live, work
and invest.

•

Connect people to an improved offer by helping increase access to affordable
homes – The RHS looks to ensure that people have the opportunity to access
housing choices, that a wide range of tools and products are available to do this
and that housing plays a central role in encouraging economic activity.

Liverpool and the City Region
2.18

Arguably with the revocation of the regional tier of policy and strategy, the subregion ascends the agenda in terms of importance in ensuring strategic planning in
the future. The City Region partners have a strong history of joint-working and have
continued to advance their knowledge and understanding of the issues and
opportunities facing the area in the future.
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The Liverpool City Region Housing Strategy (2007) provides an investment framework
for future housing development across the city region. It provides a sub-regional
framework for housing investment and provides an important context for the
development of local authority policy and strategies. Importantly, the Strategy has
also been used as a foundation for the development of a Multi-Area Agreement
(MAA) across this geography.

2.20

The MAA will set out how the City Region will work together on economic
development, transport and housing. The planning for growth and the wider placeshaping agenda are addressed at this higher spatial level, however, there is clearly a
need to examine other aspects of the housing market both at the macro and subarea level.

2.21

The Liverpool City Region Housing Strategy also provides context for Local
Development Frameworks. It addresses the demands of recent and emerging
housing, planning and economic policy developments, notably Planning Policy
Statement 3, the Barker Review of Land Use Planning, and the Northern Way Growth
Strategy. It is a key element of the Liverpool City Region Development Programme,
helping to deliver the Sustainable Communities element of the CRDP. The Strategy
sets a vision for the City Region:
‘Our Vision is to regain our status as a premier European city region by 2025. We will
secure an internationally competitive economy and cultural offer; and outstanding
quality of life; and vibrant communities contributing to and sharing in sustainable
wealth creation.’

2.22

In order to achieve this Vision, the Housing Strategy sets a series of objectives taking
into consideration the housing and neighbourhood challenges that the City Region
faces:
•

To support the economic growth and regeneration of the City Region;

•

To identify sustainable locations for growth, linked to economic development
prospects, sustainable levels of infrastructure, service provision and housing land
availability;

•

To maximise the contribution that regeneration areas can make in supporting the
economic development of the City Region;
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To provide for a range of affordable housing products across the City Region, in
recognition of the growing mismatch between income levels and lowest quartile
house prices;

•

To secure investment in the quality of neighbourhoods as a major economic asset
of the City Region in attracting and retaining population.

2.23

The Strategy focuses upon three functional housing markets identified. They are:
•

The Northern Housing Market Area – comprising Liverpool, Sefton, Wirral, Knowsley
and West Lancashire

•

The Southern Housing Market Area – comprising Chester, Ellesmere Port and
Neston, Wrexham, Flintshire and Vale Royal

•
2.24

The Eastern Housing Market Area – comprising Warrington, Halton and St Helens

The following plan illustrates the location of Liverpool within the Northern Housing
Market Area. In recognition of the wider dynamics at play within these functional
markets, the research takes account of evidence and strategy emerging from
adjacent authorities.
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Figure 2.1: Housing Market Areas of the Liverpool City Region

Source: GVA, 2007
2.25

The Housing Strategy considers the Northern Housing Market Area to hold latent
potential. Its infrastructure, proximity to employment and quality of service provision
make it a sustainable location to live, thus representing potential for facilitating
economic growth through the accommodation of new households. However, the
poor neighbourhood conditions within the core areas are continuing to push those
actively moving within the housing market to areas where the overall quality of place
is perceived to be better, and where larger stock types are more prevalent.
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The Housing Strategy promotes seven “Strategic Enablers”, which have been
developed in order to focus policy, investment and delivery within the Spatial
Framework:

2.27

•

Strategic Enabler 1: Planning for a Sustainable Level of Growth

•

Strategic Enabler 2: Sustainable Growth Locations

•

Strategic Enabler 3: Regeneration Priority Areas

•

Strategic Enabler 4: Creating Balanced Markets

•

Strategic Enabler 5: Delivering a Better Choice of Affordable Housing

•

Strategic Enabler 6: Delivering Quality Neighbourhoods

•

Strategic Enabler 7: Equality and Diversity

The purpose of each one of these is to support and maximise the contribution that
housing can make to the economic growth, regeneration and social inclusion
agendas of the City Region.

2.28

The City Region Housing Strategy has played an important part in shaping the new
Liverpool Housing Strategy.

Local Policy Context
2.29

In line with Planning Policy Statement 12 (PPS12) Local Spatial Planning, every local
planning authority needs to produce a Core Strategy which should set out their
overall vision for the development of the area, the key issues that need to be
addressed with a delivery strategy for their achievement and clear arrangements for
managing and monitoring the delivery of the strategy.

2.30

The Liverpool City Council Core Strategy is a vision for the future in terms of the city's
spatial structure and development, and looks ahead to 2026. The Core Strategy will
be the primary Development Plan Document (DPD) within the Local Development
Framework. It will set the ground rules for future planning policies and neighbourhood
plans, and reflect the principles contained within the city's Sustainable Community
Strategy.
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The Liverpool City Council Core Strategy is currently at the preferred option stage,
following consultation on a Revised Preferred Options (January 2010) Report in
February/March 2010, and is scheduled to progress to publication stage in mid 2011.

2.32

The government intends that Local Development Frameworks should be aligned with
the local priorities set out in Sustainable Community Strategies, where these are
consistent with national and regional policy. Liverpool's Sustainable Community
Strategy (SCS), Liverpool 2024: a thriving international city, was prepared by the Local
Strategic Partnership, Liverpool First, and adopted in March 2009. It sets out a strategic
and long term vision for the economic, social and environmental well-being of the
city and identifies five strategic drivers to deliver that vision:

2.33

•

Competitiveness

•

Connectivity

•

Distinctive sense of place

•

Thriving neighbourhoods

•

Health and wellbeing.

The Liverpool City Housing Strategy Statement (April 2009) identifies the key housing
regeneration priority in Liverpool as the restructuring of housing markets over a period
of 15 years, with different policy responses for different areas or "housing zones" in the
city. Ensuring that the housing offer matches expectations of existing and new
residents is a core aim of the Strategy. It highlights the need to improve the overall
quality of housing, reduce the polarisation of markets and provide housing growth to
accommodate additional households and support economic growth.

2.34

Six specific key priorities are identified within the Strategy and present an important
framework for the SHMA. These priorities are replicated below:
1. Restructure the housing market in vulnerable areas, particularly the Inner Core, to
ensure choice and ensure a balanced and stable market.
2. Increase the supply of appropriate housing to support economic growth.
3. Facilitate a balance of tenure and property types to sustain mixed income
communities and support inclusive economic growth.
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4. To improve the quality of Liverpool’s housing (both existing and future).
5. Ensure good use of property of all tenures and reduce the level of vacant
properties.
6. To meet the housing needs of a diverse community, ensuring fair access to good
quality homes.
2.35

A number of targets are set within the Strategy, which again set an important
informing framework for the development of forward-looking scenarios in the SHMA
research, as well as the final recommendations based on the analysis of evidence.
•

To deliver 24,718 new homes by 2016/17, meeting the new Growth Point targets
(although it is acknowledged that this target may need to be revised).

•

To reduce overall vacancy levels in all types of housing to 5% by 2014.

•

To improve the range of accommodation available across the city demonstrated
through an increase in the proportion of homes in Council Tax Bands C to H, to
30% of all homes by 2012.

•
2.36

To increase the proportion of owner occupiers to 60% of all households by 2012.

The Strategy identifies the Inner Areas, together with the Eastern and Southern Fringe
housing zones (the "Regeneration Fringes"), as the areas with the greatest intensity of
housing market problems.

2.37

These areas have been the targeted focus of the Merseyside HMR initiative
‘NewHeartlands’, which is part of the national Housing Market Renewal (HMR)
Pathfinder. This long term government initiative commenced in 2003 to tackle
longstanding problems of housing market failure in some of the older conurbations in
the North and Midlands, including Merseyside. A substantial part of inner Liverpool,
encompassing some 76,000 dwellings - roughly a third of the city total - is included in
this programme, which extends into the inner parts of neighbouring authorities Sefton
and Wirral.

2.38

The HMR pathfinder programme will be a major source of both public and private
sector investment over the lifetime of the Core Strategy. For the period 2003-2011,
NewHeartlands have been allocated £193m from government which, to date, has
levered in a further £105m public sector funding and £110m from the private sector.
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The focus for HMR activity and investment in Liverpool is in four ‘Zones of Opportunity’
which have been identified as the areas with the most acute housing market
problems:

2.40

•

City Centre North

•

City Centre South

•

Wavertree

•

Stanley Park.

Liverpool is also included within the second round of the Government's New Growth
Point (NGP) programme under the Mersey Heartlands Initiative - a housing growth
initiative to be delivered jointly by Liverpool and Wirral MBC. The ambition for the
Mersey Heartlands NGP is to achieve a level of housing growth that is 20 per cent
greater than the dwelling targets set by the RSS.

2.41

Under the NGP, accelerated housing supply will be pursued alongside housing market
renewal within the HMR pathfinder areas in the two districts. Government funding of
£5m has been secured for 2008-2011, to be invested in infrastructure schemes
required to support the delivery of new housing. In Liverpool the focus is to be that
part of the HMR pathfinder which lies within its four northern wards - Anfield, County,
Everton and Kirkdale - entitled ‘North Liverpool’.

Market Challenges
2.42

As the review of strategy has illustrated, growth sits at the heart of Liverpool’s vision
and strategic direction. Whilst nationally demographic projections continue to
forecast growth in household numbers, driven by both falling household size and an
expanding population, the distribution of this growth is dependent on a number of
elements, namely the ability to accommodate supply and the generation of
economic opportunities.

2.43

Whilst this sub-section provides a short overview of these market challenges, the other
sections of the HMA examine them in more detail to explore the impact on the
successful delivery of policy and strategy aspirations.
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Nationally, the Government remains committed to delivering levels of new housing to
match demand, with the introduction of the ‘New Homes Bonus’ intended to act as
an incentive for encouraging growth. This however sits within a context where
national house building has hit record low levels, clearly posing a significant challenge
in light of the ambitions for growth set through national policy, and enshrined within
the Growth Point Programme.

2.45

This commitment to work towards re-balancing the housing market also includes a
target of delivering 150,000 affordable new homes over the current spending review
period 11. Delivering this level of affordable housing will clearly remain a challenge
whilst the wider market remains suppressed, with the levels of planning gain likely to
be obtained directly affected. In addition the halving of the capital budget for
affordable housing will mean that alternative sources of funding will need to be
obtained for development, with the uplifting of rents to new social tenants (80% of the
market rent) identified as one source of funding the Government 12.

2.46

At the point of the publication of this research however, it is very difficult to forecast
exactly how this impact will manifest itself on overall delivery and the re-balancing of
markets in those areas of particular vulnerability.

2.47

Looking at the drivers of demand, the role of the economy in driving future growth in
households in Liverpool is critical, with demographic factors such as migration in and
out of the city directly linked to the success the city has in attracting economic and
financial investment. Whilst there have been some encouraging signs in the health of
the economy post the recession, it is clear that the recent events will have a
longstanding impact and that it is, at the time of this research, too early to definitively
point to a long-term recovery. The planned loss of approximately 500,000 public
sector jobs is likely to have a disproportionate impact on Liverpool where this sector
represents a large part of overall employment and output.

11 Localism Bill (December 2010) - CLG
12 Affordable Rent – Revisions to the Tenancy Standard – A Statutory Consultation (2010) Tenants Service Authority
(TSA)
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The Centre for Cities City Outlook 2009 articulates the important role of cities in
enabling the UK to emerge from the recession. It notes that cities such as Liverpool
have, over the last ten years, witnessed a sustained period of growth which has led to
a consolidation of high skills and innovative businesses. However, it also notes a
number of important statistics and conclusions for Liverpool, which underline the
importance of aligning economic and housing strategy strands alongside a holistic
approach to forward planning. These include the following:
•

As of November 2008 Liverpool had almost 26,000 JSA claimants, with the city
registering one of the highest increases over the year from 2007.

•

Within the Economic Prosperity Index Liverpool ranks 48 out of 64, one of the
lowest rankings for the Core Cities across the UK.

•

Significantly, Liverpool is ranked 64th out of 64 cities for social deprivation and, for
the quality of the Built Environment, is ranked just outside the bottom 10 cities.

•

The analysis also reinforces the important impact of population decline, showing
that between 1997 and 2007 Liverpool had the greatest loss of population- over
22,000 people. When considered alongside the fact that of the 64 cities Liverpool
has the lowest employment rate and the third highest proportion of residents with
no qualifications, this suggests fundamental issues regarding its labour force.

2.49

The anticipated employment losses and required restructuring of the City’s economy
will in turn impact on the aspirations and expectations of households regarding their
housing requirements and the manner in which markets operate. The latest residential
market forecasts continue to predict that house prices nationally, and in the region,
will continue to fall until at least 2012 with the market slowly starting to pick up beyond
this date but taking a number of years to recover to the peak prices observed in
2007 13.

2.50

Summarising the city’s own strategic policy, Liverpool’s unique challenge is linked to
retaining and growing its population through a dual approach of:

13 Source: Press Release ‘Savills releases revised UK house price forecast’ – August 2010
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•

New development and growth; and

•

Clearance and re-development related to areas of market fragility and those
recovering from market failure.

2.51

As the Housing Strategy Statement recognises, and the emerging findings of the
SHLAA reinforces, whilst the city has an ample supply of land to accommodate
housing and employment growth, large components of this supply is constrained in
delivery terms. When considering the supply component of the assessment, the
current housing market presents new challenges. The scale of market change is likely
to have a long-term impact on both private sector and public sector approaches to
the delivery of housing, in both strong and more vulnerable market areas. The
availability of finance for both developers and households seeking a mortgage
represents a challenge in the current market. This is unlikely to abate in the shortmedium term, with lenders required to start paying back the £300 billion lent to them
by the Bank of England and the Government from 2011.

2.52

Delivery challenges are however not a new phenomenon. New and innovative
solutions to delivery, which think beyond the traditional approaches witnessed in
stronger market areas, will be required. This reinforces the importance of applying a
delivery-focussed assessment of demand and supply throughout the SHMA.

2.53

The Housing Strategy Statement acknowledges these issues and recognises that
strategy needs to both recognise the short-term implications, but also continue to
plan in line with the long-term ambition for growth. Ensuring that the housing market
supports both these phases of change is important and a key focus within the SHMA.
This requires consideration of both the need and demand for aspirational but also
affordable housing.

2.54

Linked to the above is the need to place employment and housing within the wider
context of Quality of Place. This is particularly important for those sub-areas and
neighbourhoods which are stigmatised and have been identified, based on a broad
range of indicators, as ‘vulnerable’. Given the levels of public sector investment
targeted at addressing these issues collectively, particularly in the inner areas, and in
a period of tighter public funding, it will be increasingly important to prioritise
investment to ensure that neighbourhoods contribute positively to growth ambitions
rather than acting as a ‘drag’ factor.
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Neighbourhood Based Market Issues / Challenges
2.55

Liverpool’s housing market is far from homogenous. It is a geographically divided
market. Regeneration has been effective in tackling the worst affected, failing
housing markets – but it has yet to create a more equitable and less polarised
Liverpool. Thus, significant distinctions in the city’s housing market persist. These have
become more pronounced in the current economic climate as underlying structural,
economic weaknesses in neighbourhoods have been exposed. Price and perception
are very real barriers in the case of Liverpool’s housing sub-market areas. A brief
overview of the components of the housing market is provided below. This is not
intended to be an exhaustive review.

2.56

The suburban core of South Liverpool is popular and enjoys high levels of demand for
housing. South Liverpool contains the neighbourhoods of Allerton, Woolton, Mossley
Hill, Gateacre and Childwall. This area offers a choice of homes, many of which are
suitably sized to accommodate families. These characteristics are atypical of many
areas in Liverpool, further fuelling demand for a limited supply of good quality and
aspirational property. The suburban core of South Liverpool faces affordable housing
pressures as well as development pressure.

2.57

A relatively new housing market has been formed in the City Centre, which has
experienced over a decade of growth until 2007/ 08 – albeit much of this predicated
on the buy-to-let market. However, the City Centre does still contain strong drivers of
demand, including the growing student population and a growing young professional
population. Recent research by GVA for Liverpool City Council charted trends in the
City Centre, and highlighted the continued demand for supply of quality rented
accommodation in the City Centre. Challenges going forward relate to the ability of
the City Centre to sustain a high quality living environment, management of the
private rented sector (PRS) and maintaining a focus on design quality.

2.58

The Eastern areas of the city exhibit relatively stable levels of demand, with areas such
as West Derby and Croxteth Country Park remaining popular with households.
However, the eastern fringe of the City has a diversity of neighbourhoods of variable
quality and desirability. There are pockets of mono-tenure former Council estates
within the area.
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The inner city of Liverpool, the area which immediately surrounds the City Centre,
remains one of the most vulnerable parts of the city’s housing market. Toxteth,
Kensington, Anfield, Everton and parts of Wavertree are all characterised by high
density, mono-type housing and a lack of housing choice. They are also collectively
an area of the highest concentration of severe multiple deprivation. The area is being
addressed by NewHeartlands’s long-term programme of market renewal.

2.60

North Liverpool, incorporating Croxteth, Fazakerley, Gillmoss and Norris Green is an
area of imbalanced housing choice, with significant concentrations of social housing
and symptoms of low demand evident. Further areas of low demand exist on the
southern fringes of the city, with concentrations of social housing clustered around
Speke.

2.61

In summary, the housing market is varied and geographically distinct. The SHMA seeks
to create an evidence base which can be disaggregated to this level, in order to
inform targeted policy-making that is relevant to local neighbourhoods.

Bringing the Evidence Together
2.62

The purpose of this section has been to provide a context for the SHMA research by
establishing Liverpool’s policy and strategy priorities, as well as considering the market
challenges that will require consideration in developing future policy. The key
elements are as follows:
•

Liverpool has a complex and unique housing market, with a strategic overarching
ambition to grow its population in order to drive momentum to stimulate a
leading economy.

•

Nationally there has been increasing emphasis placed on the need to have a
detailed understanding of housing markets in order for local authorities to plan
effectively, and this is reflected in PPS3. The latest CLG guidance, released in
August 2007, provides clear instructions to guide local authorities in assessing
housing need and demand, and understanding the characteristics of their
housing market and how they function. This Strategic Housing Market Assessment
and Strategy will follow the latest CLG guidance.

•

At the regional scale, the RSS envisages Liverpool as city with a firmly established
world class status. RSS Policy L4 ‘Regional Housing Provision’ sets a target for
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Liverpool to provide 35,100 new homes for the period 2003 – 2021 (net of
clearance replacement), which equates to an annual average rate of 1,950
dwellings and of which 90% must be on brownfield land. Despite, the
recommended removal from consideration of RSS by the Coalition Government,
the recent CALA decision has, however, resulted in Regional Strategies having
their statutory status reintroduced, and they therefore temporarily provide an
important context in the absence of the development of future national and
local policy. The Government has, however, signalled its continuing intention to
abolish regional Strategy within the Localism Bill ( 13th December 2010) - published
at the current ‘time of writing’ – which will provide the legislative framework to
achieve this objective in 2011.
•

Liverpool is included within the second round of the Government's New Growth
Point (NGP) programme under the Mersey Heartlands Initiative - a housing growth
initiative to be delivered jointly by Liverpool and Wirral MBC. The ambition for the
Mersey Heartlands NGP is to achieve a level of housing growth that is 20 per cent
greater than the dwelling targets set by the RSS.

•

At the local scale, Planning Policy Statement 12 (PPS12) Local Spatial Planning
advises that every local planning authority needs to produce a Core Strategy
which should set out their overall vision for the development of the area, the key
issues that need to be addressed with a delivery strategy for their achievement
and clear arrangements for managing and monitoring the delivery of the
strategy. The Liverpool City Council Core Strategy looks ahead to 2026 and is
currently at the preferred option stage, following consultation on a Revised
Preferred Options (January 2010) Report in February/March 2010, and is
scheduled to progress to publication stage in mid 2011. The Liverpool City
Housing Strategy Statement (April 2009) identifies the key housing regeneration
priority in Liverpool as the restructuring of housing markets over a period of 15
years, with different policy responses for different areas or "housing zones" in the
city.

•

Liverpool’s housing market is far from homogenous. It is a geographically divided
market. The performance of Liverpool’s housing market varies substantially across
the city, with some locations comparatively underperforming. These areas have
been the targeted focus of the Merseyside HMR initiative ‘NewHeartlands’, which
is part of the national Housing Market Renewal (HMR) Pathfinder. This long-term
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government initiative commenced in 2003 to tackle longstanding problems of
housing market failure. A substantial part of inner Liverpool, encompassing some
76,000 dwellings - roughly a third of the city total - is included in this area. This
regeneration has been effective in tackling the worst affected, failing housing
markets – but it has yet to create a more equitable and less polarised Liverpool.
Thus, significant distinctions in the city’s housing market persist. These have
become more pronounced in the current economic climate as underlying
structural, economic weaknesses in neighbourhoods have been exposed. Price
and perception are very real barriers in the case of Liverpool’s housing sub
market areas.
•

Achieving growth – in population, housing and economic sectors – will be the
defining challenge for Liverpool in the short and medium term. The Housing
Strategy Statement acknowledges these issues and recognises that strategy
needs to both recognise the short-term implications but also continue to plan in
line with the long-term ambition of growth. Ensuring that the housing market
supports both these phases of change is important and a key focus within the
SHMA. This requires consideration of both the need and demand for aspirational
but also affordable housing. Moreover, delivery challenges represent an issue
potentially in the short-term. New and innovative solutions to delivery, which think
beyond the traditional approaches witnessed in stronger market areas, will be
required. This reinforces the importance of applying a delivery-focussed
assessment of demand and supply throughout the SHMA.
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The Housing Stock
In order to identify areas where change is required, it is important to understand
the position from which you are starting. An understanding of the current
‘Housing Offer’ is fundamental to arriving at conclusions and recommendations
regarding future requirements.
This section uses the latest information available to create a portrait of the
current housing stock across Liverpool. This includes an estimation of the total
number of dwellings across the city and in each of the sub-areas. The mix of
housing in terms of tenure and type is then considered, benchmarked against a
range of comparators. Quality of the housing stock as well as quantity is
assessed.
In addition to the existing housing stock, the section concludes with a review of
the potential future capacity of residential land to provide a steer on where new
development could be delivered to evolve the current housing stock picture.
Research findings relate directly to:
•

Core Output 1: Estimates of Current Dwellings in Terms of Size, Type,
Condition, Tenure

3.1

It is important to recognise when reading this review of the housing stock across
Liverpool that a substantial amount of analysis of the housing profile of Liverpool has
already been undertaken to inform the regeneration programmes which continue to
be delivered across the city. The wealth and depth of information included within
these research baselines is not replicated here, with the intention being to present an
overview of the key defining elements of the stock profile, as set out in the CLG
Guidance.
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The Housing Stock – Current Dwelling Position
3.2

Liverpool’s housing profile is physically structured in a concentric form with a welldefined City Centre surrounded by an arc of older neighbourhoods and then, within
the outer areas of the city, a band of more recent suburbs and peripheral housing
estates.

3.3

Liverpool contains a total of 214,757 dwellings of which 14,906 are vacant, resulting in
an estimated total dwelling occupancy level of 199,851, and a vacancy rate of
approximately 6.9%, as at 31st March 2009 14.

Assessing the changing housing offer - Recent Housing Supply
3.4

The number of dwellings recorded in 2009 clearly represents an uplift from that
previously recorded in the 2007 Housing Needs Assessment 15, reflecting development
activity in the interim period. Housing delivery in Liverpool over this period consists of
both completions (gross) and demolitions, therefore resulting in a net figure.

3.5

Planning monitoring data provided by LCC illustrates that new housing completions
(gross) fluctuated considerably within the city between 2003 and 2010 on an annual
basis.
Figure 3.1: Gross Housing Completions in Liverpool (2003/04 – 2009/10)
Gross Housing Completions (2003/04 - 2009/10)
2003/04

2004/05

2005/06

2006/07

2007/08

2008/09

2009/10

3,110

2,054

2,999

3,041

2,234

2,954

1,886

Liverpool

Source: LCC 2010
3.6

The table below shows net housing delivery between 2003 and 2010, therefore
factoring in the significant volume of demolitions within Liverpool. These demolitions
have predominantly been concentrated in the housing regeneration areas and have

14

Council Tax data provided by LCC – base date 1st April 2009

15

Liverpool Housing Needs Assessment (2007) Fordham Research
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involved the removal of low demand social rented and private stock (demolitions are
considered in greater detail later in the section).
3.7

Within this period, the year with the highest net housing delivery was 2008/09 at 2,278.
This was a considerable increase from 2007/08, and is due to a significant number of
committed schemes completing in this period. The level of net housing delivery in
2009/10 demonstrates a significant decline in housing supply, as the effect of the
recession impacted on the city and the volume of demolitions.
Figure 3.2: Net Housing Completions in Liverpool (2003/04 – 2009/10)

2003/04

2004/05

2005/06

2006/07

2007/08

2008/09

2009/10

Average
per
annum

1,548

1,225

1,517

2,104

1,486

2,278

924

1,583

Net Housing Completions (2003/04 - 2009/10)
Liverpool

Source: LCC 2010
3.8

Taking an average over the last seven years, Liverpool has delivered 1,583 net
additional dwellings per annum. This is slightly below the RSS target of 1,950 per
annum between 2004 and 2008, and considerably below the annual average target
of 2,249 per annum between 2008 and 2026 set within Proposed Policy Approach 8
‘The Location and Phasing of New Housing’ within the Liverpool Core Strategy
Preferred Options 2010 document 16. This clearly highlights that Liverpool, based on this
average, is delivering an undersupply of housing against policy. This is illustrated in the
following graph.

16

Liverpool Core Strategy Preferred Options (January 2010) Liverpool City Council
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Figure 3.3: Total & Average Net Housing Completions in Liverpool (2003/04 – 2009/10)
Liverpool - Total Net Additional Dwellings (2003-2010)
2,500

Units

2,000

1,500
Liverpool
Average per annum

1,000
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0
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2008/09

2009/10

Source: LCC 2010
3.9

This undersupply of housing against targets has an implication for the development of
future targets and the ability of the Authority to accommodate new household
demand. This is explored in further detail through the assessment of future dwelling
requirements in Section 6.

3.10

The distribution of new completions by sub-areas demonstrates the variance in
development levels across the city over recent years.
Figure 3.4: Cumulative completions 2003 – 2008 by sub-area
Completions 2003 - 2008

Number of units completed
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Source: GVA, 2010
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Significantly, the City Centre and Inner Core have registered the highest levels of
completions between 2003 and 2008. Collectively these areas have delivered over
56% of the city’s new homes. Development levels have been considerably lower in
the other sub-areas, with the Southern Fringe and Waterfront recording the lowest
levels to date. In terms of the Waterfront it is important to note that this represents a
small area which, whilst development rates have been limited to date, has
considerable future potential to accommodate dwellings.

Vacancy
3.12

Vacancy within the dwelling stock continues to represent an important component of
Liverpool’s housing offer and supply position. Importantly, the Liverpool Core Strategy
Preferred Options 17 document, drawing on the Liverpool Housing Strategy Statement
(2009-11), highlights the fundamental polarisation that segregates the city’s housing
sub-markets. Strong markets in the suburbs and the City Centre coexist with
neighbourhoods, particularly in the city’s inner areas, suffering from low demand and
housing market failure.

3.13

Concurrently, vacancy is found to vary considerably across the city’s defined housing
market sub-areas, as shown in Figure 3.5, peaking in the City Centre at 14.5%
(reflecting the prevalence of flatted developments with higher rates of turnover),
followed by the Inner Core and Waterfront with vacancy rates of 10.9% and 10%
respectively. Conversely, the vacancy rate is below the city average in the sub-areas
of Suburban Core (3.7%), Eastern Fringe (4.2%), Southern Fringe (4.6%) and Central
Buffer (4.8%).

17

Core Strategy Preferred Options (January 2010) – Liverpool City Council
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Figure 3.5: Vacant Properties in Liverpool (31-03-2009)
Liverpool
SHMA Subarea
City Centre
Inner Core
Central Buffer
Suburban
Core
Southern
Fringe
Eastern Fringe
Waterfront
Liverpool Total

Area Ha
465
2,059
1,799

Household
Council Tax
Records
12,069
66,811
43,351

Vacant
Properties
1,746
7,271
2,096

Vacant Stock
(%)
14.5%
10.9%
4.8%

3,103

46,600

1,713

3.7%

1,415
1,947
401
11,189

10,598
33,171
2,157
214,757

483
1,382
215
14,906

4.6%
4.2%
10.0%
6.9%

Source: GVA, LCC Council Tax
3.14

In order to add additional depth to the analysis, the level of vacancy at 31st March
2009 is presented spatially in the following plan. This is sub-divided by tenure.

3.15

The plan highlights areas of significant vacancy as mentioned previously;
demonstrating firstly that private sector vacancy is substantially more prominent –
accounting for 70% of the total across the city. Social sector vacancy, albeit
demonstrable to a lesser extent (18%), is focused in a number of concentrated
locations - namely in the Norris Green and Toxteth areas. The strong concentrations of
vacancy in the private stock, in particular in the Inner Core area, continue to show
the fundamental problems associated with some of these housing areas, with them
failing to act as neighbourhoods of choice for residents.
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Figure 3.6: Vacant Properties in Liverpool (31-03-09) by Tenure

Source: GVA
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It is important to recognise that property vacancy can be a symptom rather than a
cause of neighbourhood stigmatisation with other factors, including crime, socioeconomic characteristics and school performance all influencing factors on
households choosing to live in an area.

3.17

Interestingly there are concentrations of vacant stock deemed ‘unknown’ in tenure
(highlighted in blue accounting for 12% of vacant stock) within the HMR Intervention
Areas. The likelihood is that this stock has been publicly purchased for regeneration
purposes and is therefore unclassified.

3.18

Vacancy is a key indicator of the supply/demand imbalance and across much of the
Authority vacancy of stock represents a significant issue. A certain level of vacancy
within a housing market is essential to ensure a healthy turnover (or churn) in order to
keep the market active. The former North West RSS recommends that planning policy
should look to accommodate a level of 3% to ensure a healthy market 18.

3.19

The analysis of vacancy levels by sub-area above, clearly identifies that vacancy
within the existing stock remains an issue. It is however, important to recognise that this
headline vacancy figure masks a more nuanced picture of the operation of the
housing market. For example, whilst new products currently vacant in the City Centre
could represent ‘aspirational’ housing for certain households, parts of the vacant
stock, predominantly terraced stock, in the inner core continue to fail to represent an
attractive proposition for new households given stock quality issues.

3.20

Recognition of the importance of addressing this vacancy issue is reflected within the
development of gross dwelling requirements through the identification of future
housing requirements in Section 6 with the absorption of future demand through the
use of existing stock an important priority alongside the provision of new housing.

18

Note: Reference made on page 98 of Liverpool’s Core Strategy Revised Preferred Options, January 2010
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Overcrowding and Under-Occupation
3.21

Whilst the re-use of vacant properties represents one important consideration in
understanding the supply picture, levels of overcrowding and under-occupation are
also important factors in presenting a full understanding of the current capacity of the
dwelling stock to meet current and future demand.

3.22

Under-occupation and overcrowding are measured using a pre-defined calculation
based on the ‘bedroom requirement’ standard. The results of the 2010 household
survey have been analysed using this criteria to estimate the current proportions of
households living in one of these circumstances.

3.23

Whilst overcrowding represents a fundamental challenge to households and clearly
presents an indication of a mis-match between supply and demand, levels of underoccupation whilst not representing a necessary issue for households, provides an
indication of the additional un-used capacity which exists within the existing housing
stock. The table below presents an estimation of the number of households, where the
size and make-up of the household and the number of bedrooms within a property
suggest a household is living in either overcrowded or under-occupied conditions.
Figure 3.7: Overcrowding & Under-occupation
Number of
bedrooms required
1 Bedrooms

Number of bedrooms in home
Studio/Bedsit

1

98

16,628

2 Bedrooms
3 Bedrooms
4 Bedrooms
5+ Bedrooms
Total

3

4+

Total

35,130

53,051

7,606

112,512

-

-

13,105

35,089

9,414

57,607

-

-

2,495

18,731

5,773

26,998

-

-

135

1,496

2,312

3,943

-

-

-

58

443

500

108,424

25,547

201,561

98

Key:

2

Underoccupied
households

16,628

50,865

Overcrowded
households

Source: 2010 Household Survey
3.24

This estimates that the number of overcrowded households, where households require
a property with a higher number of bedrooms than their current home contains, is
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4,724 households (2.3%). In contrast, the number of under-occupied households,
where a household has need for a lower number of bedrooms than their current
home possesses, when factoring in a maximum of one spare bedroom, is 70,070
households (35%).
3.25

The 2010 household survey demonstrates a significant correlation with the results of
the 2007 Housing Needs Assessment. The latter found that, in 2007, there were 3.1% of
households experiencing overcrowding in Liverpool, and 32.4% of households were
under-occupied. This suggests a slight decrease in overcrowding, yet a small growth
in under-occupancy, between 2007 and 2010. Potential reasons for this trend include
the increased re-use of vacant dwellings during this period, as a result of initiatives
including the HMR programme, reducing overcrowding.

3.26

The survey outputs also correspond with the assessment of under and overoccupancy within the Private Sector House Condition Survey (PSHCS), 2010, which,
found in the private sector that 3.5% of households were overcrowded and 41.5%
were under-occupied. Contrasting these proportions with the all tenure results from
the 2010 household survey suggests that issues related to both factors are more acute
in the private stock. This is to be expected given the more managed occupation of
social rented stock which are regulated and controlled through allocations and
waiting lists.

3.27

Overcrowding is utilised as a core measure of unsuitability within the affordable
housing needs assessment, conducted in line with the CLG SHMA Guidance. This is
presented in Section 7.

Property Size & Type
3.28

In understanding the relationship between the supply of housing and demand, it is
important to understand the mix of the housing offer by both size and type.

3.29

The 2001 Census provides the most robust recent secondary source of data to
ascertain the property type profile of Liverpool. This is presented in the following
tables:
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Figure 3.8: Property Type – Liverpool (2001 Census)
Dwelling Type - 2001 Census
Flat,
Maisonette
Semior
detached
Terraced
Apartment

House or Bungalow
Detached
Liverpool
North West
Region
England

Number

13,648

56,322

90,701

36,302

Other

Total

851

197,824

%

6.9%

28.5%

45.8%

18.4%

0.4%

100.0%

Number

520,125

1,078,301

936,267

400,121

15,427

2,950,241

%

17.6%

36.5%

31.7%

13.6%

0.5%

100.0%

Number

4,786,456

6,713,183

5,494,033

4,102,704

166,449

21,262,825

%

22.5%

31.6%

25.8%

19.3%

0.8%

100.0%

Source: 2001 Census
3.30

The 2001 Census demonstrates that Liverpool is characterised by a high proportion of
terraced property (45.8%), followed by semi-detached properties (28.5%) and flats
(18.4%). Conversely, there is a low representation of detached dwellings within the
city – accounting for 6.9% of stock.

3.31

The following table provides an updated estimate of the profile of occupied dwelling
stock in Liverpool by size, drawing on the 2010 household survey 19. Appendix B
provides explanation of the methodology followed to inform the sampling approach
for the 2010 household survey, utilising robust statistical secondary data, denoting
dwelling type and tenure.

3.32

Of all occupied dwellings across Liverpool, 8.2% are a bedsit or have 1 bedroom,
25.3% have two bedrooms, 53.8% have 3 bedrooms and 12.7% have 4 or more
bedrooms.
Figure 3.9: Property Size– Liverpool (Household Survey)
Property Size - Number of Bedrooms
Liverpool

1 Bedroom

2 Bedrooms

3 Bedrooms

4+ Bedrooms

Total

8.2%

25.3%

53.8%

12.7%

100.0%

Source: 2010 Household Survey

19 Note: The household survey (2010) excludes all households classed as ‘student only households’ or students residing
in institutional / managed accommodation given their transient status within the housing market. Students residing
within other household types (such as those living at home with parents) are included within the analysis.
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3.33

An updated estimate of the variation in dwelling type and size characteristics across
each of Liverpool’s housing market sub-areas is illustrated within Figure 3.10 and Figure
3.11 respectively, and utilises the results of the 2010 household survey.
Figure 3.10: Property Type by Liverpool Housing Market Sub-Area

Detached house
Semi-detached
house
Terraced house

Central
Buffer

Eastern
Fringe

Inner
Core

Southern
Fringe

Suburban
Core

City
Centre /
Waterfront

3.7%

7.2%

3.4%

3.0%

13.1%

1.0%

29.4%

22.0%

15.1%

13.8%

51.5%

8.7%

50.2%

61.0%

54.7%

61.7%

19.4%

8.8%

Bungalow

1.9%

3.5%

2.5%

2.7%

1.3%

4.3%

Flat / Apartment

14.9%

6.3%

24.3%

18.8%

14.7%

77.2%

Source: 2010 Household Survey
3.34

All sub-areas clearly represent very distinct dwelling type compositions. Most notably,
the City Centre and Waterfront contains a majority of flatted / apartment dwellings,
which comprise 77.2% of the accommodation within this area. In contrast, the
Suburban Core demonstrates the highest concentration of detached dwellings and
semi-detached dwellings, representing 13.1% and 51.5% of accommodation
respectively.
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Figure 3.11: Property Size by Liverpool Housing Market Sub-Area
100%
90%
80%
70%
60%
50%
40%
30%
20%
10%
0%
City Centre

Central
Buffer

Eastern
Fringe

Inner Core

Southern
Fringe

1 Bedrooms

2 Bedrooms

3 Bedrooms

Suburban
Core

Waterfront

LIVERPOOL

4 + Bedrooms

Source: 2010 Household Survey
3.35

Based on household’s accommodation details, the 2010 housing survey estimates
that the majority of Liverpool’s housing stock 20 consists of 3 bedroom accommodation
(53.8%), with the smaller 1 bedroom stock and larger 4 bedroom stock being least
prevalent, representing 8.2% and 12.7% of Liverpool’s accommodation respectively.

3.36

At the sub-area scale, the areas most closely resembling the dwelling stock pattern at
the city-scale are the Southern Fringe, Inner Core, Eastern Fringe and Central Buffer. In
contrast, the City Centre and Waterfront sub-areas clearly represent a very different
dwelling stock supply, with a significant proportion of single and two-bedroom
dwellings – reflecting the prevalence of higher-density flatted accommodation in
these locations.

3.37

The Suburban Core also represents a different housing stock proposition, with the size
of dwellings predominantly 3 bedrooms, and a significant element (22.9%) sized four
bedrooms and above.

20

Note: household survey only collates data from occupied dwellings.
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Dwelling Profile by Council Tax Band
3.38

An important component of Liverpool’s housing strategy, as reviewed in Section 1, is
the creation of a greater level of housing choice, with the delivery of new larger
family stock an important component of this offer. Examination of changes in
Liverpool’s dwelling stock by Council Tax band suggest that the city has made
progress in developing ‘aspirational’ housing (Band D and above) over recent years.
The absolute and percentage changes in dwellings by Council Tax band in Liverpool
are shown in the following figures.
Figure 3.12: Absolute Change in Dwellings by Council Tax Band (2003/04 – 2008/09)
Absolute Change in Stock 2003/04-2008/09

Liverpool

North West
Region

England

Total Stock

5,149

96,742

897,872

Band A

-3,913

-3,909

68,149

Band B

4,280

36,174

216,486

Band C

3,177

23,962

231,112

Band D

1,220

22,161

194,989

Band E

258

10,900

102,805

Band F

133

4,845

53,774

Band G

23

2,305

26,828

Band H

2

424

6,435

Source: CLG / Neighbourhood Statistics
3.39

Changes by Council Tax band from 2003-2008 in percentage terms are shown below.
Figure 3.13: Percentage Change in Dwellings by Council Tax Band (2003/04 – 2008/09)
Percentage Change in Stock 2003/04-2008/09

Liverpool

North West
Region

England

2.5%

3.2%

4.2%

Band A

-2.9%

-0.3%

1.2%

Band B

14.3%

6.4%

5.2%

Band C

14.7%

4.6%

5.0%

Band D

10.4%

7.6%

6.0%

Band E

5.7%

6.4%

5.1%

Band F

6.5%

5.8%

5.0%

Total Stock

Band G

1.5%

4.0%

3.5%

Band H

1.6%

7.4%

5.4%

Source: CLG / Neighbourhood Statistics
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This data shows that Liverpool has made significant progress in addressing the mix of
properties in the city, with a significant reduction in the numbers of Band A properties,
and the classification of over 1,611 additional Band D, E and F properties, an uplift in
percentage terms of almost 23%.

3.41

However, limited progress has been made in increasing the proportion of Liverpool’s
high value properties in Bands G and H – particularly when viewed in the regional and
national context.

Tenure
3.42

The Liverpool Core Strategy Preferred Options document, drawing on the Liverpool
Housing Strategy Statement (2009-11) 21, characterises Liverpool as being oversupplied
with social rented and low value, private sector homes and having a relative
shortage of higher value, aspirational market housing.

3.43

Obtaining a full, and robust, up–to-date measure of the tenure profile of dwelling
stock at the city and sub-area scale is difficult to achieve. The 2001 Census provides a
statistically valid, albeit slightly dated, reference point upon which more recent data
can be built. The tenure profile of Liverpool, drawing on 2001 Census data, is
presented below in the following table.

21

Liverpool Housing Strategy Statement 2009-2011 (2009) Liverpool City Council
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Figure 3.14: Dwelling Tenure Profile of Liverpool (2001 Census)
Dwelling Tenure - 2001 Census
Owner occupied
Owns
with
Owns
mortgage
outright
or loan
Liverpool
North West
Region
England

Intermediate
(shared
ownership)

Social
rented
(Council &
RSL)

Rented
(Private &
other)

Total
187,865

Number

39,474

58,340

1,042

60,494

28,515

%

21.0

31.1

0.6

32.2

15.2

100

Number

837,611

1,093,920

16,479

564,573

300,206

2,812,789

%

29.8

38.9

0.6

20.1

10.7

100

Number

5,969,670

7,950,759

133,693

3,940,728

2,456,577

20,451,427

%

29.2

38.9

0.7

19.3

12.0

100

Source: 2001 Census
3.44

The 2001 Census indicates Liverpool has a tenure profile with the majority of dwelling
stock within the owner occupied sector (52.1%), followed by the social rented (32.2%)
and private (and other) rented (15.2%) tenures.

3.45

Liverpool City Council’s LAMP team have conducted further analysis, on an annual
basis, into the tenure profile of the city and its constituent sub-areas. This provides an
updated estimate of the tenure division between social rented and open market
housing as at 2008, but does not provide an assessment of the sub-division of open
market housing between owner-occupied and private rented dwellings. This analysis
is presented in the following table:
Figure 3.15: Dwelling Tenure Profile of Liverpool (2008)

Housing Market Sub-area

Tenure (2008)
Open market (owneroccupation and private
renting)
Social Rented

Central Buffer

78.3%

21.7%

Eastern Fringe
Inner Core (inclusive of City Centre /
Waterfront)
Inner Core (minus City Centre / Waterfront)

59.7%

40.3%

65.4%
63.2%

34.6%
36.8%

Southern Fringe

58.7%

41.3%

Suburban Core

91.1%

8.9%

Liverpool

72.4%

27.6%

Source: LAMP Team Data, 2010 (2008 data)
3.46

The LAMP team (2008) update suggests a decline in the proportional representation
of the social rented sector at the city scale between 2001 and 2008 – with this sector
reducing from 32.2% to 27.6% of dwellings.
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The Survey of English Housing (SEH) provides an estimate (at the national scale) for the
increase in the role of private rented sector over the 2001 to 2008 period at 3.8%.
When private renting in Liverpool is separated from ‘other’ renting in the 2001 Census,
it accounts for 12.4% of dwellings – a similar scale of uplift to that experienced
nationally by 2008 would place the private rented sector in Liverpool at an estimated
16.2%. This is supported by the evidence presented earlier in this section regarding the
high proportion of flatted accommodation developed for the private rented market
within Liverpool’s City Centre sub-area over this period.

Property Condition & Quality
3.48

The quality of the housing stock represents an additional layer of information in
understanding its capacity to match demand. In 2009, 5.7% of the city's housing stock
was classified as unfit (compared to the national rate of 4.2%) and 40% failed to meet
the Decent Homes Standard 22. Stock quality problems are prevalent across all
tenures, but are particularly acute within the private rented sector where 15.6% of
stock is unfit (compared to 10.9% nationally) and 52% of dwellings fail to meet the
Decent Homes Standard.

3.49

The household survey provides an estimate of the number of households considering
themselves to be in unsuitable housing, due to the dwelling being in disrepair to the
extent that is considered a serious problem to the household. In Liverpool 3,959
households consider their property to be in serious disrepair, which equates to 1.9% of
Liverpool’s households.

3.50

LCC commissioned an update to their 2005/06 private stock condition survey in 2010
(PSHCS). At the time of publication of this research this was at draft reporting stage,
but key findings from this comprehensive survey of housing conditions in the private
housing sector are presented below (note these may change in the final reporting):

22

Figures replicated from the Core Strategy Preferred Options document paragraph 121
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•

Private sector housing exhibits an ageing profile. In total 89,634 dwellings (60.6%)
were constructed pre-1945. Within this group, 51,623 dwellings (34.9%) were
constructed pre-1919; 38,001 dwellings (25.7%) in the Inter-war period (1919-1944).
In addition, 58,342 dwellings (39.4%) were constructed post-1944 with 31,887
dwellings (21.6%) constructed post-1981. Private sector housing in Liverpool is
significantly older than the national profile. Nationally, 24.6% of private housing
was constructed pre-1919 compared to 34.9% in Liverpool. On a national scale.
17.0% of private housing nationally is of inter-war construction compared to 25.7%
in Liverpool. At an electoral ward level, rates of pre-1919 housing exceed 60% of
private sector housing stock in: Anfield, County, Greenbank, Kensington and
Fairfield, Picton, Princes Park, St. Michaels and Tuebrook and Stoneycroft.

•

Overall, 98,822 dwellings meet the requirements of the Decent Homes Standard
and are Decent. These represent 66.8% of all private dwellings in Liverpool. A total
of 49,143 dwellings fail to meet the requirements of the Decent Homes Standard
and are non-Decent. This represents 33.2% of total private sector housing. The
majority of dwellings failing the Decent Homes Standard (31,072 dwellings - 63.2%)
are defective on one matter only: the remaining 18,071 dwellings or 36.8% are
defective on two or more matters.

•

Highest rates of non-compliance with the Decent Homes standard are associated
with the private-rented sector (42.8%), with dwellings constructed pre-1919
(42.9%), with terraced housing (36.7%) and with flats located in mixed use
buildings (65.0%).

•

Geographical distribution of unfitness is uneven across the city. The wards with the
highest proportion of properties classed as non-decent are listed below:
•

Riverside

•

Princes Park

•

Kensington and Fairfield

•

Everton

•

Picton

•

Speke Garston

•

West Derby
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Using fitness (Section 604) with the Decent Homes Standard as opposed to the
HHSRS produces an estimate of non-decency for the city in 2010 of 44,855
dwellings or 30.3% of total private housing stock. In 2006 the number of private
sector non-decent dwellings was estimated at 63,000 dwellings representing
42.0% of private housing stock. This represents significant progress in addressing
non-decency within the city with an inter-survey reduction of 18,145 non-decent
dwellings or 28.8%. Rates of owner-occupied non-decency have reduced from
39.0% in 2006 to 26.1% in 2010.

•

Costs to address non decency are estimated at £334.78M averaging £6,812 per
dwelling across all non-decent dwellings.

3.51

It is clear from the private stock condition survey and the findings of the household
survey, conducted as part of the SHMA research, that stock condition remains an
issue across Liverpool, particularly in the private rented sector and the Inner Core subarea. It is also however, clear that considerable progress has been made in improving
the stock across the city. If this progress is sustained this has important implications in
terms of the suitability of the existing stock to meet future demand.

Future Supply Capacity
3.52

Later sections of this SHMA take a forward-looking approach to identify future levels of
demand for housing. It is important to base these projections within an understanding
of the capacity for delivery over the plan period, with this final part of the section
presenting the latest data available to construct this capacity picture.

3.53

Nationally the ability of councils to meet housing demand is an important priority in
order to ensure that land availability is not a constraint on the delivery of housing. PPS
3 underpins the Government’s response to the Barker Review of Housing Supply and
the necessary step-change in housing delivery through a new, more responsive
approach to land supply at the local level. It requires planning authorities to ensure
that there is an evidenced supply of deliverable sites able to meet requirements for
the next 10 to 15 years.

3.54

The estimation of land supply within this section is based upon the findings of the
Liverpool Strategic Housing Land Availability Assessment (SHLAA) (2008). The SHLAA
has involved a thorough audit and assessment of available housing sites across the
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Authority and was produced in partnership with Wirral Council. This assessment has
included a review of the availability and deliverability of sites, allocating their
potential delivery into five year phases from 2008.
3.55

It is important to note that whilst the SHLAA provides an evidenced assessment of
potential supply this has not been translated to date into statutory policy through a
Land Allocations DPD. This SHMA therefore uses the potential supply capacity
identified through the SHLAA to inform analysis of future dwelling requirements, but the
actual phasing and distribution of supply, particularly in the longer term, could
potentially change as the sites progress through the LDF process of statutory
consultation.

The Development Pipeline - Extant Permissions
3.56

This analysis is based on data for sites with planning permission. Currently, the pipeline
of these sites constitutes some 13,436 units 23. It is important to note that there is no
guarantee that all of these units will be completed. In recognition of the wider market
circumstances at the time in which the SHLAA was developed, the assessment
factored in consideration of the ‘risk’ of non-implementation of permissions. This figure
therefore includes a 20% reduction on the capacity of sites with planning
permission,where confirmation was not obtained of development intentions. Overall
the SHLAA therefore provides a likely future supply.

3.57

Liverpool City Council has estimated that from the total pipeline of planning
permissions, 9,062 dwellings are likely to be brought forward within the existing five
year period up to 2013, equating to 1,812 dwellings per annum on average. This
closely fits with the level prescribed currently through RSS (1,950 units per annum),
although falling slightly under this target.

3.58

The following table breaks down sites with planning permission into Liverpool’s subareas, based on the 5 year phases in line with the emerging LDF. This therefore

23

Net supply on sites with permission as indicated within the SHLAA (2008).

May 2011 I gva.co.uk

53

Liverpool Strategic Housing Market Assessment

Liverpool City Council

provides an indication of the spread of both gross and net development across
Liverpool.
Figure 3.16: Development Pipeline – Extant Planning Permissions
Planning Permissions
2008 – 2013
0-5 Years
SHMA Housing Sub-area
CENTRAL BUFFER
CITY CENTRE
EASTERN FRINGE (C)

2013 - 2018
5-10 Years

2018 - 2023
10-15 Years

Gross

Net

Gross

Net

Gross

Net

580

580

0

0

0

0

4,368

4,322

459

459

0

0

244

244

0

0

0

0

EASTERN FRINGE (N)

672

672

172

172

0

0

EASTERN FRINGE (S)

231

231

0

0

0

0

INNER CORE

4,403

1,281

1,206

1,206

500

500

SOUTHERN FRINGE

740

701

0

0

0

0

SUBURBAN CORE

418

418

0

0

0

0

WATERFRONT
Liverpool City (Total)

613

613

2,037

2,037

0

0

12,269

9,062

3,874

3,874

500

500

Source: LCC SHLAA, 2008

The SHLAA – Longer-term Supply of Land.
3.59

The following table presents the gross and net (inclusive of planned demolition) supply
of housing over the 2008 to 2023 (and beyond) period within Liverpool, at the subarea scale, based upon the findings of the SHLAA (2008). This is split into three core
phases, in line with the SHLAA and LDF timescale and includes both unconstrained
(i.e. ‘policy off’) supply ascertained through the SHLAA and extant planning
permissions (shown separately above).

3.60

It is important to note that the final phasing periods (2018 – 2026 and 2026+) reflect
longer-term supply, and therefore whilst the fifteen year end point is 2023 this should
also be read as providing housing supply to the end of the Core Strategy period in
2026, and potentially beyond, to ensure continuity with Planning Policy.
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Figure 3.17: Total Land for Housing Supply (2008-2026)
Total Housing Supply (Addition of SHLAA and Planning Permissions)

SHMA Housing Sub-area

2008 – 2013

2013 – 2018

2018 – 2026

2026 +

0-5 Years

5-10 Years

10-18 Years

18+ Years

Gross

Net

Gross

Net

Gross

Net

CENTRAL BUFFER

1,978

1,978

450

450

846

846

CITY CENTRE

5,871

5,825

1,624

1,624

6,649

6,649

EASTERN FRINGE (C)

615

615

33

33

51

51

EASTERN FRINGE (N)

2,503

1,896

896

896

984

984

EASTERN FRINGE (S)

538

538

237

237

172

172

INNER CORE

8,211

4,681

3,572

3,254

2,780

2,780

SOUTHERN FRINGE

1,286

1,247

810

810

671

671

SUBURBAN CORE

1,655

1,655

60

60

1,049

1,049

WATERFRONT
Liverpool (City) Total

Gross

Net

643

643

2,994

2,994

1,343

1,343

3,141

3,141

23,300

19,078

10,676

10,358

14,545

14,545

3,141

3,141

Source: LCC SHLAA, 2008
3.61

The total unconstrained net supply across Liverpool is estimated to be in the region of
44,000 dwellings over the Core Strategy period to 2026 24. At the sub-area scale, the
greatest levels of supply are estimated to be within the City Centre and Inner Core,
with the Southern Fringe and Suburban Core conversely offering the most limited
supply. This spatial distribution reflects the aspirations of emerging policy through the
Core Strategy and the existing UDP, with focus placed on reinforcing the more
vulnerable markets across the Inner Core.

3.62

These net figures incorporate the demolition assumptions which are driven by the
sustained aspiration to deliver the regeneration of neighbourhoods across Liverpool.
Demolitions

are

predominantly

linked

to

the

substantial

programme

of

neighbourhood transformation within the NewHeartlands HMR Intervention Areas, in
particular. This is reflected within the prevalence of programmed demolitions within
the Inner Core within the following table, which provides a summary by sub-area of
projected demolition taken from the SHLAA.

24

Note: There are a further 3,141 units identified as potentially contributing to the supply from 2026.
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Figure 3.18: Programmed Demolitions in Liverpool by Sub-area (2008-2026)
2008 – 2013

2013 - 2018

2018 – 2026

0-5 Years

5-10 Years

10-18 Years

Demolitions

Demolitions

Demolitions

CENTRAL BUFFER

0

0

0

CITY CENTRE

46

0

0

EASTERN FRINGE (C)

0

0

0

EASTERN FRINGE (N)

607

0

0

EASTERN FRINGE (S)

0

0

0

3,530

318

0

SHMA Housing Subareas

INNER CORE
SOUTHERN FRINGE

39

0

0

SUBURBAN CORE

0

0

0

WATERFRONT

0

0

0

Liverpool Total

4,222

318

0

Source: LCC SHLAA, 2008
3.63

These programmed demolitions are on the whole a continuation of previous activity in
those areas which have been identified as fundamentally vulnerable. The scale of
demolition above, coupled with the levels seen over recent years will have a
fundamental impact, at a neighbourhood level, on the density of housing and the
urban grain of areas. This in turn is intended to create new perceptions of areas
through the development of new types and tenures of housing, overcoming longstanding deprivation and socio-economic issues.

3.64

The provision of the potential supply of future land is mapped spatially through the
following plans. The first plan demonstrates the site area of each SHLAA site
categorised chronologically by delivery phase. The latter plan illustrates the
magnitude of the housing contribution that each SHLAA site affords, based upon
projected dwelling yield.
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Figure 3.19: Liverpool SHLAA Housing Land Supply (Site Area & Projected Phasing)

Source: GVA2010
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Figure 3.20: Liverpool SHLAA Housing Land Supply (Dwelling Yield & Projected Phasing)

Source: GVA2010
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3.65

Moreover, the total unconstrained net housing supply across Liverpool can be subdivided by property type within each of the 5-year phases. The key messages
emerging from this analysis are as follows:
•

Housing dwellings: The Inner Core and Eastern Fringe (North) will provide the
greatest proportion of Liverpool’s supply of housing dwellings from 2008 to 2018.
However, the level of supply in the Eastern Fringe (North) is set to be overtaken by
the Suburban Core from 2018 to 2026.

•

Flatted dwellings: The City Centre and Inner Core are projected to offer the
greatest proportion of flatted dwelling supply from 2008 to 2013. The Waterfront is
set to provide 71% of Liverpool’s flatted supply from 2013 to 2018. However, in the
2018 to 2026 phase, the supply is projected to be led by the City Centre,
Waterfront and Inner Core.

•

Mixed dwelling sites: The Inner Core provides the greatest proportion of
Liverpool’s supply of mixed dwelling (houses and flatted) sites from 2008-2018.
However, this is overtaken by the City Centre and Central Buffer from 2018 to
2026.

3.66

This is demonstrated in the following figure:
Figure 3.21: Land for Housing Supply Split by Projected Housing Scheme Type

SHMA Housing Subarea
CENTRAL BUFFER
CITY CENTRE
EASTERN FRINGE (C)
EASTERN FRINGE (N)
EASTERN FRINGE (S)
INNER CORE
SOUTHERN FRINGE
SUBURBAN CORE
WATERFRONT

2008 – 2013

Houses
10%
4%
4%
22%
6%
29%
11%
13%
0%

0-5 Years
Flats
Mixed
6%
9%
53%
20%
0%
1%
2%
15%
0%
0%
23%
43%
3%
10%
2%
1%
12%
1%

2013 - 2018

Houses
1%
0%
2%
26%
5%
55%
3%
8%
0%

5-10 Years
Flats
Mixed
1%
0%
20%
0%
0%
0%
0%
0%
0%
9%
7%
60%
0%
30%
1%
0%
71%
0%

2018 – 2026

Houses
13%
2%
1%
12%
4%
31%
9%
27%
1%

10-18 Years
Flats
Mixed
4%
28%
44%
44%
0%
0%
0%
0%
0%
0%
21%
28%
1%
0%
6%
0%
24%
0%

Source: LCC SHLAA, 2010

Bringing the Evidence Together
3.67

The purpose of this section has been to undertake analysis to provide an up-to-date
assessment of the current housing stock and offer across Liverpool. This has included
the identification of the latest estimations of dwelling numbers, broken down into
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lower sub-area geographies and examining recent development trends which have
resulted in the growth of the stock. In order to present a full understanding of the
capacity of the existing stock analysis has been undertaken of vacancy levels and
the under and over-occupation circumstances of households.
3.68

Additional layers of analysis have considered the make-up of this stock, including a
breakdown by size, type and tenure as well as an overview of the quality of stock. The
section finally presents an overview of future capacity utilising the evidence
presented within the city’s 2008 SHLAA report. The key issues emerging from the
analysis are summarised below:
•

Recent Housing Supply – The authority has clearly seen a significant uplift in its
total stock over recent years. Between 2003 and 2009 has delivered over 16,000
new units (gross) or over 10,000 units net. The pace of development has varied
over this time, although the highest net development level is recorded in 2008/09.
More recent data suggests that levels have reduced significantly in line with
national trends and linked to the onset of the credit crunch and subsequently
recessionary economic climate. Looking at the nature of this supply, although
aligned with the City Council’s housing policy, this has focused new delivery
towards the City Centre, and has been driven by an influx of flatted dwellings

•

Tenure and Type balance: Liverpool’s housing tenure and type composition
consists of a high proportion of social rented properties, with prevalence towards
smaller two and three bedroom terraced and semi-detached stock. Larger 4+
bedroom and owner-occupied detached properties are limited in their
representation within the city – with 4+ bedroom detached homes accounting for
just 3% of occupied dwellings. The profile of each of Liverpool’s sub-areas
demonstrates substantial variance, indicating the different housing supply roles
that each provides. Of note, the City Centre and Waterfront areas consist
predominantly of one and two bedroom flatted and apartment accommodation
within the private-rented and housing association sectors. In contrast, the
Suburban Core contains a high proportion of larger 4+ bedroom, detached and
owner-occupied dwellings. Examination of Council Tax band data shows that
significant progress has been recorded in addressing the mix of properties, with a
significant reduction in Band A properties, and the classification of over 1,611
additional Band D, E and F properties, an uplift in percentage terms of almost 23%
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Vacancy: Liverpool’s housing stock offer has been assessed in great detail
through a series of research commissions linked to the regeneration of the city’s
neighbourhoods. The key issues within the stock remain a high level of vacancy
and areas of low demand housing, as well as a significant proportion of properties
failing to meet decency standards. At the sub-area scale, these issues are
particularly acute within the Inner Core, which is subject to housing market
intervention and renewal via the NewHeartlands HMR programme. Since the
economic and property market downturn in 2007, a new issue has arisen that has
seen increasing levels of vacancy away from the traditional locations and
focused in the City Centre in new, higher quality flatted stock. However recent
market reports suggest this is changing with high levels of private renting activity 25.

•

Stock Condition – It is evident from the PSHCS, 2010 that stock condition remains
an issue across Liverpool, particularly in the private rented sector and the Inner
Core sub-area. It is also, however, clear that considerable progress has been
made in improving the stock across the city. If this progress is sustained this has
important implications in terms of the suitability of the existing stock to meet future
demand.

•

Overcrowding and Under-Occupancy – The analysis has indicated that
overcrowding of housing remains an issue within Liverpool, with the household
survey recording 2.3% of households living in overcrowded circumstances. In
contrast however, the survey also recorded that approximately 35% of
households were technically under-occupying their property. Addressing these
challenges is particularly difficult in market housing, however, the evidence within
this SHMA research around future demand and need (Sections 7 and 8) will help
ensure that planning policy continues to ensure a better alignment of new stock
with demand.

•

Considering the impact of capacity: The assessment of future supply provided by
the SHLAA identifies a substantial forward pipeline of potential development land
for residential uses. The capacity to deliver an additional 44,000 units (approx.) is

25

Source: City Residential (2010) ‘Liverpool City Centre Residential Update – Q3 2010’
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identified over the Core Strategy period (to 2026), highlighting the potential the
city has to continue to improve its overall housing offer through new
development.

May 2011 I gva.co.uk

62

Liverpool City Council

4.

Liverpool Strategic Housing Market Assessment

Key Drivers Underpinning The Housing Market
The relationship between the economy, household composition and the
housing stock represents a key driver in determining the balance
between supply (Section 3) and demand.
This section examines the two principle long-term drivers of demand, the
demography of an area and the health of the economy, to present clearly
how Liverpool’s housing market has evolved in response, and on the
basis of projecting forward past trends, the identification of the direction
of travel going forward.
The changing demography (population, household size, age structure
etc.) of an area impacts strongly on the housing market and the type and
quantity of housing required. Importantly, as part of the analysis an
updated population estimate for Liverpool is produced using local data.
This estimate is presented as a correction to nationally issued estimates
by the ONS and is used to inform the calculation of future household
growth set out in Section 6.
The role of the economy in shaping demand is also important. For
example, the level and type of employment available in an area plays an
important role in determining the levels of disposable income available to
households, and therefore their ability to exercise choice in the marketan issue which is considered in greater detail within Section 6. The
linkage between employment opportunities and the housing offer also
manifests itself in the relationship between work and home. The section
concludes with analysis of commuting patterns to demonstrate current
levels of containment in the city and the relationships with surrounding
authorities.

May 2011 I gva.co.uk

63

Liverpool City Council

Liverpool Strategic Housing Market Assessment

Demographic Drivers of Change
4.1

Traditionally demographics have been a key component of determining both the
current shape of housing markets and their future trajectory. Changing demographic
conditions strongly influence the housing market, including the overall housing stock
required and the requirements of the stock to meet the needs of specific groups, for
example the elderly. Since the 1950s planning for housing policy has combined
demographic projections with supply side information and spatial policy bias. It is
therefore vital to have a clear understanding of the population and household
structure when assessing current and future housing demand.

Estimating the Population of Liverpool – Understanding the Drivers of
Change
4.2

This section provides an updated population estimate for Liverpool analysing the data
to understand how the number of people in the city has changed over recent years.
The initial analysis looks at the official statistics released by ONS. However, through the
course of this research it has become apparent that the rapid growth of the City
Centre to accommodate a new residential population, including a large student
community, has not been accurately reflected through these national statistics. This
section therefore incorporates an important estimated corrected population for
Liverpool in 2008. This corrected population is used to inform all subsequent
population projections presented in Section 6.

4.3

Official Statistics (released by the ONS) suggest that Liverpool’s population has been
in long-term decline since its peak in the 1930s. In recent decades the decrease has
slowed, with the population reducing by 9% between 1991 and 2008; from 475,000 in
1991 to 434,000 in 2008. The majority of this decline was experienced up to 2001, with
a 7% fall during the 1991-2001, inter-censal decade. This is presented in the following
figure.
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Figure 4.1: Population change in Liverpool 1991-2008
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Source: Edge Analytics, 2010, ONS Mid-year estimates, 2008
4.4

This decline has resulted in changes to the age-structure of Liverpool’s population
(Figure 4.2 - red indicates higher in 1991, blue indicates higher in 2008) with a
reduction in the size of the youngest age-groups and adults aged 25-35 and 60-70,
coupled with an increase in young adults and in the 40-60 age-range. Cohort effects
explain some of these shifts as do the patterns of births, deaths and migration which
are explored in more detail below.
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Figure 4.2: Liverpool Population Age Pyramid 1991-2008
Liverpool: Age Pyramid
Comparison of population forecast for 1991 with 2008
Red shows an excess in 1991
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Blue shows an excess in 2008
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Source: Edge Analytics, 2010, ONS Mid-year estimates, 2008
4.5

Net out-migration from Liverpool has been the main driver of population decline with
an estimated total net outflow of 3,000 - 4,000 per year 1991-2001, reducing to 1,0002,000 per year thereafter.

Natural change (the difference between births and

deaths) has made an increasingly positive contribution to population change since
2001. This is demonstrated in Figure 4.3.
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Figure 4.3: Components of Population Change in Liverpool 1991-2008
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4.6

The Total Fertility Rate (TFR) which measures the expected number of children a
woman would have if she followed the age-specific pattern of fertility throughout her
lifetime, has increased steadily since 2001 in Liverpool, to reach 1.7 in 2008.

The

increase is attributed to both a rise in births to UK-born mothers and a larger
percentage of births to mothers whose country of birth is outside the UK. This remains
well below the accepted ‘replacement’ level of 2.1, required to maintain a
population through natural change, but has resulted in a substantial increase in births
nevertheless. The most recent evidence suggests that the rise in fertility across the UK
since 2001 may have peaked in 2008/9 but the result of the increased number of
births will mean larger cohorts working their way through the education system during
the next 10-15 years.
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Figure 4.4: Births and Total Fertility Rate (TFR) in Liverpool 1991-2008
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Source: Edge Analytics, 2010, ONS Mid-year estimates, 2008
4.7

At the same time, deaths in Liverpool have declined in number, with the Standardised
Mortality Ratio (SMR) – the ratio of the actual number of deaths in Liverpool to the
number expected if the population followed the national age-specific death profile –
declining to below 140 in 2008 (shown in Figure 4.5). This remains high relative to the
national average (100) but the declining deaths total has contributed to the positive
impact of natural change since 2001.
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Figure 4.5: Deaths and Standardised Mortality Ratio (SMR) in, Liverpool 1991-2008
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4.8

The net migration profile illustrated in Figure 4.6 hides the very different influence of
‘internal’ migration and ‘international’ migration since 2001.

Whilst net internal

migration has continued to have a negative impact upon population change, net
international migration (the difference between immigration and emigration flows)
has been positive. It is the influence of net immigration that has largely arrested the
population decline evident in Liverpool up to 2001. This is illustrated in the following
figure:
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Figure 4.6: Net migration, UK internal and overseas, in Liverpool 1991-2008
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Ethnic population structure
4.9

The distribution of population by ethnic group is presented in the following figure for
2001 (at the time of the Census), and also at 2007, for Liverpool. These statistics are
drawn from the ONS mid-year estimates
Figure 4.7: Liverpool’s ethnic population breakdown

Liverpool – Ethnic Breakdown (2001 & 2007)

Liverpool

Black or
Black
British

Chinese
or Other
Ethnic
Group

Total
Population

White

Mixed

Asian or
Asian
British

2001

441.9

94.2%

1.8%

1.1%

1.2%

1.6%

2007
2001-2007 %
change

435.5

91.5%

2.0%

2.3%

2.0%

2.3%

-6.4

-18.0

0.6

4.9

3.0

3.1

Source: ONS mid-year estimates, 2008 (latest release)
4.10

The mid-year estimates indicate that Liverpool’s total population has declined from
approximately 441,900 in 2001 to 435,500 in 2007 – a decrease equivalent to -6.4%.
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During the same period the proportion of inhabitants of white ethnic background,
which represent the majority of the city’s population (91.5% in 2007) declined by -18%.
4.11

The proportion of residents from all other ethnic backgrounds increased between
2001 and 2007, with Asian or Asian British and Chinese or Other ethnic groups
representing the highest growth rates (4.9% and 3.1% respectively), to represent 8.6%
of all Liverpool’s resident population respectively in 2007.
Understanding the population dynamics of Liverpool’s Sub-Markets

4.12

The picture of demographic change for Liverpool represents the aggregation of
different influences upon population growth and decline in the city’s housing submarket areas, as introduced in Section 2 of this report (paragraphs 2.54-2.60).

4.13

Breaking the analysis of the individual drivers of change down to a sub-area level 26,
the largest population losses have been experienced in the Eastern Fringe areas to
the north (-5.7%) and to the south (-7.6%) and in the Inner Core (-3.9%). However, a
strongly diverging trend in growth is evidenced at the sub-area scale. Notably, the
commercial and residential development of the City Centre and the Waterfront areas
has resulted in rapid population growth, albeit from a relatively low base, since 2001.

4.14

This is summarised in indexed format in the following figure, using 2001 as a base date.

26 Note: Sub-area projections have been built using the ONS published disaggregated LSOA mid-year population
estimates. For a description of its methodology see
www.statistics.gov.uk/about/Methodology_by_theme/sape/downloads/Methodology_note_SOAs.pdf). These LSOA
estimates have been assigned to individual Housing Sub-market Areas using the Census Output Area (COA)
definitions provided by Liverpool City Council.
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Figure 4.8: Index Population Growth 2001-2008, Housing Market Areas
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Source: Edge Analytics, 2010, ONS Mid-year estimates, 2008
4.15

Detailed analysis of the ONS population estimate data indicates that in sub-markets
where a high level of net development has been witnessed i.e. the Waterfront,
migration has dominated, with a net inflow of population to populate the new
residential developments. In contrast the Inner Core has continued to experience net
out-migration, although population decline has been bolstered somewhat by the
positive contribution of natural change. Population change in the Central Buffer
appears to have stabilised in recent years, with a balance of net out-migration and a
positive impact due to natural change. The Suburban Core has also stabilised,
although in this case the net impact of migration is positive, with natural change
having a slightly negative effect upon population change.

4.16

The central area of the Eastern Fringe has experienced modest population growth
since 2001, due to positive natural increase and a balance of in-migration and outmigration. In contrast the Eastern Fringe areas to the north and south show population
decline due to continued net out-migration (particularly in the south), with the
northern area population sustained a little through growth through natural change.
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4.17

The Southern Fringe has a profile not too dissimilar to the central area of the Eastern
Fringe, with a positive contribution from natural change balanced by a negative
impact of net outward migration.
Updating the City’s Population Estimate – Reflecting the City Centre’s growth

4.18

In the analysis and review of the historical data for each sub-area it is evident that
there is a disparity between population statistics and dwelling numbers evident for the
‘City Centre’ HMA. Using data from Council Tax (CT) dwelling registers it is clear that
the large growth in City Centre dwellings is not being reflected in the latest population
estimates produced by ONS (for Lower Super Output Areas).

4.19

Figure 4.9 emphasises the discrepancy with an ‘indexed’ view of growth since 2001
that is evident from the CT dwelling register and from ONS population estimates. The
number of dwellings has more than doubled and, although the vacancy rate has
increased (as the dwellings and occupied dwellings trajectory diverges), population
change has been flat in comparison.
Figure 4.9: Comparison of growth in dwellings (CT register) and population (ONS), City
Centre
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Source: Edge Analytics, 2010
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4.20

Recognising this discrepancy in the official estimates, a process was undertaken to
correct the population figures to inform the subsequent stages of research in the
HMA. A synopsis of the process undertaken is included in the following text box.

4.21

The impact on the base population of Liverpool is illustrated in Figure 4.10, with an
overall increase of just under 5,000 in 2008, creating an updated total population
estimate for the authority as a whole of just under 440,000. This incorporates an
estimated population of 19,000 within the City Centre (14,000 in the ONS estimate).
Figure 4.10: Effect of the City Centre adjustment upon Liverpool’s population estimate
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Updating the City Centre Population
Following the identification of the discrepancy between Council Tax data
identifying occupied properties and the ONS population estimates, analysis was
undertaken to seek to establish whether there was a ‘redistribution’ of
Liverpool’s population taking place rather than just an increase in the City
Centre. The evidence suggested this was not the case and so a series of steps
were undertaken to uplift the population to reflect actual household numbers.
To rectify the discrepancy in the City Centre and to produce an ‘alternative’
population estimate that is not constrained to ONS mid-year estimates (i.e. the
additional population for the City Centre is not redistributed from other parts of
the city in order to maintain the existing ONS mid-year estimate), the 2001-2008
trend in Council Tax dwelling numbers in the City Centre was used to uplift the
2001 population in line with dwellings growth and average household size. This
therefore reflects the creation of a new population within Liverpool’s City
Centre, including both permanent residents and a large student population.
The population estimation and projection model adjust the City Centre
population by increasing the level of ‘net migration’ that is associated with the
sub-area. Comparing the net migration profile in chart A below, with the
corresponding profile for the City Centre in chart B illustrates the impact, with
net migration now accounting for an average of approximately 1,200
population growth per year since 2005, compared to an average of
approximately 200 previously.
A) City Centre UDP – ONS

Natural Change

B) City Centre - Corrected

Net Migration
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Households
4.22

Household numbers are directly related to housing stock and the supply of housing.
Examining the change in household numbers is therefore a critical element of
assessing the dynamics of the housing market.

4.23

The 2001 Census provides the most recent, definitive count of household numbers;
approximately 187,000 in Liverpool. Communities and Local Government (CLG) has
produced estimates for subsequent years through the application of headship rates
to population mid-year estimates. The latest ONS estimates suggest that in 2008 the
number of households in Liverpool was 194,187 27.

4.24

Headship rates have been derived for each Local Authority district and Unitary
Authority and for each of a number of household types (couple, lone parent, oneperson and other multi-person). The projected trend from 2001 onwards in Liverpool is
for a reduction in average household size and an increasing number of single-person
households.

4.25

This trend is reflected in the household estimates for Liverpool since 2001 which show a
marked increase in the number of households when contrasted with the population
trends explored previously.

27 Note: the updated population figure outlined earlier in the section has been used to model a new estimate of the
household population in Liverpool, with the modelling estimating that there were 197,116 households in the authority
in 2008
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Figure 4.11: Household growth 2001-08 and Household Composition Profile 2008 in
Liverpool
Household Type 2008
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Source: Edge Analytics, 2010, ONS mid-year estimates, 2008
4.26

In 2008, approximately 40% of households were ‘one-person’, with almost the same
number associated with ‘couple’ households 28. Lone parent and other multi-person
households made up the remaining 20%.

Projecting Population and Household Change
4.27

The mid-year ONS estimates of population analysed throughout this section provide
the base historical data for the sub-national population projections for England and
Wales which are produced every two years 29. This data provides projections for a 25year time-horizon, for each District and Unitary Authority. Assumptions used by the
sub-national population projections are based on recent evidence on births, deaths
and migration, plus they incorporate evidence from an expert panel which has
provided guidance on likely future trends in fertility, mortality and migration. Sub-

28 Couple households includes two-person households (married or co-habiting couple) as well as those with children
(i.e. families).
29 At the time of conducting the analysis with the POPGROUP model the latest data available was the 2006 based
ONS projections. The 2008 based projections were released during the research and are referenced in section 6.
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national projections are constrained to the total population estimated in the national
population projection.
4.28

This sub-section presents an alternative population projection, deviating from the
official ONS figures, which has been developed factoring in the correction to the
city’s population estimate outlined earlier in this section through the use of the
POPGROUP model, a description of which is included in Appendix C 30. This is a core
output of the SHMA research process and feeds directly into the development of
future housing requirements in Section 6.

4.29

These projections are classified as ‘migration-led’ as they take no account of any
future housing capacity for the development of new housing across Liverpool, but
rather project forward a continuation of recent historical demographic trends of
growth or decline.

4.30

The following chart presents three population projections:
•

2006 ONS population projections;

•

Unadjusted POPGROUP derived projections not factoring in the City Centre
population re-calculation; and

•

POPGROUP derived projection incorporating the amended City Centre
population – referenced throughout the research as the ‘adjusted population
migration-led’ projection.

4.31

The impact of factoring in the adjustment to the City Centre population is clearly
illustrated, with the level of projected growth higher, driven solely by higher levels of
continuing net in-migration into the City Centre HMA. Liverpool’s population is
projected to increase from 439,000 in 2008 to reach 457,000 in 2031 31.

30 Appendix C Forecasting Future Population and Household Growth – Modelling Methodology and Assumptions –
This includes details of the POPGROUP model
31 It is important to note that this adjusted population projection better aligns with the 2008 ONS population
projections which were released mid-way through the research with the POPGROUP model outputs considered to
better represent the local demographic drivers of change.

May 2011 I gva.co.uk

78

Liverpool Strategic Housing Market Assessment

Liverpool City Council

Figure 4.12: Population Forecast, Liverpool, 2001-2031
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4.32

The demographic drivers for this pattern of change are clearly illustrated through the
charts below. The impact of natural change is projected to rise to the end of the
decade and then decline thereafter. The assumption on migration is for a continued
net deficit.

At the small-area (sub-district) level POPGROUP does not distinguish

between internal and international flows but models the ‘net’ impact of all migration
flows, with the future assumptions based upon the ‘most recent’ evidence in each
HMA, aggregated to produce the Liverpool picture below.
Figure 4.13: Population Forecast, Components of Change Liverpool, 2001-2031
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4.33

The adjusted population projections produce very different trajectories of growth and
decline at the individual sub-area level.

The following chart illustrates population

growth in each HMA, indexed against 2001. This hides the relative size of each area
but emphasises the potential speed of growth or decline if the model’s demographic
assumptions are continued.

The Waterfront and City Centre (in particular)

demonstrate significant growth, with only the central (eastern) part of the Eastern
Fringe and the Southern Fringe being other sub-areas projected to experience
positive growth of any significance. A fall in population is forecast in the northern and
southern parts of the Eastern Fringe and in the Inner Core.
Figure 4.14: Index Population Growth 2001-2008, Housing Market Areas
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4.34

The diversity of growth and decline across areas is examined in more detail in Figure
4.15, illustrating the scale of change and the relative importance of natural change
and net migration in driving this trend.

4.35

The City Centre, with its high net in-migration assumption continuing throughout the
projection period is a driver of Liverpool’s growth. Growth on this scale would assume
significant new dwelling development, i.e. a continuation of the rapid expansion of
development witnessed over the last ten years, explored further in the next section.
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The Waterfront also grows incrementally, driven by consistent net in-migration and a
small impact through natural change.
4.36

Declining populations are evident in the Inner Core, Eastern Fringe (north) and the
Central Buffer.

Losses due to net out-migration are bolstered somewhat by the

positive impact of natural change in each area. This is not the case in the Eastern
Fringe (south) where the sharpest population decline is being driven by net outmigration and an increasing net deficit due to natural change throughout the
projection period. It is important to recognise when considering these population
forecast losses that the adjusted projection models through trends built on previous
year’s data. This trend therefore forecasts forward the impact of regeneration and
housing investment programmes, which through a process of physical change have,
temporarily at least, fuelled out-migration.
4.37

The Suburban Core retains a relatively stable population throughout the period, with a
small net migration gain and a small but fluctuating impact through natural change.

4.38

The remaining two areas, the central Eastern Fringe (east) and the Southern Fringe
experience consistent growth in adjusted projections, with relatively low net outmigration compensated for by higher rates of natural change.
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Figure 4.15: Population Growth and Components of Change, 2001-2031, Sub-market
Areas
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Household Projections
4.39

Sub-national population projections provide the basis for the sub-national household
projections for England. This data again provides projections for a 25-year timehorizon, for each District and Unitary Authority. The projections are derived through
the application of projected headship rates, by household type, to the age-sex
composition of the population projection.

4.40

The application of headship rates to the adjusted population forecast produces an
indication of the change in household numbers that would result. For the individual
HMA, district headship rates in 2001 have been matched to HMA headship rates from
the 2001 Census and scaled to be consistent with overall district household totals. The
trend in headship rates is that estimated by CLG for the Liverpool district 32 and
assumes an increasing number of smaller households, therefore a decreasing
population by household.

This produces an interesting pattern of change for

individual areas, with declining population totals coupled with increasing household
numbers in some areas.
4.41

The aggregate picture for Liverpool, derived from the adjusted migration-led
scenario, is illustrated in Figure 4.16. The base date of 2008 is used with the updated
number of households across the Authority calculated as 197,116 households.

4.42

The number of households across Liverpool is forecast to increase to 235,000 in 2026
and 241,000 in 2031. The estimated number of households in 2010, i.e. at the point at
which this research is undertaken, is approximately 201,600 33. It is important to note
that this is an estimated based on an extrapolation of trends using the POPGROUP
model.

32 Note: At the time at which the analysis was conducted the 2006 based ONS Household projections provided the
most up-to-date data source. Following the publication of the draft report the 2008 based projections were released.
Consideration of the changes between the two releases and the alignment with the research is included in Section
6.
33 The adjusted estimate of the number of households projected through the adjusted migration scenario is used to
weight the survey results presented throughout the SHMA. This does not take full account of the possible impact of
the recession on migration trends over the last couple of years as identified in section 6. However, given the
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The projected reduction in household size from 2.16 persons per household to 1.84
persons per household over the full period is an important driver in this growth
alongside the projected uplift in population identified in paragraph 4.31
Modelled Headship Rates – Liverpool
The POPGROUP demographic modelling process has involved the development
of bespoke headship rate calculations. In this process a specific headship rate
profile (by household type) has been developed for each housing market area.
This uses the Liverpool district figure as its base and then weights it according to
2001 Census evidence for each small area. The trajectories of change in
headship rate / household size (for each household type) then follow that
estimated by CLG for the Liverpool District to 2031.
Liverpool has different headship rates (and therefore average household size)
compared to the NW Region and each individual housing market area has
different headship rates compared to Liverpool in total. With continued growth of
central areas, the average household size for Liverpool in total will be influenced
by the proliferation of smaller household units in these areas, coupled with the
overall trend in the headship rates which models a reduction in average
household size over time.

Figure 4.16: Household Growth 2001-31 and Household Type Profile 2008 & 2031,
Liverpool

uncertainties around checking the ‘real’ household population with a data lag issue this is considered to represent
the most robust estimate at this point in time
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4.44

The chart above shows the profile of households by size and clearly illustrates the
further skewing of the housing profile in 2031 towards ‘one person’ households. This is a
result of a range of forecast drivers impacting on household formation, identified by
the ONS which recognises continuing trends of single elderly person households,
household separation and younger households choosing to live singularly for longer.

4.45

The following table shows snapshots of household numbers at the key dates for policy,
for both the Authority and the individual sub-markets.
Figure 4.17: Estimated Household Numbers, Adjusted Migration Scenario
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4.46

Figure 4.18 reproduces the adjusted migration-led household profile for each submarket showing the distinct growth trends of the overall households and their profile in
terms of household size.
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The City Centre in particular stands out in terms of the overall quantum of growth
projected in its household numbers. This growth is driven by the projecting forward of
recent historical trends which have, as a result of the unprecedented level of supply
of new flatted properties (as examined in Section 3), seen a notable change in the
population in this sub-area. The sustained attraction of new households into this area,
coupled with the realisation of available supply, is therefore an important contributing
factor to this projection being realised. Whilst population growth is an important
driving factor a sustained fall in household size is also projected to be a driver of
growth.

4.48

Looking back to the projected population trends shown in Figure 4.15, the importance
of changing household size structures are highlighted in the majority of the other sub
areas. Sub-areas where a fall in population is projected, still register an increase in
household numbers as a result of a forecast uplift in single person households and an
accompanying fall in couple households. An example is the Inner Core where the
population is projected to continue to fall but household numbers are projected to
register a small uplift, the driving factor being the changing trend in household size.

4.49

Looking more generally at the household type profiles in all cases, the effect of the
headship rates is to increase the number of one person households and therefore to
reduce the average population per household across all sub-areas.

4.50

Interestingly when comparing the household size profiles of the sub-areas it is clear
that they reflect the different residential characteristics of each sub-area. For
example the inner city areas are biased towards one-person households, with the
relative proportion of smaller flatted or terraced properties considerably higher in
these areas and the Suburban Core having a far greater proliferation of family
(couple) households, reflecting the greater share of larger houses to accommodate
these household types.

4.51

This distribution of different household profiles is an important consideration in
understanding how the housing market across the city operated, and the role of
different sub-areas. Single person households in the City Centre and Inner Core are
more likely to be transient in nature and represent a dynamic component of the
overall market. The impact of the increase in these households on the overall
population has clearly been evidenced in terms of the growth in the City Centre
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population, which in turn has fundamentally altered the operation of both the
housing market in this location but also the physical fabric of the area. A continued
trend in falling household sizes in these inner areas has important ramifications for the
types of housing that will be required in the future.
4.52

However, when considering supply and demand it is important to acknowledge the
role supply has had in leading demand. This is evidenced in the City Centre where the
growth of the flatted market, predominantly smaller 1 and 2 bedroom properties, has
clearly influenced the fall in household size. The regeneration of inner areas through
the HMR programme has aspired to attract greater numbers of families into the areas.
If the delivery of new housing continues to be successful in these areas this, in turn, will
impact on future projection trends, with the potential to reverse falling household sizes
in these areas a possibility.
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Figure 4.18: Household growth 2001-31 and household type profile 2008 & 2031,
Liverpool sub-market areas
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Source: Edge Analytics, 2010

Economic Drivers of Change
4.53

The relative economic performance of an area and the number of jobs available are
major factors in attracting in new households to live within an area. Linking the future
performance of the economy with future housing requirements is clearly important
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and an issue examined in more detail in both this Section and Section 6. In addition
the issue of containment i.e. the extent to which new jobs in an area equates to
demand for new housing (people living in the same area as they work) is an
important area of analysis which the final part of this section examines in greater
detail.
4.54

Whilst employment levels are an important driver it is also important to examine other
elements, including for example the types of jobs being created. This has an impact
on the types of households which could potentially move to an area as well as the
income levels available to access housing. Future economic conditions are assessed
in this sub-section using the latest available economic forecasts held by The Mersey
Partnership (TMP).

The Current Economic Profile of Liverpool
4.55

The Liverpool Economic Briefing (March 2009) provides a headline analysis of the past
and prevalent economic trends within the city. The key points for consideration are as
follows:
•

GVA per head in Liverpool rose by £908 from 2005 to 2006 to reach £17,489. This
represented a growth of 5.5% in the latest 12 month period, and stands above the
growth achieved across the UK, North West (both 5.0%) and all of Merseyside
(4.7%). Despite this growth, Liverpool’s GVA per head of £17,489 remains £1,941
(11.1%) below national GVA per head, demonstrating that there remains a
significant distance to travel in terms of narrowing the GVA per head gap to the
UK level. Liverpool’s GVA per head was also below all the other Core Cities with
the exception of Sheffield (£16,578).

•

Employment within Liverpool increased by 12% or 24,000 additional employee
jobs over the period 1998-2007. Employee growth within Liverpool out-performed
both the North West (8.9%) and Great Britain (9.2%) over this period; with Liverpool
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having approximately 5,700 more jobs than if employment had grown in line with
national employment levels 34.
4.56

Importantly, Liverpool has not been exempt from the economic ‘shocks’ brought
about by the ‘credit crunch’ and recessionary downturn since 2008. This has had
knock-on impacts on Liverpool’s labour market, business confidence, output, and the
housing market.

4.57

The Liverpool Economic Briefing reports that Liverpool’s claimant count increased
from 5.1% in December 2007 to 6.3% in December 2008 (+1.2 percentage points),
which equates to approximately 3,400 additional residents claiming unemployment
benefits than there were in the previous twelve months. In absolute terms this equates
to an increase of 23% in Liverpool claimants 35. It therefore demonstrates the negative
economic impacts experienced across the city as a result of the economic climate.
The high levels of worklessness represent both a challenge and an opportunity for
Liverpool. Clearly addressing this issue remains an important strategic objective for the
city and the successful achievement of this goal will ensure improved socio-economic
circumstances and provides a latent asset to enable economic growth aspirations.

4.58

Looking in detail at economic rates, in 2001, economic activity rates in Liverpool were
consistently below the average for England in all age-groups (Figure 4.19). The pattern
is repeated to different degrees within the individual housing sub-market areas (Figure
4.20). The Suburban Core experienced the highest economic activity rates relative to
the national average, the Inner Core typically the lowest.

34

Liverpool Economic Briefing (March 2009) – Liverpool City Council

35

Ibid
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Figure 4.19: Economic Activity Rates, England & Liverpool, 2001
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Source: Edge Analytics / 2001 Census
Figure 4.20: Economic Activity Rates, Liverpool Sub-market Areas 2001
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Source: Edge Analytics / 2001 Census
4.59

Since 2001, the overall level of economic activity in Liverpool has remained relatively
static in comparison to the national average, with some fluctuation in recent years,
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both up and down, (Figure 4.21). When disaggregated to age-cohorts, participation
rates for 16-19 year-olds improved to 2007, but have then fallen back as a result of the
recession. A similar picture is evident for the 20-24 age-group suggesting issues around
unemployment
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Figure 4.21: Economic Activity Rates, Liverpool & England 2001-2009
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The Impact of the Recession – Tracking Changing Economic
Circumstances
4.60

The Housing Needs Survey included a number of questions directly targeted at
tracking the changing economic circumstances of households over the last couple of
years, i.e. post the onset of recession. This provides a unique insight into the impact
that the wider economic crisis has had on individual household circumstances.

4.61

The purpose of the analysis of the responses to these questions is to highlight, beyond
the standard indicators of the levels of economic activity and inactivity, the changing
structure of the economy which will have impacted on the expectations of
households in terms of their current and future housing requirements.

4.62

The following analysis tracks the changing employment status of Liverpool’s
households, using response data provided for the head of household, from 2008 to
2010.
Figure 4.22: Change in Household Employment Circumstances (2008-10) by Tenure
10.0%
8.0%

% Change (2008-10)

6.0%
4.0%
2.0%
.0%
-2.0%

Ow n outright

Ow n w ith a
m ortgage or loan

Interm ediate

-4.0%

Rented from a
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Association

Rented from a
private landlord or
letting agency
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relative or friend of
a household
m em ber

-6.0%
-8.0%
-10.0%
Full time employment

Part time employment

Self Employed

Retired

Unemployed

Long term sick or disabled

Student 16 or over or trainee

Source: 2010 Household Survey
4.63

This demonstrates the following trends:
•

Full-time employment declined most substantially amongst those households
residing in owner-occupation at -7.7% between 2008 and 2010.
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•

The highest increase in both unemployment and long-term sickness and disability
occurred within those households residing within housing association stock –
increasing 5.8% and 2.4% respectively between 2008 and 2010.

4.64

The trends highlighted above, are reinforced through presentation in overall terms for
Liverpool within the following table.
Figure 4.23: Change in Household Employment Circumstances (2008-10) – Overview
Employment Circumstances Status (% Change 2008-10)
Employment Status
Full-time employment
Unemployed
Long term sick or
disabled
Source: 2010 Household Survey

2008
41.3%
9.7%

2010
37.8%
11%

% Change (200810)
-3.5%
1.5%

5.8%

6.5%

0.6%

Economic futures – Projecting Economic Change
4.65

The Mersey Partnership produced, in partnership with PION Economics and
Cambridge Econometrics, a series of economic projections built around a number of
scenarios for the Liverpool City Region using data available in 2009 36. The research
was intended to pay particular attention to the likely impact of the recession on the
long-term economic health of the City Region and the constituent Authorities.

4.66

Based upon the findings of the accompanying report this research has drawn upon
the scenario based upon an ‘Extended or Deep Recession’. This scenario allows for
the realignment of a number industrial sectors considered to be most affected by the
recession, namely the motor vehicles and finance sectors, as well as reductions in
baseline public sector spend profiles in line with Institute for Fiscal Studies (IFS)

36

Source: TMP (2009) ‘Economic Forecasts for the Liverpool City Region – Recession and Recovery’
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expectations to 2020; and severely limited key sector growth over the recession
period to 2015 37.
4.67

Under this scenario Liverpool is forecast to gain 23,560 jobs between 2008 and 2030.
This includes the loss of almost 5,000 jobs between 2008 and 2010 with a recovery to
pre-recession employment levels not anticipated until 2014.

4.68

In terms of the current plan period the forecasts project an increase in employment of
16,590 jobs between 2008 and 2026.

4.69

Importantly the forecasts include a breakdown by economic occupation. The
following table illustrates the varying fortunes of the principle occupational groupings
between 2008 and 2026.

37 Note: the IFS estimate was produced prior to the announcement of the Comprehensive Spending Review (CRS),
and consequently is likely to represent a conservative estimate of employment losses given Liverpool City Council’s
outlined deficit reduction measures.
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Figure 4.24: Forecast Occupational Change 2008 – 2026

Occupational Grouping

Change in employment 2008 2026 (TMP Extended Recession
Scenario)

Managers and senior officials

7,040

Professional occupations
Associate professional and technical
occupations

3,080
3,760

Administrative clerical & secretarial occupations

-3,960

Skilled trades occupations

-2,490

Personal service occupations

8,150

Sales and customer service occupations

2,960

Process plant & machine operators
Elementary occupations
Total
Source: TMP Extended / Deep Recession Scenario, 2009
4.70

920
-2,850
16,590

Considerable variance exists between occupations. Personal Service occupations,
and managers and senior officials in particular are forecast to see high levels of
growth. In contrast significant losses are predicted in Administrative, Skilled trades and
Elementary occupations.

4.71

The impact of this changing economic profile is considered in greater detail within
Section 6 in relation to examining future requirements by tenure.

Linking Employment and Housing - Commuting trends and
relationships
4.72

The relationship between work and home is played out on a daily basis through
commuting patterns. The encouragement of sustainable lifestyles and a reduction in
the use of energy requires a shortening of commuting journeys and by default an
increase in the level of containment of the labour force. This is an important
consideration in planning to match economic growth aspirations with the housing
offer, with the latter playing an important defining role in achieving the wider
sustainability objective.

4.73

The analysis below illustrates that as a result of geographic factors, in particular its
location on the Mersey, and the historical growth of the urban area of Merseyside
that Liverpool as a city has a relatively low level of containment of its workforce
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compared to other core cities. A significant proportion of people employed in the city
do not live within the authority boundary. This is an important factor for consideration
in future policy and strategy development, in particular when considering the overall
ambitions outlined at the beginning of the HMA of the city to grow its population and
regenerate its inner housing market areas. Successfully retaining and attracting its
labour force back into the city will be important in realising these ambitions, with the
housing offer representing a key factor in achieving this.

Commuting Trends
4.74

Journey-to-work statistics from the 2001 Census provide the most recent evidence on
the dynamics of the labour market within Liverpool (Figure 4.25). Of those people
who were economically active in Liverpool in 2001, 74% worked within the Local
Authority district boundary. A further 13% worked in the adjoining districts of Sefton
and Knowsley, 13% elsewhere.

4.75

Looking at the labour market from the perspective of employment within Liverpool,
the 115,559 residents who also worked within Liverpool comprised only 56% of all
employment in the city. In terms of other authorities with strong labour links into
Liverpool, Knowsley registers as the highest with 12% of jobs in Liverpool taken by
people residing in Knowsley. Sefton also shows a strong link, with 9% of jobs in Liverpool
occupied by residents of Sefton.
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Figure 4.25: Liverpool Journey-to-Work Profile, 2001
Where do people who live in in Liverpool work?
Liverpool
Knowsley
Sefton
Other NW
Outside NW
Wirral
Halton
Warrington
St. Helens
Total

115,559
11,258
10,018
6,977
4,263
3,000
2,312
1,929
1,432
156,748

74%
7%
6%
4%
3%
2%
1%
1%
1%
100%

Where do people who work in Liverpool live?
Liverpool
Knowsley
Sefton
Other NW
Outside NW
Wirral
Halton
Warrington
St. Helens
Total

115,559
25,521
19,059
18,293
12,956
4,976
4,392
3,835
2,358
206,949

56%
12%
9%
9%
6%
2%
2%
2%
1%
100%

Source: Edge Analytics / 2001 Census
4.76

The ONS released a partial update to the travel-to-work data, showing flows for 2008
contrasting with data from 2001 38.

Note: this is not directly comparable for 2001 as this analysis uses the Labour Force Survey as opposed to the
Census data cited above

38
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Figure 4.26: 2001 / 2008 Local Authority of Work for Liverpool Residents – 10 biggest
flows
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Source: Commute Annual Population Survey Data, ONS 2010 39
4.77

This updated data reinforces the analysis of the Census, indicating that whilst there
have been some marginal changes to flows, over 70% of residents in Liverpool work
within the city. The data also enables an analysis of the origin of workers in Liverpool,
which shows a slight increase between 2001 and 2008, although as the analysis of the
Census highlights this percentage falls considerably below a 70% containment. This
analysis is illustrated in the following chart.

39 Note: The data in this tool comes from the Annual Population Survey (Jan-Dec 2008) and its predecessor the Local
Labour Force Survey (2001). Both sources are surveys of UK residents living in private households. In 2008 the APS had
an achieved sample size of 346,000 people; 155,000 of whom were in work and supplied a place of work. Both the
APS and LLFS comprise cases from the main Labour Force Survey and 'boost' samples designed to ensure that a
minimum sample size of 450 economically active respondents per Local Education Authority is achieved
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Figure 4.27: 2001 / 2008 Local Authority of Residence for Liverpool Workers – 10 Biggest
Flows
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Source: Commute Annual Population Survey Data, ONS 2010
Calculating Containment levels
4.78

The analysis of travel-to-work trends above have been used within the research to
assess the levels of containment of the population within the authority. Liverpool is
calculated as having a containment rate or commuting ratio of 0.76 (76%) based on
work to home travelling patterns. This provides an important component in
understanding future drivers of household change and their relationship to the
housing stock. The following text box provides further details of the calculation:
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Assumptions around Containment
Using the 2001 Census TTW data presented in Section
5 the baseline assumption for calculating the commuting
ratio is based on the following numbers, which are
displayed diagrammatically in the plan below:

Live elsewhere,
work in Liverpool
91,390

Commuting ratio = employed residents in area / jobs in
area

Jobs total
206,949

= [(live and work in Liverpool) + (live in
Liverpool, work elsewhere)] / jobs in
area

Live in Liverpool,
work elsewhere
41,189

Live & work
In Liverpool
115,559

= (115,559 + 41,189) / 206,949
(115,559 + 91,390)
= 0.76 (76%)

4.79

When considering the level or containment or the commuting ratio it is important to
benchmark it against other core cities. The comparable ratios for Leeds (0.85) and
Bristol (0.82) are notably higher than Liverpool’s 0.76. As noted in the introduction to
this sub-section, the geography of the area and the historical development of the
metropolitan area have been important factors in creating this distinction. Going
forward however, through the regeneration of the inner areas and the continued
development of a housing offer which appeals to those households which might
otherwise choose to live out of the city, the opportunity exists to elevate the level of
containment to a level more in line with other UK core cities.

Household moves – aspirations and expectations
4.80

The previous section considered the movements of Liverpool households to areas
external to the City. It is also important that the internal household movement
dynamics

are

analysed.

This

represents

an

important

additional

layer

of

understanding beyond the commuting data in considering the relative containment
of the Liverpool housing market as a whole within the Authority, but also in the
different parts of the city.
4.81

The 2010 household survey provides an important insight into households aspirations
regarding the areas they chose to live in – using the latest available primary
household information. The following table sets out the spatial areas between which
households moved in their last move (households moving in the last two years).
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Figure 4.28: Household movements (households in the last two years)
Households Moving in Last 2 Years - Previous Location of Residence

Liverpool City
Centre / Waterfront

Inner parts of
Liverpool

Suburbs of
Liverpool

Elsewhere in
Merseyside

Elsewhere in the
North West

Elsewhere in the
UK/Abroad

Total

7.4%

3.9%

4.3%

.0%

2.7%

5.1%

23.6%

Central Buffer

5.0%

3.3%

9.3%

.0%

.0%

.0%

17.6%

Eastern Fringe

.0%

1.3%

.7%

.0%

1.2%

.0%

3.2%

Inner Core

7.4%

13.0%

17.7%

.0%

.0%

.0%

38.0%

Current Liverpool Sub-area
of Residence
City Centre

Southern Fringe

.3%

.0%

.3%

.0%

.0%

.0%

.6%

Suburban Core

2.6%

3.0%

3.6%

3.1%

.0%

.0%

13.1%

Waterfront

1.3%

1.7%

.0%

.0%

.0%

.9%

3.9%

Total

24.0%

26.3%

35.9%

3.1%

3.9%

6.0%

100.0%

Source: Housing Needs Survey, 2010
4.82

The ‘traditional’ household movement lifecycle within the UK follows a progressive
trend that sees movement from flatted accommodation to a small home to a move
‘outwards’ to the suburbs or rural areas. However, the analysis of moves in the past 2
years suggests a different dynamic within Liverpool:
•

Of the 10,399 moves recorded 86% were households moving within the city, with
the remaining 14% moving out of Liverpool.

•

Households moving from the Suburbs of Liverpool accounted for the highest
proportion of total moves at 35.9%, with a significant proportion of those (49%)
moving to the Inner Core sub-area. This suggests that households are recognising
the opportunity provided by the Inner Core, as an affordable location, to meet
their property requirements.

•

Liverpool’s inner areas demonstrated the second highest proportion of total
moves (26.3% of total). Containment of existing households within this area is
shown to be particularly high, with 49% of those moving households staying within
the Inner Core sub-area.

•

Moves from the City Centre and Waterfront accounted for a further 24% of total
moves in the past 2 years. Of these households, 31% remained in the City Centre,
yet a further 31% moved out to the Inner Core sub-area, 21% moved to the
Central Buffer sub-area and 11% to the Suburban Core. This demonstrates the
aforementioned ‘traditional’ dynamic is still prevalent at the early part of the
lifecycle, with households demonstrating a movement from the flatted
accommodation in the City Centre and Waterfront to lower density dwellings.
Interestingly, the Inner Core provides a primary destination for such households,
which is likely to be linked to its relative affordability when contrasted with the
Central Buffer and Suburban Core in particular.
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The survey also enables consideration of inward household movements to Liverpool in
the past 2 years, as well as their sub-area of residence:
•

Inward movement to Liverpool from elsewhere in Merseyside has been limited in
the past 2 years, accounting for only 3.1% of total moves within the City. Of these,
100% moved into the Suburban Core. This suggests, albeit at a low level, that the
Suburban Core provides a desirable location at the Merseyside scale. However, it
also questions the attractiveness of Liverpool’s other sub-areas to households
residing across Merseyside when considering a move.

•

Inward migration at the regional and national / international scales accounted
for almost 10% of all moves during the past 2 years, of which 79% of households
chose to reside within the City Centre. This demonstrates that the City Centre
provides a strong draw to households considering a move to Liverpool from
outside Merseyside. The other 11% of inward migrant households moved into the
Eastern Fringe and the waterfront sub-areas.

4.84

The survey also enables a forward-looking element of analysis in terms of households’
preferences and expectations for their future moves where households either want or
need to move home within the next two years. The following table sets outs this
information.
Figure 4.29: Where households would like and expect to move
Where Households Planning to Move in the Next Two Years Would Like and Expect to Move
Location of next home
Liverpool City Centre / Waterfront

Like

Expect

15.5%

12.5%

Inner parts of Liverpool

14.0%

17.0%

Suburbs of Liverpool

44.4%

39.6%

Elsewhere in Merseyside

5.9%

6.4%

Elsewhere in the North West

6.5%

8.6%

Elsewhere in the UK/Abroad

9.7%

8.5%

Do not know

4.0%
100%

7.5%
100%

Total

Source: Household Survey, 2010
4.85

The table indicates that approximately 74% of households would like to remain living
in Liverpool and only a slightly lower proportion expect to remain in Liverpool (69%),
demonstrating a strong aspiration towards a higher level of household containment in
the city. This reinforces the importance of providing choice within the housing supply
to enable residents to continue to reside within the city, and limit the leakage of
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residents outside to meet their housing requirements. This is an issue considered in
detail regarding the implications for the growth in the number of households within
Liverpool in Section 6 in relation to containment drivers.
4.86

Below the city scale there are some clear variances in household preference and
expectations, with the highest proportion of households aspiring to reside within
Liverpool’s suburbs (44%), yet only 39.6% of households expect to reside there.
Conversely, of those both aspiring and expecting to remain in Liverpool, the Inner
Core receives the lowest proportion of households. Interestingly, 14% of households
would like to live in the Inner Core, yet 17% expect that they will move there.

4.87

These dynamics and household aspirations are important factors when considering
how the balance of housing and jobs can be employed to maintain and grow the
population within the Liverpool Local Authority area. This is explored further when
forecasting the implications of new job creation upon the population in Liverpool in
the development of future housing growth scenarios in Section 6.

Bringing the Evidence Together
4.88

The analysis within this section has presented a clear overview of the recent and
future projected trends of key demographic and economic drivers. This provides an
important informing part of the overall research into identifying future requirements for
housing with both economic and demographic factors representing key drivers of the
housing market.

4.89

A short summary of key points from the analysis are included below, with key elements
of the evidence presented within this section integrated into calculations and
scenario development within Sections 6, 7 and 8.
•

Current Population: The official ONS trend data for Liverpool estimates a declining
population to 2008. However, the ONS statistics fail to accurately capture the
rapid growth of the City Centre to accommodate a new residential population,
including a large student community. Analysis using the POPGROUP model
demonstrates an uplift in Liverpool’s population to 2008, driven by a reversal of
previous out-migration into the City Centre sub-market and linked to a substantial
level of new housing development and the growing student population. This is not
attributable to a re-distribution of the city’s population. Nevertheless, population
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decrease has remained pertinent to other sub-markets in Liverpool – notably the
Inner Core – principally driven by outward migration overriding natural change.
•

Current Households: Since 2001 Liverpool has experienced a fall in average
household size and an increasing number of single person households. This,
alongside population increase, has driven household growth in Liverpool from
approximately 187,000 in 2001 to in excess of 197,000 by 2008 and over 201,000 in
2010.

•

Population and Household Projections – Application of the adjusted population
and the projection forward of underpinning drivers including migration and
natural change suggest that Liverpool’s population, based on demographic
drivers alone could continue to grow, following the trend observed over recent
years. This level of growth is reflected in projections of household numbers based
on this population trend, with a continuing trend of falling household size
compounding the level of growth.

•

Current Economic Profile: Liverpool had experienced a period of both
productivity and employment growth up to 2006, yet this has been significantly
undermined as a result of the global economic downturn and national recession
since 2008. Even during the previous period of economic growth, economic
activity rates in Liverpool remained suppressed below national comparators – a
concerning indicator due to its drag on productivity – which is acknowledged in
both Liverpool’s Economic Strategy and emerging Core Strategy. This has been
further compounded following the UK recession with Liverpool’s vulnerability
further enhanced by its reliance upon public sector employment. Moreover, this
economic vulnerability has knock-on effects at the household scale in Liverpool –
limiting the financial capability of households to exercise housing choices. This is
further illustrated through the profiling of incomes and benefit claimant levels in
Liverpool, which points towards a trend of restricted average household income
and high reliance on benefit claiming within Liverpool.

•

Economic Futures – The latest economic forecasts produced by TMP show a
recovery from job losses recorded in the last couple of years by approximately
2014. Job growth is then forecast forward to 2030, with over 16,000 jobs created
by 2026 growing to over 23,000 by 2030. This growth in jobs, however, masks a
significant change in the occupational structure of the city. Occupations forecast
to grow include Personal Service occupations, Managers and senior officials, with
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contrasting losses predicted in Administrative, Skilled trades and Elementary
occupations.
•

Functional Geographies and Containment: Analysis of journey to work statistics
reveals that 74% of Liverpool’s residents also work within the city 40 and suggests
that the housing market is relatively well contained on this measure. However,
Liverpool does also generate a significant inward ‘pull’ on employment when
considered in the wider context of total city employees. This suggests that 44% 41
of the jobs within Liverpool are taken by persons residing outside the city. When
contrasted against other core cities this high level of commuting into the city is
notable and represents an opportunity for the Council, through policy, to explore
ways to work to increase the number of people choosing to live and work in the
city.

40

Census 2001 but figure largely validated through 2008 ONS update.

41

Census 2001 but figure largely validated through 2008 ONS update.
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The Active Market
The final component of evaluating the current housing market requires
an understanding of the actual cost of buying or renting a property, and
the level of housing need which relates to the ability of households to
access different tenures of housing.
The guidance states that understanding house price change is key to
understanding the housing market. It represents a direct indicator in
relation to the supply and demand balance. For example at a basic level,
where demand is lower than supply, the price will fall; where demand is
higher than supply, the price will rise. Whilst this formula appears simple
the recent ‘credit crunch’ has illustrated the vulnerability of the dynamics
of the market to external factors, including the availability of mortgage
finance and the attitudes of lenders.
This section therefore concludes the assessment of the current housing
market and examines a range of secondary data alongside the outputs of
the primary needs survey, to paint an up-to-date and detailed picture of
the operation of the housing market across Liverpool.

5.1

An overview of the active housing market across Liverpool is presented within this
section. Market performance of different tenures represents a key indicator of the
balance between housing demand and housing need.

5.2

Evaluating the active housing market requires an understanding of the actual cost of
buying or renting a property and the level of housing need which relates to the ability
to access housing. This review of the active market therefore includes a review of the
key indicators of market performance for each of the tenures:
•

The Owner Occupier Sector – detailed house price analysis, examination of the
relative change in house prices and the current housing market across the city
and the sub-markets, including a review of mortgage finance to identify the
barriers to access for first time buyers;
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Private Rented Sector – examination of rental levels of different components of
the private rented sector, which continues to form an increasingly important
component of the overall housing offer; and

•

Social Rented Sector – review of the changes in demand as recorded through
the ‘Property Pool’ waiting list for social rented properties in Liverpool, and an
assessment of current average rental levels.

5.3

The section concludes by drawing together the analysis of the different tenures to
assess the functionality of the market in terms of the ability of households to access
housing. This assessment includes analysis of households’ expectations and aspirations
around tenure mobility, as well as a contrasting of income and housing costs.

The Owner Occupier Sector
5.4

The following sub-sections analyse the private sector value and sales context within
the Liverpool property market by firstly tracking change over time before bringing the
assessment up to date through consideration of the current housing market.

House Price Trends
5.5

House price data has been analysed over the period from April 2000 – September
2009. The following table illustrates the average house price trend in the city across
this period.
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Figure 5.1: Trend in Average House Prices in Liverpool (April 2000 – September 2009)
Average House Price in Liverpool (All Properties) April 2000 - September
2009
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£0

Liverpool (City w ide)

Source: Liverpool City Council & GVA analysis, 2010
5.6

At the city-scale, Liverpool has seen a consistent rise in the average price of
residential property since 2000, peaking at £135,937 in 2007/08, before declining by
over 5% in 2008/09 as the full effects of the housing market slump induced by the
‘credit crunch’ and recession took effect. Importantly, however, prices have shown
signs of some recovery since, with the latest average figures for April – September
2009 demonstrating a 2.5% rise on the previous year.

5.7

The following figure illustrates the average house prices over the same period at the
sub-area level within Liverpool.
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Figure 5.2: Trend in Average House Prices in Liverpool’s Sub-areas (April 2000 –
September 2009)
Average House Price in Liverpool's Sub areas (All Properties) April 2000 September 2009
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Source: Liverpool City Council & GVA analysis, 2010
5.8

From April 2000 to September 2009 Liverpool’s average property price increased by
142%. At the sub-area level there has been substantial variances in house price
performance, with the key points as follows:
•

Greatest price increases have occurred within the City Centre UDP with prices
rising from an average below £20,000 in 2000 to exceeding £160,000 in 2009. This
reflects uplift from a very low base and the surge of residential property
investment into the area since 2001 – prior to this there was a limited residential
property offer.

•

The Inner Core and Southern Fringe have also experienced strong price increases
at 191% and 187% respectively – although again reflecting uplift from a low base
position.

•

The Central Buffer, Suburban Core and Eastern Fringe have witnessed value
increases in line with the Liverpool average.

•

The Waterfront has experienced the most limited increase in property values –
rising only 61%. However, this reflects its position as the most expensive sub-area,
on average, in 2001.
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The following plans consider house price changes at the six-digit postcode level
across Liverpool’s sub-markets – allowing for a visual spatial analysis of market trends.
Figure 5.3: Average House Prices in Liverpool’s Sub-areas (April 2000 – March 2001)

Source: LCC / GVA Analysis, 2010
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In 2001, there were clear concentrations of higher value properties located in the
Suburban Core – particularly in the vicinity of Calderstones Park in Woolton, Allerton,
Mossley Hill and Childwall. Pockets of high value property are also visible within the
Waterfront.

5.11

In contrast, concentrations of lower value property, below the Liverpool average
price, are prevalent within the Inner Core and Southern Fringe – particularly notable
within the Everton, Anfield, Toxteth and Speke.

5.12

The following plan provides an image of house prices across Liverpool at the peak of
the last property cycle in 2007/08.
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Figure 5.4: Average House Prices in Liverpool’s Sub-areas (April 2007 – March 2008)

Source: LCC / GVA Analysis, 2010
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By 2007/08 there had been a substantial uplift in the value of property across
Liverpool, yet the pattern of values has changed very little when sub-areas are
considered in relative terms.

5.14

The following plan considers the latest available property prices across Liverpool in
order to assess the impact of the ‘credit crunch’ and recession on values since the
2007/08 peak.

5.15

It is clear to see that a number of the areas that saw strong price rises in the period up
to 2007/08 have regressed – notable locations include large swathes of the Inner Core
and the Eastern Fringe, which demonstrate a prevalence of properties valued at less
than £66,024.

May 2011 I gva.co.uk

117

Liverpool City Council

Liverpool Strategic Housing Market Assessment

Figure 5.5: Average House Prices in Liverpool’s Sub-areas (April 2009 – September
2009)

Source: LCC / GVA Analysis, 2010
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This pattern is explored in more detail in the following plans, which track the
proportion of price growth (and decline) from 2000/01 to 2007/08, during the period
of economic and property market growth, and subsequently from 2007/08 –
September 2009.
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Figure 5.6: Average House Prices Percentage (%) Change (2000/01 - 2007/08)

Source: LCC / GVA Analysis, 2010
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Figure 5.7: Average House Prices Percentage (%) Change (2007/08 – September 2009)

Source: LCC / GVA Analysis, 2010
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The analysis reinforces the previous assertion that strong price growth up to the peak
in the market supported an increase in average values across Liverpool’s more
affordable locations including the Inner Core, Central Buffer and Southern and
Eastern Fringes.

5.18

Nevertheless, these locations have been hit particularly hard by subsequent price falls
in the years post 2007. Perhaps somewhat surprisingly, higher value locations, which
saw limited growth up to 2007 (due to a high base position) have also seen declines
registering in excess of -20% from peak – these include parts of Allerton and Mossley
Hill in the Suburban Core.

5.19

The following plans turn to consider the relative market strength across Liverpool by
assessing the volume of house transactions experienced both at the peak of the
market in 2007/08 and latterly using the most recent data from April to September
2009.
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Figure 5.8: Volume of Residential Property Transactions (2007/08) in Liverpool

Source: LCC / GVA Analysis, 2010
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Figure 5.9: Volume of Residential Property Transactions (April – September 2009) in
Liverpool

Source: LCC / GVA Analysis, 2010
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As expected, when compared, the 2009 plan demonstrate a substantial decline in
the volume of transactions from the market peak in 2007/08. Interestingly, whilst the
lower value Inner Core, Central Buffer and Fringe sub-markets represented a high
proportion of transactions at the peak of the market (presumably due to their relative
affordability and the relatively high levels of activity in the buy-to-let market), the
trend has seemingly reversed by 2009.

Lower Quartile House Prices
5.21

The Department for Communities and Local Government (CLG) records the lower
quartile house prices for each authority across the UK. The CLG SHMA Guidance
(August 2007) recommends that the lower quartile price of properties represents the
lower levels of the housing market, and such properties should be considered to be
those most likely to be able to be purchased by households on lower incomes or
households entering the market for the first time. This, and the use of lower quartile
household income data, is explained in more detail later within this section when
considering the benchmarking of a households financial ability to access different
housing tenures.

5.22

The following chart shows these lower quartile prices between Q1 2001 and Q4 2009.
Comparators are included in the form of the North West regional and national levels
in order to contextualise the differing performance.

5.23

It is clear that Liverpool has retained lower quartile prices which have consistently
been below the national average over this time period. Significantly since 2001 there
has been greater divergence in the average prices between Liverpool and the
national average, although this has not been reflected at the regional scale, the
difference between Liverpool and which has remained relatively stable.

5.24

It is clear that house prices in this lower quartile have remained consistently low, even
over recent years, with the average lower quartile price still below £85,000 in Q4 2009,
compared to £98,000 regionally and £127,500 nationally. When considering this figure
however, it is important to note that this is driven in part by the sales of stock within
HMR areas.
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Figure 5.10: Lower Quartile House Prices 2001 – 2009
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5.25

Despite limited growth in the lower quartile house price in recent years, the results of
the household survey suggest that only a relatively low proportion of households in
Liverpool perceive themselves to currently be in negative equity - at less than 1%. This
is demonstrated in the following figure, which charts households own estimations of
their property equity.
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Figure 5.11: Liverpool Households Estimated Property Equity (£) 42
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5.26

With the role of negative equity as a constraint on households ability to move home
appearing relatively low in Liverpool, it suggests it is the ability to access mortgage
finance that is currently limiting the ability of many households to purchase property.
This suggests a greater issue exists for those households not currently on the property
ladder than those who already have equity in property. This is explored in more detail
in the following section.

5.27

The following figure breaks down household’s own estimations of their property equity
by their current housing ownership status.

42

Note: analysis excludes households that responded ‘Don’t know’ or ‘Prefer not to say’ within the household survey.
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Figure 5.12: Tenure Balance of Liverpool Households Estimated Property Equity (£) 43
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5.28

The analysis indicates that the greatest levels of estimated equity are skewed towards
those households owning their property outright – who, in most cases, are likely to
have resided in their property for a long time. Conversely, those households who are
currently paying a mortgage demonstrate very low estimated levels of equity. This
suggests these households have either, or both, recently purchased homes or
perceive their equity in their properties to have been eroded by the recent decline in
housing market values nationally and within Liverpool.

Private Rented Sector
5.29

The growth of City Centre apartments, coupled with a rapidly expanding student
population in the private rented sector and the lack of availability of mortgage
finance to purchase housing, has led to the sustained growth of the private rented
market across Liverpool. This reflects national trends where this tenure has undergone

43

Note: analysis excludes households that responded ‘Don’t know’ or ‘Prefer not to say’ within the household survey.
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levels of unprecedented growth and now continues to play an important role in the
operation of the wider market offering an alternative to owner-occupation and the
social rented sector.
5.30

The importance of the sector to the market is demonstrated in the latest City
Residential report for Liverpool 44 which notes that demand has outstripped supply for
private rented lettings. Investment in the City Centre coupled with a reduction in the
number of new properties coming to the market has led to very buoyant market
conditions in the tenure.

5.31

To ascertain an accurate picture of private rental prices across Liverpool, the
Rightmove.co.uk website has been utilised in order to analyse the rental price of over
1,400 properties available for let across the city, and its sub-areas, with prices correct
as of April 2010. The average rental prices were derived using the property postcode
(location), number of advertised bedrooms (size), and advertised rental price (£ per
week) for private rented property within each sub-area, and an overall average price
was subsequently calculated at the city scale. The average rental prices are
displayed in the following figure:
Figure 5.13: Private Sector Rent in Liverpool and Sub Areas (April 2010)
Average Private Sector Rent – marketed properties (£ Per Week)

Area

Studio / 1 Bed

2 Bed

3 Bed

4 Bed

5+ Bed

All Properties
(Average)

Liverpool

£115.64

£147.81

£197.44

£251.83

£299.56

£163.06

City Centre

£135.75

£182.50

£266.88

N/A

N/A

£170.19

Inner Core

£100.68

£120.08

£132.64

£210.21

£244.11

£128.94

Central Buffer

£109.04

£154.51

£189.81

£272.47

£316.77

£193.77

Suburban Core

£110.96

£176.86

£300.95

£303.35

£337.79

£225.31

Waterfront

£134.22

£158.01

£197.50

£312.50

N/A

£160.59

Southern Fringe

£117.92

£134.21

£165.10

N/A

N/A

£140.41

Eastern Fringe

£100.94

£108.53

£129.19

£160.63

N/A

£122.22

Source: Rightmove.co.uk & GVA analysis
5.32

This shows average weekly rental price in Liverpool for the private sector to be
approximately £163; ranging from £116 for a studio/1 bed property to £300 for a large

44

www.cityresidential.co.uk (2010) ‘Liverpool City Centre Residential Update Q3 2010’
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5+ bed property. At the sub-area scale, average prices are highest within the
Suburban Core of Liverpool (£225) – however, this is principally driven by the rents for
larger properties of 3 bedrooms to 5+ bedroom scale.
5.33

Conversely, the lowest average rental prices are evident within the Eastern Fringe subarea and Inner Core sub-area respectively.

5.34

Using this data, the lower-quartile rental price for Liverpool can be calculated as £110
per week. This analysis is subdivided by property size, and is utilised within the test of
household’s financial capacity to afford entry to the private rented sector, as a
component of the housing needs analysis presented in Section 7.

5.35

Interestingly, the analysis also provides a snapshot of housing supply – illustrating the
limited availability of larger properties of 4 and 5+ bedrooms in both the City Centre
and Southern Fringe sub-areas for private rent, as at April 2010. The Waterfront and
Eastern Fringe sub-areas also demonstrate a limited supply of 5+ bedroom
accommodation available for private rent.

5.36

The 2010 household survey also provides information on the monthly rental
expenditure of households in Liverpool currently residing in the private rented sector.
This is presented in the following figure.
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Figure 5.14: Household Expenditure (Monthly) on Accommodation within the Private
Rented Sector 45
Household Expenditure on Housing per Month in Private Rental Sector
Rental Cost
% Households
None
8.7%
Under £23 per week / £130 per month
4.3%
£23 - £59 per week / £130 - £255 per month
6.5%
£60 - £90 per week / £256 - £385 per month
46.5%
£91 - £120 per week / £386 - £515 per month
14.6%
£121 - £150 per week / £516 - £645 per month
4.3%
£151 - £180 per week / £646 - £775 per month
1.6%
£181 - £210 per week / £776 - £905 per month
0.6%
£211 - £240 per week / £906 - £1,035 per month
0.1%
£241 - £270 per week / £1,036 - £1,165 per
month
0.0%
£271 or more per week / £1,166 or more per
month
1.2%
Don't know / not sure
8.0%
Prefer not to say
3.5%
Total
100.0%
Source: 2010 Household Survey
5.37

The household survey data supports the analysis using secondary data, demonstrating
that 80% of households within the private rented sector pay £515 per month or less on
their housing, and 66% of households pay up to £385 per month.

Social Rented Sector
5.38

The social rented sector, by its nature, operates differently from both of the market
tenures examined in this section. The tenure is intended to act as a safety net for
households, ensuring access to housing where household financial circumstances
prevent access to other tenures. At the time of the publication of this research the
Government is in the process of transforming the way in which the tenure operates in
terms of rental levels and the allocation process for households. The delivery of new

45 Note – cost ranges have been applied as per the 2007 Housing Needs Assessment survey to ensure consistency
should LCC undertake further comparative analysis.
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policy directives will fundamentally impact on the role of the tenure in relation to, in
particular, the private rented sector. This will need to be considered as the research is
monitored and updated in the future.
5.39

Given the uncertainty in this area at the time of writing, the latest data is used to
inform the SHMA analysis which reflects the operation of the tenure under previous
Government policy.

5.40

Average weekly rents in Registered Social Landlord managed housing, over the
period from 2000, is shown in the following figure. This clearly illustrates that to date
rental levels in social housing have been maintained significantly below market rents.
Figure 5.15: RSL and Local Authority Average Weekly Rents in Liverpool 2000-2009
Liverpool – Average Weekly Rents - Local Authority & RSL

Local authority rent
RSL rents

2000/01

2001/02

2002/03

2003/04

2004/05

2005/06

2006/07

2007/08

2008/09

£41.00
£45.02

£42.96
£47.12

£43.23
£48.17

£47.86
£49.97

£47.22
£52.59

£49.27
£55.53

£51.73
£59.28

MYT
£61.52

LSVT
£64.34

Source: CLG Live Tables (April 2010)
5.41

Averaging weekly rents across the social rented sector shows a rental level in 2009 of
approximately £64 per week in Liverpool.

Social Housing Waiting Lists
5.42

In contrast with the private rented sector, social housing rental levels provide a poor
indicator of demand, given their central fixing. However, the number of households
recording requirements for properties through the waiting list provides a more
informative position. As of April 2010 there were 18,231 households registered as
awaiting affordable housing on Liverpool’s Property Pool waiting list system.

5.43

The ‘Property Pool’ database has been developed to create a dynamic housing
register for the City Council’s Choice Based Lettings (CBL) system for letting its social
housing stock. Importantly, Property Pool lists empty properties from a range of
landlords all in one place – therefore acting as a unified waiting list, which avoids
duplication of households registering in need of social housing across the city.

5.44

The following RSL’s participate in Liverpool’s ‘Property Pool’ CBL scheme:
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•

Include, New Generation, Arena, Berrybridge, Co-Operative Development
Services C.D.S., Cobalt, Community Seven, Cosmopolitan, Hornby Homes, Lee
Valley, Liverpool Housing Trust (L.H.T), Liverpool Mutual Homes (LMH), Maritime,
Pierhead, Riverside, Servite Houses, South Liverpool Housing (SLH) and Venture.

5.45

It is important to break down the headline level of demand indicated through the
total number of households presented on the waiting list, to understand the number
of these which are classified as being in ‘priority need’. Waiting lists tend to
overestimate demand as households put themselves forward when their level of
‘need’ for affordable housing is not actually that great. For example, households may
put themselves forward for inclusion as a form of insurance in case their
circumstances change and are therefore clearly not currently in ‘need’ in a priority
sense.

5.46

The Property Pool CBL System utilises a banding system that is structured based upon
cumulative point scores – thus sub-dividing households registering on the waiting list
into four ‘bands’ based on the level of urgency in their need for social housing. The
banding structure is presented in the following figure:
Figure 5.16: Liverpool Housing Allocations Policy – CBL Priority Bandings
Band
Urgent Priority

Sub-Band
1 - Health/Welfare (Life at Risk)
2 - Statutory Homeless
3 – Decant (CWOP)

High Priority

1 - Health/Welfare (High)
2 - Overcrowded
3 - Non Priority Homeless
4 - High level disrepair

Medium Priority

1 - Health/Welfare (Medium/Low)
2 – Living with Family/Friends

Low Priority

General Need

Source: Liverpool City Council, 2010
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In order to provide an indication of the quantum of demand from those households in
greatest need, ‘priority need’ has been classed as Bands 1 – 3 (including ‘Urgent’,
‘High’ and ‘Medium’ priority), with the remaining waiting list seen as ‘Low Priority’ and
therefore excluded from assessment 46 based on Liverpool City Council’s allocations
policy. By following the Liverpool City Council banding designation, it is recognised
that this represents a conservative estimate of household need for housing, with the
potential for a proportion of households within the ‘Low Priority’ band to require social
housing. It is important to note that the waiting list is not used to drive the model within
the assessment of affordable housing need, but is instead used as a comparator
‘benchmark’ against the findings of the 2010 household survey, in line with the CLG
Guidance, as demonstrated within Section 7.

5.48

On this basis 6,779 households across Liverpool fall within these three classifications
representing 37% of the total waiting list. Whilst this is clearly a reduced overall
quantum of households it is also evident that there is a substantial level of demand for
affordable properties. This high level of demand is directly influenced by the
operation of other tenures. The relative mobility between tenures is key to a functional
housing market. Blockages, associated for example with affordability issues, represent
a challenge that unless overcome will continue to sustain imbalances in housing
markets, leading to market vulnerability and wider socio-economic issues. This is
considered in greater detail in the final element of the analysis presented in this
section, and closely links to the findings in both Sections 7 and 8.

Access to Housing
5.49

The operation of the active housing market is dependant upon households being
able to move both within and between tenures. The housing needs survey has
identified a reduction in the number of households choosing to move over the last
couple of years when compared with previous surveys.

46 GVA Ltd has not independently verified figures and has been reliant on data supplied by Liverpool City Council
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The survey identified that there were approximately 10,399 households who moved
over the last two years. This compares with a total of 34,098 movers identified over a
two year period in the 2007 Housing Needs Survey for the city. This is likely to be a
manifestation of the immobility in the housing market that has been a defining feature
of the national market following the onset of the credit crunch in 2008 and
subsequent economic recession.

5.51

This sub-section presents analysis on the following to illustrate the drivers behind this
market immobility:
•

Household Expectations and Aspirations and Tenure Mobility – prior to considering
the drivers behind market mobility, households expectations and aspirations, as
identified through the survey, are first set out alongside an assessment of the levels
of moves between tenures;

•

Income – household income represents a key factor in the ability of household to
access different tenures of housing;

•

Mortgage finance – following the credit crunch the availability of mortgage
finance has had a significant impact on the operation of the market;

•

Benchmarking access to different tenures – Contrasting income levels with weekly
housing costs provides an indication of the income thresholds required to enable
access to different tenures in the housing market.

5.52

Consideration of the headline findings of this analysis are particularly important in the
assessment of housing need for affordable housing now and in the future, as
examined in greater detail in Sections 6 and 7.

Considering Household Expectations and Aspirations
5.53

The survey provides an important insight into households aspirations and expectations
regarding the different tenures of housing available. The following table sets out the
tenures that households planning to move in the next two years would both like and
expect to move into.
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Figure 5.17: Housing Tenure Aspirations and Expectations
Households Planning to Move in Next Two Years - Tenure Aspirations & Expectations
Tenure
Like
Expect
Own outright
38.4%
15.2%
Own with mortgage or loan
43.2%
40.7%
Intermediate
0.4%
1.2%
Rented from Housing Association
9.5%
21.7%
Private Rented
2.0%
16.9%
Do not know
6.6%
4.3%
Total
100.0%
100.0%
Source: Household Survey, 2010
5.54

The survey results indicate that the overwhelming majority of households would like to
move to owner-occupation (81.6%), however only 55.9% of households expect to
secure owner-occupied accommodation. Conversely, significantly more households
expect to move into social rented accommodation (21.7%) and the private rented
sector (16.9%) than would like to, with only 9.5% and 2% of households stating an
aspiration for these respective tenures.

5.55

Setting households aspirations/expectations in the context of their current tenure
provides a further insight into the perceptions of mobility between tenures, this is set
out in the following tables.
Figure 5.18: Current tenure and tenure preference
Households Planning to Move in Next Two Years - Tenure Aspirations
Tenure Preference
Own with
Rented from
Own
mortgag Intermediat
Housing
Private
Do not
outright e or loan
e
Rented
know
Association

Current
Tenure
Own
outright
960
170
Own with
mortgage
or loan
3,659
2,812
Intermediat
e
0
46
Rented
from
Housing
Association
913
1,033
Private
Rented
2,368
4,822
Total
7,899
8,883
Source: Household Survey, 2010
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Total

0

32

0

112

1,274

0

0

46

73

6,590

0

0

0

0

46

76

1,081

0

1,168

4,271

0
76

837
1,950

357
403

0
1,353

8,383
20,564
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Figure 5.19: Current Tenure and Tenure Expectations
Households Planning to Move in Next Two Years - Tenure Expectations
Tenure Preference
Own with
Rented from
Own
mortgag Intermediat
Housing
Private
Do not
Current
outright e or loan
e
Rented
know
Tenure
Association
Own outright
840
280
0
81
156
122
Own with
mortgage or
loan
1,240
4,072
0
174
1,050
236
Intermediate
0
46
0
0
0
0
Rented from
Housing
Association
257
772
76
2,494
0
567
Private
Rented
958
3,649
178
1,497
2,379
0
Total
3,294
8,818
255
4,247
3,585
926
Source: Household Survey, 2010
5.56

Total
1,478
6,773
46
4,166
8,661
21,124

The results of the survey indicate that a significantly higher proportion of the
households currently residing in the private rented sector aspire to owner-occupation
(86%) than actually expect to achieve this (53%) within their next move. The trend is
similar for those households currently residing in housing association properties. Of
these households 46% aspire to owner occupation, but only 25% expect to achieve
this. In fact, 60% expect to remain in housing association dwellings despite only 25%
aspiring for continued residence within the tenure.

5.57

Whilst the analysis above sets out households preferences and expectations for
housing through an examination of their current and previous tenure, an assessment
of the relative mobility between tenures can be obtained. The following table
analyses those households which have moved in the last two years, looking at the
current tenure they live in and the tenure they moved from.
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Figure 5.20: Previous Tenure by Current Tenure (Households Moving in Past Two Years)

Current
Tenure
Own
outright
Own with
mortgage
or loan
Rented
from
Housing
Association
Private
Rented
Total

Households Moving in the Past Two Years - Previous Tenure
Previous Tenure
Owneroccupied
(with /
Newly
Rented from
without
forming
Housing
Private
mortgage)
Intermediate Association
Rented
household
236

0

0

0

0

236

790

244

0

0

576

1,610

0

328

71

1,321

261

1,980

2,223
3,249

178
750

0
71

178
1,499

3,993
4,830

6,573
10,399

0.0%

0.0%

0.0%

100.0%

0.0%

0.0%

35.8%

100.0%

3.6%

66.7%

13.2%

100.0%

0.0%
0.7%

2.7%
14.4%

60.8%
46.4%

100.0%
100.0%

Own
outright
100.0%
0.0%
Own with
mortgage
or loan
49.1%
15.1%
Rented
from
Housing
Association
0.0%
16.5%
Private
Rented
33.8%
2.7%
Total
31.2%
7.2%
Source: Household Survey, 2010
5.58

Total

Primarily the analysis demonstrates the limited number of household moves within the
last two years – totalling less than 10,400 (or just 5.2% of all Liverpool’s households),
which is a significant fall from the levels recorded in the 2007 household survey. This
recorded 34,098 households moving between 2005 and 2007, which is over three
times as high as the 2010 survey recorded and is reflective of the turbulent housing
market and wider economic conditions occurring since 2008.

5.59

Considering analysis by tenure, the majority of movements from 2008 to 2010 in
Liverpool have been from / to the same tenure. The highest sector of movement was
the private rented sector, representing 46.4% of all moves, of which 83% of movers
remained within the private rented sector, 5% moved into the social rented sector
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and only 12% moved to owner-occupation. The 2007 household survey found
movements from the private rented during the 2005-2007 period to represent the
second highest proportion of moves, at 31.9%. Of these households approximately
61% opted to remain in the sector, with a significantly higher proportion moving into
owner occupation (22%) and the social rented sector (17.5%).
5.60

The 2010 household survey found households already in owner-occupation to be the
second highest source of moves during the 2008-2010 period at 31.2% – a substantial
proportionate uplift from the 2007 household survey (19.1%). During the 2008 – 2010
period, 31.6% of owner-occupied households who moved remained in this tenure,
with the remaining 68.4% moving into private rented sector accommodation.

5.61

Within the 2007 household survey, newly-forming households were found to represent
the highest proportion of moves at 32.4%. Conversely, newly forming households
represented just 7.2% of all moves between 2008 and 2010, which is a significant fall
from the level of moves represented by newly forming households in the 2005 to 2007
period.

5.62

The social rented sector represented 14.4% of all moves between 2008 and 2010. Of
these, 88% remained within the social rented sector, with a further 12% entering the
private rented sector. No social rented households in housing association stock
entered owner-occupation. This shows a departure from the trend in the 2007
household survey, with 6% of social rented households moving into owner occupation
during the 2005-2007 period and 16% moving into the private rented sector.

5.63

The evidence demonstrates the risk-averse nature of the housing market in Liverpool
over the past two years, whilst also potentially indicating a supply-side financial
constraint for lower income social-renting and private renting households, that would
otherwise have looked to move into owner-occupation. This is considered further in
the following section.

Income
5.64

Income levels are directly related to employment opportunities and have an
important relationship with the ability of households to exercise choice in the housing
market, and indeed the level of need for affordable housing products.
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In order to present an accurate portrait of households incomes and financial
capacity across the city, a range of data sources have been used. Given that the
household survey presents the most up-to-date and locally representative data
source, the analysis primarily uses the information obtained from its results. Checks are,
however, undertaken using secondary data sources (Annual Survey of Hours and
Earnings (ASHE) and CACI) which allows comparisons to be made across housing
market areas. All of the data continues to confirm that Liverpool remains a relatively
low income city when set in the regional context, albeit as explored further in this
section, with comparably low housing costs (rents / house prices):
•

2010 household survey data indicates that average household income in
Liverpool is £22,152 inclusive of housing, and other, state benefits.

•

2007 CACI data showed the average household income for Liverpool was
£26,654. The 2008 CACI data shows that 40% of Liverpool households have an
annual income of less than £20,000 per annum.

•

The PSHCS identifies that for private sector household only, the average
household income is estimated as being £19,822.

•

ASHE 2009 data for Liverpool shows that the median individual income in the city
was £19,284; half of all individuals in Liverpool therefore earn less than this sum. This
median income is lower than the regional average of £19,974.

5.66

Comparing or triangulating the different levels of income recorded highlights a
spread of household incomes ranging from almost £26,700 in the CACI dataset to just
under £20,000 from the PSHCS survey (only relating to households in private stock). The
2010 household survey data presents an estimate of household income which sits
between these values and as noted above, given its cross tenure and statistically
robust survey base is considered to represent the most accurate source of information
for use in the assessment of need and affordability.

5.67

The household survey, being undertaken as a component of the SHMA, asks a
number of questions with regard to households’ financial situation including income,
savings and debts. The following tables and charts present an overview of the
financial capacity of households across Liverpool. This 2010 household survey data
presents a key input into the assessment of housing need in Section 7 and the
examination of the potential role of different tenures in the future in Sections 6 and 7.
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5.68

The following figure charts the income distribution of households within Liverpool,
utilising the responses from the 2010 household survey 47. This demonstrates the
considerable presence of low income households within Liverpool, with 13% of
households stating that their income is below £5,000 per annum.
Figure 5.21: Income Distribution – Households Currently Residing in Liverpool

Over £104,000

£78,001 - £104,000

£68,001 - £78,000

£57,001 - £68,000

£47,001 - £57,000

£36,001 - £47,000

£31,001 - £36,000

£26,001 - £31,000

£24,501 - £26,000

£23,001 - £24,000

£21,501 - £23,000

£20,001 - £21,500

£18,501 - £20,000

£17,001 - £18,500

£15,501 - £17,000

£14,001 - £15,500

£12,501 - £14,000

£11,001 - £12,500

£9,501 - £11,000

£8,001 - £9,500

£6,501 - £8,000

£5,001 - £6,500

£2,500 - £5,000

Under £2,500

10%
9%
8%
7%
6%
5%
4%
3%
2%
1%
0%

Gross Household Income (£)

Source: 2010 Household Survey
5.69

The household survey also enables the analysis of household’s full financial capacity,
by considering average household income alongside savings and capital. This is
presented, sub-divided by the household’s current tenure, in the following figure.

47

Households who did not provide their income have been excluded from this analysis.
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Figure 5.22: Financial Capacity of Households in Liverpool by Tenure
Household Financial Position by Tenure (£)

Current Tenure
Own outright
Own with mortgage or
loan
Intermediate
Rented from Housing
Association
Private Rented
Average

Average annual
gross household
income

Average
household savings

Other Financial
Resources (e.g.
parents)

Average Equity

£21,106

£13,069

£852

£151,401

£33,406

£2,912

£553

£86,468

£20,639

£3,579

£0

£57,142

£11,638

£867

£18

£17,965

£915

£185

£22,152

£3,346

£365

£108,018

Source: 2010 Household Survey
5.70

The analysis indicates the lowest average incomes and savings are within the social
rented sector, with the average gross household income just £11,638. In the owneroccupied sector households that own outright have lower incomes, but much greater
savings and equity than owner-occupiers with a mortgage or loan.

5.71

Importantly, the average savings levels in both the private rented and social rented
sector are very low, which suggests that, if households within these tenures were to
look to enter owner-occupation, their capacity to do so would be severely limited by
their inability to raise a deposit to access mortgage finance. This issue is explored in
further detail within the following sections.

5.72

Using CACI household income data (2008) provides a further ‘check’ of the income
profile across the city, as well as allowing a more detailed disaggregating at a low
spatial scale. It is important to note in relation to the triangulation of datasets noted
above that these income levels are likely to reflect a slightly inflated figure 48. The CACI
dataset of household incomes is presented in the following figure:

It is important to note when using the CACI dataset that incomes include all benefits and therefore not solely
driven by earnings, this serves to skew incomes upwards and is an important consideration for assessing the ability of
households to exercise housing choice.
48

May 2011 I gva.co.uk

142

Liverpool Strategic Housing Market Assessment

Liverpool City Council

Figure 5.23: Household Incomes in Liverpool (2008)
Liverpool - Household Incomes (2008)
Income
Count

Percent

£0 - £5,000 (£96 per week)

5352

£5,000 - £9,999 (£96 to £192 per week)

16219

8.6%

£10,000 - £14,999

26010

13.7%

£15,000 - £19,999

28378

15.0%

£20,000 - £24,999

25616

13.5%

£25,000 - £29,999

21083

11.1%

£30,000 - £34,999

16583

8.8%

£35,000 - £39,999

12759

6.7%

£40,000 - £44,999

9723

5.1%

£45,000 - £49,999

7382

3.9%

£50,000 - £74,999

16309

8.6%

£75,000 +

3806

2.0%

189,220

100.0%

Household Income: Groupings

Count

Percent

<£10,000

21,571

11.4%

<£20,000

75,959

40.1%

<£30,000

122,657

64.8%

£30,000+

66,562

35.2%

£50,000+

20,115

10.6%

Total

2.8%

Source: CACI, 2008 & GVA analysis
5.73

This analysis is also presented in the following plan of Liverpool in order to illustrate the
spatial pattern of household income in 2008.
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Figure 5.24: Median Household Incomes across Liverpool & Sub-Markets (2008)

Source: CACI / GVA Analysis
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The spatial plan illustrates the following at the Liverpool sub-market scale:
•

The Suburban Core, Waterfront and City Centre demonstrate substantial
clustering of households with median incomes exceeding £50,000 per annum.

•

Conversely, the Inner Core, Waterfront and Southern Fringe demonstrate a
greater prevalence of households on middle and lower incomes. The Inner Core
in particular stands out as containing a high proportion of households with an
income of less than £17,500 per annum.

•

The Eastern Fringe locations demonstrate a large variance and mix of household
incomes – albeit with higher income households predominantly clustering to the
boundary to the east and north.

Mortgage Finance
5.75

One of the underlying drivers behind the lack of mobility in the housing market, in
particular the owner-occupier market, remains the tightening of mortgage finance by
financial lending institutions (banks and building societies) since the ‘credit crunch’ in
2008. This has been accompanied by the removal of all 100%, 95% and the majority of
90% mortgage products from the market. The result has been that prospective
purchasers have had to raise increased capital deposits to access mortgage
products, which has had a limiting effect on the ability of those households with low
incomes and savings (for example first time buyers) to access the owner occupied
sector.

5.76

This is reflected in the following two charts. The first of which show the number of
mortgages provided across the North West to First Time Buyers and the percentage
advance (remaining mortgage minus deposit). The second shows the widening gap
between the level of deposit required and the monthly payments for all households
across the UK.
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Figure 5.25: North West First Time Buyers – Lending and Affordability

96
95
94
93
92
91
90
89
88
87
86
85

70,000
60,000

Number

50,000
40,000
30,000
20,000
10,000
-

%

CML NorthWest First time buyers: lending and affordability

1998 1999 2000 2001 2002 2003 2004 2005 2006 2007 2008
Number of loans

Percent advance median

Source: Council of Mortgage Lenders, 2010
Figure 5.26: All Buyers UK – Mortgage Lending / Finance
All Buyers - Mortgage lending / finance
30.0

40.0
35.0

25.0

30.0
25.0

15.0

20.0

%

%

20.0

15.0

10.0

10.0
5.0

5.0

0.0

0.0
1988 1989 1990 1991 1992 1993 1994 1995 1996 1997 1998 1999 2000 2001 2002 2003 2004 2005 2006 2007 2008 2009
Total mortgage payment as a percent of income 2,3

Deposit as a percent of price 4

Source: Council of Mortgage Lenders, 2010
5.77

The trends shown in these charts appear likely to be sustained for at least the shortterm, impacting significantly on the ability of households to purchase housing. This is
particularly true of those areas where house prices are higher, with incomes on the
whole continuing to show modest growth linked to the current wider economic
recessionary climate.

5.78

Since the onset of the Credit Crunch, the number of mortgage products on offer to
the UK house buyer has shrunk dramatically. The following table provides an example
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selection of current best buys in the mortgage market. Despite the historically low
Bank of England Base Rate the major high street lenders have not reflected this in the
interest rates available to buyers, with the best 90% loan to value rates available at
around 4.5% to 6%. However, there are some better rates available for lower loan to
value products (i.e. with a 15+% deposit) and for some segments of the market such
as graduates and first time buyers.
Figure 5.27: Mortgage Best Buys – 90% Loan to Value (April 2010)
Mortgage Finance - 'Best Buys' (April 2010)
Interest
Period
rate

Supplier
HSBC

Mortgage
Type

Loan to
Value

Tracker

90%

4.49%

Whole term

Newcastle Building Society

4.60%

To March 2012 (i.e. 2 years)

Tracker

90%

Santander

4.49%

To April 2012 (i.e. 2 years)

Tracker

90%

HSBC

5.99%

To July 2012 (i.e. 2 yrs approx)

Fixed

90%

Yorkshire Bank

5.99%

To May 2012 (i.e. 2 yrs approx)

Fixed

90%

RBS

6.89%

To May 2015 (i.e. 5 yrs approx)

Fixed

90%

Source: Moneysupermarket.co.uk
5.79

At present the average home buyer purchasing an average priced property (circa
£132,000) in Liverpool requires an average deposit of some £13,200, compared to a
deposit of half this in the period to 2007/8. A 10% deposit on a Lower Quartile home
would still be approximately £8,200 (and buyers would have other costs such as
survey, legal costs and mortgage set up fees to pay as well).

5.80

The following figure shows monthly repayment and endowment mortgage costs, and
weekly repayment mortgage costs for 25 years mortgages for Lower Quartile houses
in Liverpool. These calculations assume:
•

Lenders require a 10% deposit

•

Interest rates of 5.99%

•

25 year repayment period

Figure 5.28: Mortgage Repayments on Lower Quartile Homes in Liverpool
Mortgage Repayments for Lower Quartile Property in Liverpool (April 2010)
Liverpool Lower Quartile
House Price (Q2 2009 – Q3
2009)

Mortgage
(25 year
term)

Repayment mortgage

Interest only mortgage

Monthly
payments

Weekly
payments

Monthly
payments

Weekly
payments

£82,562.25

£74,306.03

£478.30

£119.58

£370.91

£92.73

Source: LCC; FSA ‘Money Made Clear’ Mortgage Calculator
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Costs of servicing a typical repayment mortgage on a lower quartile house in
Liverpool would be in the region of £478 per month or £119 per week and importantly
households would need to have access to a deposit of over £8,000.

Benchmarking Access to Different Housing Tenures
5.82

The analysis of the active market has clearly highlighted the current issues facing the
housing market across Liverpool, including a reduction in activity. The data assembled
above has been drawn together in this final sub-section to present an indication of
the relative affordability of different tenures of housing in relation to the financial
capacity of households in Liverpool. The CLG SHMA guidance (August 2007) suggests
a number of critical levels to test against income, in order to evaluate the extent of
the issue of affordability. The two core elements are:

5.83

•

Assessing whether a household can afford to buy a home; and

•

Assessing whether a household can afford to rent a home.

A series of key assumptions used in the benchmarking assessment of these elements
are set out below.
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Key Affordability Benchmarking Assumptions
Within its guiding methodology for assessing affordability, the CLG SHMA Guidance
(August 2007) recommends the following standardised assumptions when assessing
affordability (this is utilised within the calculation of housing need in Section 7):
•

Lower Quartile house prices are utilised to represent lower market entry
properties;

•

An individual with a single income is considered able to buy a home if it
costs 3.5 times the gross household income;

•

A household is considered able to afford market housing in cases where
the rent payable would constitute no more than 25% of their gross
household income; or no more than 20% of their gross household
income where referenced;

•

‘Rent payable’ is defined as the entire rent due, even if it is partially or
entirely met by housing benefit; and

•

Annual social housing rents are calculated from an average taken of
RSL rental levels.

However, in the current market banks are looking more closely at affordability and
credit worthiness and so this report also considers an alternative ’sensitivity test’
outside the Guidance for whether residents can afford to buy a home relating to
the proportion of income that mortgage repayments represent:
•

This alternative measure of ability to buy a home assumes that a bank
will advance mortgage funding if the mortgage repayments represent
no more than 20% of a household’s gross income. This is lower than the
assumed 25% of gross income that would allow individuals to access
market rented property, based on the assumption that owner
occupation has additional costs such as maintenance, buildings and
other insurances etc.

5.84

The benchmark values, drawn from the analysis in the previous subsections, are shown
in the following figure.
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Figure 5.29: Benchmark Values for Properties of Different Tenures
Location
Liverpool

Benchmark Property Values
House Price

Average weekly rent

Annual Rent

£82,562

n/a

n/a

All rental properties

n/a

£163

£8,479

1 & 2 bedroom rental properties
1 & 2 bedroom rental properties in
Liverpool Inner Core sub-area

n/a

£132

£6,850

n/a

£116

£5,544

n/a

£64

£3,346

Market Entry
Lower Quartile Price (April 2009 - March
2010)
Market Rented

Social Rented
Average rents in social rented properties

Source: GVA, 2010
5.85

Under these assumptions the following figure indicates the income required to access
these different elements of the housing market in Liverpool.
Figure 5.30: Assessing Affordability: Income Benchmarks to Tenure

Assessing Affordability - Income Benchmarks to Tenure

Gross Annual Income

£40,000
£35,000
£30,000
£25,000
£20,000
£15,000
£10,000
Owner-Occupied

Private Rented

Social Rented

Income required to purchase LQ property (assumed 3.5 mortgage multiplier as per CLG Guidance)
Income required to purchase LQ property (assuming repayments <20% of income)
Income required for average private rented property
Income required for 1 or 2 bedroom private rented property
Income required for 1 or 2 bedroom private rented property in Liverpool Inner Core
Income required for average social rented property

Source: GVA, 2010
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The analysis demonstrates:
•

Income required to purchase a lower quartile house, based on 3.5 times a single
persons earnings, would be just over £23,500 per annum. However, if based on
affordability measures and assuming in the current market that banks would not
lend if mortgage repayments were greater than 20% of gross income, an income
of over £31,000 would be required.

•

Significantly, this identifies that the income required to enter the private rented
market in Liverpool, at around £34,000 per annum for the ‘average’ property,
may actually be greater than the income required to purchase a Lower Quartile
home in the city.

•

However, if the income required to access the private rented market for only
studio, 1 and 2 bedroom properties across Liverpool is considered, this equates to
£27,400.

•

The affordability is increased further if the income required to enter the most
inexpensive area for private renting – Liverpool’s Inner Core – is considered. This
equates to £24,027. This indicates that entering the private rented sector, at the
smaller end of the market, is a more affordable option for households than
purchasing a Lower Quartile home in the city.

5.87

The following chart supports the household income distribution established above, by
cross checking the affordability benchmarks against the income distribution provided
by the 2010 household survey. The 2010 household survey reveals that a substantial
proportion (around 44%) of households earn less than £20,000.
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Figure 5.31: Spread of Households by Income with Income Benchmarks for Different
Tenures – Primary Survey Data
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5.88

Hence, despite the relatively low affordability thresholds to access the private housing
or private rental market, using analysis of responses to the 2010 household survey, the
low income level of households suggests that many households residing in Liverpool
would be unable to access the private housing market. More stringent credit scoring
and low savings, coupled with low incomes, may mean as many as 74.8% of Liverpool
households may be technically unable to access the private owner-occupied
housing market when a ceiling mortgage spend of 20% of a household’s annual
income is applied. This is a key finding revisited in greater depth within the assessment
of local need analysed in Section 7, which utilises the detailed locally-specific income
data sourced from the 2010 household survey.

5.89

The CLG guidance advocates an affordability multiplier of 3.5x household income to
act as a threshold for households to access open market housing. Based on this
measure, the evidence indicates that this currently excludes approximately 64% of
Liverpool’s households from the private sector owner-occupied market. This suggests
that unless households have other savings (for a deposit) or have built up equity in
property previously, the private rented sector, social rented or intermediate products
remain the most viable option.

5.90

Clearly, while many of these households are currently adequately housed and so will
not be active in the housing market, the low levels of income in Liverpool suggest a
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significant number of households would potentially require assistance to gain entry
into other tenures. This is demonstrated in the calculation of the number of households
classified as being in need of affordable housing in the analysis presented in Section
7.

Bringing the Evidence Together
5.91

This section has provided a comprehensive assessment of the active market. The
conclusions of this analysis present key informing factors in relation to future housing
needs and clearly establish the relationship at the current point in time between
supply and demand. Key findings from this section are set out below:
•

House Prices – At the city-scale Liverpool has experienced a consistent rise in the
average price of residential property since 2000, peaking at £135,937 in 2007/08,
before declining by over 5% in 2008/09 as the full effects of the housing market
slump induced by the ‘credit crunch’ and recession took effect. Importantly,
however, this has showed signs of moderate recovery. At the sub-area scale, the
City Centre has witnessed the greatest increase in property values since 2000 –
driven by the significant growth of the flatted residential market over the last ten
years. Concentrations of lower value property, below the Liverpool average
price, remain prevalent within the Inner Core and Southern Fringe – and have
experienced a significant ‘roll back’ of prices since the 2007 peak in the property
market. Nevertheless, the increase in house price affordability on the one hand,
has been counter-balanced by the reduction in low-cost mortgage products,
which has made it increasingly challenging for FTB households and low income
households to enter owner-occupation.

•

Social Rented Housing – A knock-on effect of the difficulty in accessing the
private housing sector has been a growth in demand for social rented property,
where rental levels prove substantially more affordable for low income and
emerging households. However, supply is limited within the social sector, which is
reflected in the high backlog of households currently on the waiting list for a
home in Liverpool.

•

Private Rented Sector – As a result of increased pressure on social rented housing
and a lack of mobility in the owner-occupier sector the private rented sector has
grown in importance as an alternative option for households. Rental levels have
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remained competitive across the city, when viewed in the wider regional context,
including the City Centre market. It is important to recognise that problems
relating to the quality of some stock and the effective regulation of landlords in
this sector, particularly outside of the City Centre, remain issues for housing policy
and strategy going forward in terms of the role of this tenure as identified in
Section 4 and examined in Sections 7 and 8.
•

Accessibility to different tenures – The analysis has clearly demonstrated the
current issues facing mobility within the housing market. Analysis of households’
previous moves and their expectations going forward demonstrate the impact of
these problems in the market. The benchmarking of access to different tenures
has highlighted that a significant proportion of households are essentially unable
to exercise genuine choice in the market as a result of their financial capacity –
with 64% technically unable to access the owner-occupied housing market
based on the CLG recommended benchmarks. Low incomes are clearly a driving
factor in housing affordability for many households, demonstrated by the
prevalence of low incomes within the city. However as a result of tightening
mortgage lending regulations, new households whose incomes are relatively
healthy, but who have limited savings, are also being excluded from the owner
occupier market.
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6.

The Future Housing Market
The preceding sections whilst assessing the state of the current housing market
have also examined the demographic, economic and active market drivers
likely to influence the future housing market.
This section uses this analysis and the identified drivers to provide a range of
scenarios for future levels of housing demand, which in turn drive an assessment
of the levels of housing requirement over the plan period. This analysis is set
within the context of the findings of Section 4 therefore enabling a check of
demand against existing and potential supply. Comparison is made with
housing provision rates set out in the North West RSS, which at the time of the
research was still being used to inform Liverpool’s Core Strategy process.
The section also includes additional analysis of long-term drivers which will
impact on the types and tenures over the long-term. This provides an indication
of the relative split between market and affordable housing and the type / size
of housing which will be required, particularly in the market sector. It is important
to note that a more detailed assessment of the need for affordable housing over
the short-term (next five years) is included in Section 7.
Analysis is undertaken at the City level and broken down to the sub-areas for
key outputs.
Research findings relate directly to:
•

Core Output 3: Estimate of total future number of households,
broken down by age and type where possible

•

Core Output 5: Estimate of future households that will require
affordable housing (longer-term)

•

Core Output 6: Estimate of future households requiring market
housing (longer-term)
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Earlier sections have established that demographic, economic and price trends are
the key structural drivers of change in the housing market. Together these provide a
sound basis from which to consider future housing requirements over the medium to
long-term.

6.2

Population trends influence both the level and, as a result of a changing age
structure and household composition, the types of housing which will be required.
Employment trends influence both the level and type of migration. In turn, migration
trends are very important in that they can have a significant impact on the future
number of people and the age structure of the population. Changes in the structure
of the economy and therefore employment trends (and particularly the profile of
occupations) influence household income and hence the ability to afford different
housing products. Together, population and economic trends provide a robust basis
to assess long-term demand trends in housing demand. Our approach to assessing
future housing requirements reflects these factors and the complexity of the housing
market. In essence, a housing market profile which reflects and supports the
economic profile will represent a broadly balanced market.

6.3

Price dynamics also affect housing demand as increases or decreases in house prices
impact on relative affordability. This is having a tangible effect on housing tenure
propensities of different occupational groups. In effect, rising house prices and the
lack of availabe mortgage finance have made access to the owner-occupied sector
more difficult, reducing property purchases by first time buyers and supporting
demand for the rented and intermediate sectors. Hence someone with occupational
circumstances who may have been able to buy five years ago, may not be able to
enter this tenure now.

6.4

House prices are, however, highly sensitive to the macro-economic context and
interest rates. There has been rapid growth in prices over the last five years and we
have witnessed associated significant growth in housing need 49. However we do not

49

Note: Housing Need – the quantity of households who lack their own housing or live in unsuitable housing and who cannot
afford to meet their housing needs in the market.
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consider there to be a robust basis to project market or price dynamics over a tenyear timeframe or longer.
6.5

An effective framework for planning for housing provision needs to consider both
short-term needs and achieving a balance between supply and demand over the
longer-term.

6.6

This section considers the structural drivers of change – economic and demographic
trends – and the implications of these for maintaining a balanced housing market. It
first develops quantitative scenarios to consider the level of housing demand (i.e.
household growth). It then takes this forward to consider the distribution of this change
upon the types and tenures of property required to be delivered to continue to work
towards the creation of a more balanced housing-offer across Liverpool.

A Note on Housing Delivery in Policy
6.7

Nationally, the demand for housing is being driven by increasing population and
falling household size. The result nationally is a well documented apparent mis-match
between current and future supply and demand for housing. Under the previous
Labour Government, regionally-set housing targets were an important component of
working to ensure levels of development which addressed this imbalance both locally
and cumulatively at a national level. As noted in Section 2 these statutory targets are
in the process of being revoked and a new policy approach is starting to emerge.
Whilst national policies have yet to be finalised, the retention of housing targets
remains a key component of the Core Strategy, informing the City Council’s position
in terms of its five year land supply. However, there exists considerably greater
flexibility for these to be shaped to directly reflect local understanding of demand for
housing.

6.8

Given the uncertain policy climate at the time in which this research is being written,
the analysis within this section is intended to provide the City Council with robust
analysis of the drivers of housing demand in order to assist in the process of
developing and validating future housing targets. This represents an important part of
ensuring that the Council continues to take a dynamic perspective of demand to
inform planning policy going forward.
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The current position, as set out in the City’s Core Strategy Revised Preferred Options
Report (January 2010) is based on the RSS target of 1,950 units per annum between
2008 and 2026. It largely reflects a policy-on position to stimulate, as per the
objectives of the Housing Strategy reviewed in Section 2, the housing market and
encourage the growth of the city. This is also reflected in Liverpool’s inclusion within
the Growth Point programme which sets a target of delivering an additional 3,510 net
dwellings through the plan period. The City Council is, however, currently appraising
its future housing requirements in the light of the impending abolition of RSS. A
reviewed position will be set out in the submission version of the Core Strategy which is
scheduled to be approved by the City Council in mid 2011. This will take into account
the findings of this SHMA.

Estimating Future Household Demand and Housing
Requirements for Liverpool
6.10

The key drivers considered above and presented in Sections 3 - 5 – demographic
trends, the economy and policy - sit at the heart of our ‘PHASE’ (Population, Housing
And Strategic Evidence) approach which uses an iterative scenario development
approach to produce estimates of the future number of households and therefore
dwelling requirements under a range of scenarios.

6.11

The drivers are illustrated in the preceeding diagram and described below:
•

Demographic / population projections: CLG Guidance reinforces that
demographic projections should be used to underpin assessments of future
population and household growth and these sit at the heart of the PHASE
approach. As set out in Section 5 the analysis for this SHMA report utilises both the
‘official’ ONS-CLG estimates and projections, yet also utilises the POPGROUP
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population and household forecasts allowing for a bespoke analysis based upon
Liverpool’s housing sub-market areas 50.
•

Economic projections and employment factors – Considering the uplift in
employment opportunities represents an important factor in identifying potential
household growth rates alongside the impact of addressing worklessness and
altering levels of containment, based on current commuting trends.

•

Housing capacity and market – Factoring in the availability of supply to meet
demand, to identify potential constraints and opportunities for growth.

•

Policy – Recognising the impact of the realisation of household and population
growth underpinning strategic policy ambitions and objectives.

6.12

Utilising the drivers identified in the PHASE approach a number of scenarios are
developed building on the adjusted population and household projections presented
in Section 4. These scenarios include variations on three key driver-led projections. The
first scenario is supply-led and the second two are demand-led projections:
1. Dwelling-led Scenario – using the capacity figures identified through the SHLAA, a
dwelling-led scenario has been run. This is essentially a supply-led scenario in
contrast to the other two which are demand-led with the assumption being that
new houses are filled with households building an increased population across the
authority in line with policy aspirations.
2. Adjusted Population / Migration-led Scenario – population and household
forecasts calculated through the POPGROUP model introduced and detailed in
Section 4 51.

50

Appendix C Forecasting Future Population and Household Growth – Modelling Methodology and Assumptions – This includes
details of the POPGROUP model and the key assumptions used to drive the analysis in this Section
51

Note: This projection model takes into account the correction of the population estimate identified in Section 5 and therefore
deviates away from the official ONS projections
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3. Economic-led Scenario – moderating the migration-led scenario to take into
account a ‘check’ against the forecast development of employment
opportunities across Liverpool. An important assumption in policy terms is the
attraction of new households into Liverpool, with employment opportunities a
critical component in delivering this aspiration. This scenario therefore factors in
the impact of economic growth on population and household change.
6.13

It is important to note that the majority of the analysis in this section focuses on
households rather than population (given the link to dwelling requirements) and that
all of the scenarios factor in changing headship rates as linked to ONS projections. This
fall in household size has a significant impact on the overall number of households
forecast to be created.

6.14

This projection of the growth in households is a key driver in determining the future
number of houses required to accommodate households across all tenures. This
concept of ‘demand for housing’ therefore incorporates, at a strategic level, the
‘need’ for affordable housing.

6.15

Following an iterative process of evaluating the trajectories of change, a scenario is
selected as representing the most realistic trajectory of change. Whilst this process
and the SHMA has identified the most realistic scenario it is important to recognise
that the purpose of developing the scenarios is to ensure that a range of projections
are available for future consideration, dependant upon changes to influencing
factors such as policy objectives or market performance.
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Figure 6.1: PHASE Process – Deriving local housing requirements
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Understanding the capacity to absorb requirements – Supply-led
Projection
6.16

As a result of a number of linked factors, including historical trends of de-population
and a restructuring of the economy from traditionally land-hungry employment uses
to an increasingly service-based economy, Liverpool has a wealth of land and sites
which could potentially provide additional housing. This has been demonstrated in
Section 3 where the conclusions of the SHLAA were presented, with a potential future
net supply of approximately 47,000 dwellings projected.

6.17

Alongside this potential supply of housing land the analysis in Section 3 also
concluded that vacancy continued to represent a defining characteristic of parts of
the housing offer across the city. Whilst a level of vacancy within the housing stock is
expected and required to enable a healthy churn in the market, the level of 3% often
associated with this element of head-room is exceeded in a number of the subareas 52.

6.18

In order to benchmark the demand estimates presented in the rest of this section, the
dwelling-led scenario explores the potential capacity of the future dwelling stock to
accommodate households. This, therefore, represents a constrained scenario in the
sense that it recognises a potential capacity presented through the SHLAA and the
availability of vacant properties across the city and in individual sub-areas.

52

See section 4 for a breakdown of sub-area vacancy levels and a mapping of individual property vacancy
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6.19

The projections assume a household population based upon the occupation of new
dwellings following the development profile set out in the SHLAA, and presented in
Section 3 and, reflecting the quantified objectives of the Housing Strategy 53, an
incremental improvement in vacancy rates across the city to 5% by 2014 and 3% by
2026. The driving assumption behind this scenario is that the population, and therefore
households, fills the available stock, be it currently vacant or new developments
across the city.

6.20

The application of these assumptions to the current household estimate suggests that
approximately an additional 47,700 households could be accommodated within the
city between 2008 and 2026. This equates to an annual average increase in
households of 2,650 over this period.

Different scenarios of projected demand
6.21

The analysis within Section 4 introduced
two

demographic-led

projections.

The

ONS household projections were provided
as a benchmark alongside an adjusted
household projection, taking into account
the re-calculated City Centre population.
The latter was used to generate a new
population

and

household

projection

considered to better represent Liverpool’s
recent growth. This was labelled as the
migration-led scenario.
6.22

The assessment of the economy in Section
4 highlights the importance of the linkage
between

the

economy

and

housing,

particularly in the context of the economic climate in which this work is undertaken.

53

Note: The supply-led projection incorporates the total potential supply of housing identified in the SHLAA, this includes the
3,141 identified as deliverable post 2026, integrating this as part of the available supply from 2018 onwards
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On this basis, following the PHASE process a number of economic-led scenarios have
been constructed based upon a ‘jobs-led’ projection. Through the application of
varying a number of key economic and employment assumptions, this allows for the
assessment of the likely impact of alternative economic futures and the achievement
of policy objectives to be built onto the migration-led scenario.
6.23

The construction of these scenarios is achieved by applying parameters which
measure the relationship between the population and the labour force (economic
activity rate) and between the labour force and the number of jobs in an area
(labour force : jobs conversion factor). This takes into account the level of
unemployment but also the degree to which residents live and work within the area in
question.

6.24

In a ‘jobs-led’ forecast, net in-migration will occur if the size of the labour force is
insufficient to match the number of new jobs being created. Net out-migration will
occur if there are too few jobs for the labour force.

6.25

An initial job-led scenario is therefore presented which moderates the migration-led
scenario, advancing the trend-based forecast to take account of the impact of
economic growth on future population and household change. Change in
employment is driven by the TMP forecast (Deep / Extended Recession) presented
and analysed in Section 4. Whilst this represents a conservative assessment of the
economy, the successful realisation of growth anticipated is predicated upon delivery
of key projects and a realisation of economic the City Council’s policy aspirations.

6.26

Importantly, under this scenario a number of key assumptions presented in the review
of the economy in Section 4 are held constant, including:
•

Economic activity rates by age and sex set as the average recorded for Liverpool
in the Annual Population Survey, 2001-2009;

•

Unemployment rate is fixed at 7.5% (approximate England average at the end of
2009); and

•

A commuting ratio has been set at 76% which measures the ratio between the
number of ‘employed residents’ in Liverpool and the total number of jobs in
Liverpool (Census 2001 TTW analysis). Details of the calculation behind this
commuting ratio are provided in Section 4.

May 2011 I gva.co.uk

164

Liverpool City Council

6.27

Liverpool Strategic Housing Market Assessment

Under this scenario the forecast uplift in jobs (over 20,000 additional jobs) results in an
increase in the number of households projected to reside within Liverpool by 2026,
above that presented in the migration-led scenario. In total approximately an
additional 43,800 households are forecast between 2008 and 2026.

6.28

As a result of holding key assumptions around worklessness and containment
constant, the economic-led projection does not necessarily reflect the aspiration of
the Council to address key issues around worklessness or the encouragement of an
increasingly sustainable city (in particular relating to movements between work and
home).

6.29

Job-growth is evidently a positive factor. However in Liverpool, where economic
inactivity and worklessness are significant issues, it is important that an additional
layering of understanding is applied regarding the take-up of new jobs by existing
residents, as opposed to sustaining increasing levels of in-migration. The city’s
strategies highlight the importance of ensuring that the benefits of economic growth
are felt across the city’s communities. Job growth therefore needs to run hand-inhand with strategies to encourage the latent labour force in Liverpool to take
advantage of opportunities. Encouraging economic mobility within the residential
labour force will be important in ensuring that skills match opportunities and
individuals are encouraged to move up the job ladder, creating new vacancies.

6.30

In terms of containment and sustainable travel, whilst the city’s current travel to work
patterns show a relatively low level of containment when compared with other
comparator cities, the Council’s strategies to improve the overall housing offer and
wider factors such as increased energy and travel costs will have an impact on
increasing the proportion of the population that live and work in the area. On the
basis of these key policy-on considerations the following assumptions have been used
to moderate the economic-led scenario, to create a further household projection:
•

Economic Activity Rates – Liverpool’s economy is currently defined by high levels
of economic inactivity. Economic Strategy for the Authority and indeed the
region / sub-region however aspires to reduce these rates. A scenario has
therefore been developed which assumes that economic activity rates will come
in line with current North West economic activity rates by 2026. This therefore
serves to reduce population growth with an increase in economically active
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people in Liverpool taking up employment opportunities, rather than requiring the
in-migration of labour to fill job spaces. In addition, reflecting the wider aspirations
to address socio-economic issues, the scenario assumes a reduction in
unemployment rates to 5% by 2026 (assumed 7.5% based on 2009 levels). Given
the current nature of the wider national economy and indeed the forecast job
losses for the city up to 2011, the application of this shift to reducing levels of
worklessness is applied post 2011, when positive job growth is forecast.
•

Creating a more contained housing market – Policy aspirations encourage the
creation of a more ‘self-contained’ economy, ensuring a greater connection
between local services and reducing travel to work journeys. This is supported by
research into a number of other ‘city economies’ including work led by Knight
Frank et al looking at, in particular, the City Centre market of Leeds 54 and
publications from research groups such as ‘Planning for Sustainable Travel’ 55. This
will be developed by attracting more people to live and work within the city. A
scenario has been run which assumes that containment of the labour force rises
from 76% in 2010 to 80% by 2026, reflecting the policy aspirations and strategies of
the city. Liverpool’s current commuter ratio rate is relatively low when compared
to other Core Cities (for example: Leeds 85% and Bristol 82%). We would
recommend that key factors such as the proximity of Manchester and the
location of the city on the river means that the improvement of the ratio is
reasonable and reflects the spatial and thematic policies put forward in the Draft
Core Strategy. This would therefore reflect a more balanced relationship
between the number of workers and the number of jobs and results in a more
substantial increase in population as the city attracts workers to both work and
live in the city.

6.31

Under this scenario the level of household growth forecast is moderated significantly
as a result of new jobs being absorbed by the existing latent labour force, therefore
reflecting wider aspirations to address the worklessness challenge across the city. The

54

City Living – Beyond the Boom (2010) – Knight Frank, Knight Frank, Morgans City Living, Savills, King Sturge and Allsop with
Rachael Unsworth, School of Geography, University of Leeds
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impact of the re-distribution of jobs is significant, with the increase in households
forecast between 2008 and 2026 moderated to approximately 25,900. It is important
to note that this reduction in the overall level of household formation is predicated on
a reduction in the overall population over the short-term, as a result of the recession
and the realisation of a significant process of getting existing residents of Liverpool
back into employment.
6.32

The following table presents the range of household forecasts produced through the
PHASE process including the supply-led projection. The table includes a summary for
each scenario of the key assumptions and a headline appraisal of the points of
consideration in their application in projecting household growth over the longerterm.

55

Planning for Sustainable Travel – Halcrow, Oxford Brookes University and the University of Oxford http://www.plan4sustainabletravel.org/
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Figure 6.2: Range of Future Household Projections
Households

Scenario

Annual
Average
(18
years)

Scenario Appraisal

2008

2012

2016

2026

Change
2008 2026

SHLAA capacity considered to represent
ambitious development profile particularly over
the short-term.

197,116

213,122

221,805

244,814

47,698

194,187

198,986

203,083

211,533

17,346

964

197,116

206,239

215,214

235,056

37,940

2,108

197,116

200,194

211,929

240,903

43,787

2,433

Key Assumptions

Supply-led
1. Dwelling led (Supply /
Capacity based)

Uses phased supply of housing
identified through the SHLAA.
Assumes a falling vacancy rate
within the existing stock

2,650

Demand: Demographic-led
2. CLG ONS 2006
Base projections

ONS 2006 Household projections

3. Migration-led
(City Centre
population
correction)

Correction factor applied to ONS
projections to reflect City Centre
population

Undercount of City Centre population data
when 'checked' against occupied dwellings
recorded through Council Tax data
Projection based upon recent trends which
have primarily been driven by a rapid repopulation of the City Centre. Current
economic and property market context
suggests this is unlikely to be sustained in the
short-medium term

Demand: Assessing the impact of the economy

4. Economic led

Impact of the TMP Deep recession
jobs forecast (16,590 additional jobs
2008-2026)
Commuting ratio maintained at
0.76 (Census 2001)
Economic activity rates and
unemployment levels fixed at 2009
levels
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Application of economic forecast requires
additional households to take-up forecast job
growth post 2011. This assumes sustained highlevels of economic inactivity / unemployment,
with the population classified as workless
increasing in absolute terms over the plan
period. Proportion of new jobs taken up by
those living outside of Liverpool also remains
high not reflecting planned investment in the
housing offer across the city.
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4a. Economic
led Moderated
Scenario

TMP Deep recession forecast (as
scenario 4)
Commuting ratio of 0.8 assumed
from 2011
Economic activity rates and
unemployment levels improving to
North West average by 2026
(Improvements forecast to run from
2011 in line with employment
growth)

Liverpool Strategic Housing Market Assessment

Forecast takes into account the likely changes
that will be brought about through
implementation of Liverpool’s economic and
housing strategies. This aligns with the wider
Core Strategy policies around the spatial
distribution of growth, improvements to the
existing housing stock and economic strategy.

197,116

Source: GVA / Edge Analytics, 2010
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207,324

223,046
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Identifying the most realistic projections of change (probable / realistic
scenario)
6.33

The CLG Guidance recognises that a range of projections, and therefore
requirements, can be appropriate and the household growth projections presented in
the preceding table should be considered to represent a spectrum of potential future
outcomes for consideration in the development of locally appropriate policy.

6.34

In order to assist in policy development, however, it is important to consider in more
detail which scenario is considered to represent a solid base from which to plan from.
The table on the preceding pages provides a headline summary of the rationale and
limitations behind each presented scenarios. Through the modelling process
undertaken to identify the forecast change in household numbers over the plan
period, the following recommendations have been factored in to identify the most
‘realistic’ scenario.
•

The supply-led scenario is built from the SHLAA which applies a policy-off position
to identify the potential realistic supply of housing which could be brought
forward within the plan period. Whilst this process has taken account of the
current development challenges and the slow-down in completion rates, the
current drop in housebuilding illustrates the sensitivity of any scenario built around
supply. The application of alternative densities or building heights could alter the
overall capacity either upwards or downwards. Therefore whilst this scenario is
seen as a robust benchmark against which to contrast demand it is not felt that it
should be used to fundamentally constrain potential demand;

•

Factoring in the correction to the current population is critical in ensuring that the
growth of the City Centre is recognised. Therefore this corrected population is
used to replace the ONS estimate in building the other forecasts.

•

The migration-led projection (Scenario 2) projects forward recent growth, which
as the point above recognises has been largely driven by the rapid increase in
the size of the City Centre population. This rise has been fuelled by a buoyant
property market and economy (2002 – 2007) as well as a rapid expansion in
student numbers. Whilst the current ‘stalling’ of the housing market is unlikely to be
sustained, when considering the longer-term trend projecting forward this
relatively contained period of growth is likely to lead to an over-estimation of
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household growth over the longer-term. It is therefore important to moderate this
scenario when considering future household growth over the plan period, by
considering the link between demographic, and in particular migration, drivers
and the economy;
•

In setting a planning framework now, a conservative perspective should be taken
of potential economic growth. Therefore TMP’s ‘Deep Recession’ econometric
forecast has been used in the analysis. This forecasts job growth from 2011 which
recognises the city’s economic ambitions, and will be reliant upon the successful
delivery of a number of key projects and a realisation of policy aspirations within
the Core Strategy. It is important to recognise that the forecasts were produced in
2009 and therefore are considered to represent a direction of travel, and should
not necessarily be used to too strictly constrain recent household and population
trends i.e. up to 2010;

•

Whilst job growth is a positive factor, consideration needs to be given to the longterm issue of high levels of worklessness in the city. The city’s strategies highlight
the importance of ensuring that the benefits of economic growth are felt across
the city’s communities. Job growth therefore needs to run hand-in-hand with
strategies to encourage the latent labour force in Liverpool to take advantage of
opportunities. Encouraging economic mobility within the residential labour force
will be important in ensuring that skills match opportunities, and individuals are
encouraged to move up the job ladder creating new vacancies;

•

Whilst the city’s current travel to work patterns show a relatively low level of
containment when compared with other comparator cities, the Council’s
strategies to improve the overall housing offer and wider factors such as
increased energy and travel costs will have an impact on increasing the
proportion of the population that live and work in the area. A moderate uplift in
the level of containment is assumed to take account of these shifts.

6.35

On the basis of the above recommendations the Economic-led Moderated Scenario
is presented as the most realistic scenario to project forward long-term demand
generated by household formation. This moderates the migration-led scenario to take
account of the conservative economic forecast and wider economic context, and
LCC’s overall strategic objectives for planning and housing.
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The projection under this scenario is predicated upon the successful implementation
of linked thematic and spatial strategy objectives, including in particular the ambition
to significantly reduce the current levels of worklessness in the city. This remains an
ambitious objective and will need to be carefully monitored. For example, a sustained
high level of economic inactivity will require the continuation of immigration into the
city to fulfil employment opportunities not able to be taken up by the resident
population, potentially further swelling the city’s population or increasing inward
commuting levels into the city. In addition another area which will require careful
monitoring will be the long-term realisation of development opportunities in the city
centre and the waterfront sub-areas. The scenario, whilst presenting a moderated
position in relation to household growth in these sub-areas, still incorporates the
assumption that the number of households in these areas will continue to grow, as
they have over recent years. This will be largely dependant on the dwelling capacity
continuing to keep pace with this projection and the realisation of opportunities
identified within the SHLAA.

6.37

Whilst the economic-led moderated scenario provides a robust long-term projection
of household change, the impact of the recession over the short-term is marked, with
the forecast factoring in potential job-losses. Whilst these job-losses may have resulted
in households choosing to leave the city to seek employment elsewhere it is more
likely that, in the short-term, they have continued to seek employment in the area. On
this basis as noted in Section 4 the migration-led scenario is considered to provide the
most robust estimate over the short-term, with the household population generated
under this scenario for 2010 used as the basis of presenting the findings of the
household survey.
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The 2008 based ONS Projections (released November 2010)
The research for the SHMA was undertaken between May and November 2010. At
the end of November the ONS released an updated iteration of the Household
Projections with a base date of 2008. These projections used the previously
released 2008 based population projections and applied slightly updated
household size projections to arrive at new household forecasts.
The updated household size assumptions have not been incorporated within the
projection work within this SHMA. However, the overall change in households
projected under the 2008 ONS projections is closely aligned with the economicled moderated scenario estimates.
The 2008 ONS projections show an increase of approximately 23,500 households
between 2008 and 2026, a slightly lower growth than the 25,900 projected under
the economic-led moderated scenario.
It is important to note that this update to the ONS projections has not included any
corrections to the overall population estimate as set out in Section 5 in relation to
the identified undercount in the city centre population.

Balancing Supply and Demand
6.38

When contrasting both the economic-led moderated scenario and the migration-led
scenario with the supply-led scenario, it is clear that at a city level there is sufficient
capacity to absorb the demand projected under both, indeed an element of
headroom is sustained. This is illustrated through the following chart which also
benchmarks these projections against RSS and Growth Point driven supply-led
scenarios.
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Figure 6.3: Contrasting Demand Driven Household Projections against Supply-led
Projections
Household Forecasts: Contrasting Supply Projections against Preferred Demand
(Moderated Economic) and Migration-led Scenario
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Source: GVA / Edge Analytics, 2010

Translating Household Growth into Dwelling Requirements
6.39

The analysis in this section has focussed, in demand terms, on the future growth in
households. This sub-section translates this growth into net and gross dwelling
requirements taking account of historical levels of development, re-use of vacant
properties and planned reductions in the existing stock through demolition.

6.40

Looking firstly at net housing requirements, the following table illustrates the
calculation undertaken to translate both the most realistic demand scenario
(Economic-led moderated) and the migration-led scenario into net dwelling
requirements. This indicates annual net dwelling requirements of approximately :
•

1,400 per annum under the Economic-led moderated Scenario; and

•

2,100 per annum under the Migration-led Scenario
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Figure 6.4: Net Annual Dwelling Requirements 2008 – 2026
Net Annual Dwelling Requirements 2008 – 2026
Forecast
Household
Change
(20082026)

Estimated
/ Forecast
Household
Change
(20032026) (a)

Net Dwelling
Completions
(2003-2008)
(5 years) (b)

Net Dwelling
Requirements
(2008-2026)
(a-b)

Net Annual
Average
Dwelling
Requirement
2008-2026
(18 years)

Estimated
Number of
Households
(2003)

Estimated
Number of
Households
(2008)

Estimated
Household
Growth
(20032008)

Economic-led
Moderated
Considered
most
‘realistic’
Scenario

189,654

197,116

7,462

25,929

33,392

7,880

25,512

1,417

Migration-led
Scenario

189,654

197,116

7,462

37,940

45,402

7,880

37,522

2,085

Source: GVA / Edge Analytics, 2010
6.41

The net requirements have been translated into gross requirements, factoring in
indicative levels of re-occupancy, vacant housing along with estimated levels of
future demolition. These figures do not take into account capacity issues, extant
planning permissions, or strategic spatial policy decisions taken by Liverpool. In
factoring in a re-occupancy rate of vacant properties, the calculations use the
assumption integrated within the RSS and latest iteration of the Core Strategy that
current rates are reduced to an optimal 3%. Given the current high vacancy rates
across a number of the sub-areas across Liverpool, this constitutes a significant
component of absorbing future demand by household growth.

6.42

In terms of demolition levels the total planned demolition figure arrived at through the
SHLAA and presented in Section 3 is used in the calculation as this represents the most
robust estimate at the point at which the SHMA research has been undertaken.
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Figure 6.5: Theoretical Gross Dwelling Requirement
Theoretical Gross Dwelling Requirements - Re-use of Existing Vacant Properties 2008-2026

Economi
c-led
Moderat
ed
Consider
ed most
‘realistic’
Scenario
Migration
-led
Scenario

Excess
Vacant
Dwellings
to Meet
3% Target
(b)

Estimated
Demolitions
2008-2026
(c )

Indicative
Gross
Dwelling
Requirement
(2008-2026)
(18 years)
(a-b) + c

Indicative
Gross
Annual
Average
Dwelling
Requiremen
t (20082026) (18
years)

Number
of
Dwellings
(2009)

Net Dwelling
Requirement
(2008-2026)
(a)

Number
of Vacant
Dwellings
(31-032009)

%
Dwellings
Vacant

Number
of Vacant
Dwellings
at Target
(3%)

214,757

25,512

14,906

6.9%

6,443

8,463

4,540

21,588

1,199

214,757

37,522

14,906

6.9%

6,443

8,463

4,540

33,598

1,867

Source: GVA / Edge Analytics, 2010

Sub-area distribution of future housing to accommodate demand
6.43

Examining the balance between potential demand for housing and the projected
capacity at a sub-area level provides an important steer with regards to the future
shaping of planning policy, to ensure a sustainable and balanced housing offer
across the city.

6.44

The following table compares and contrasts the levels of household demand
projected through the Economic-led moderated Scenario and the Migration-led
Scenario against the potential supply capacity identified through the dwelling-led
scenario for each sub-area. This highlights where, under the projections, there is a mismatch between supply and demand. Household growth figures are highlighted in
green where they fall below the identified potential capacity (i.e. additional supply
capacity exists to absorb demand) and coloured red where demand is projected to
exceed the potential capacity.
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Figure 6.6: Assessing the supply and demand balance across the sub-areas

Demand Projections - Household Growth
2008 - 2026

Supply Scenario Capacity 2008 - 2026

Economic-led
Moderated Preferred

Migration-led

Dwelling-led

UDP City Centre

17,056

18,460

13,848

Waterfront

1,222

1,408

7,453

Inner Core

1,346

5,837

12,924

Central Buffer

1,841

4,388

3,113

Suburban Core

2,462

4,245

2,572

Eastern Fringe (East)

1,470

1,829

684

Eastern Fringe (North)

-215

471

3,618

Eastern Fringe (South)

-490

-313

911

Sub-area

Southern Fringe

1,237

1,614

2,573

Liverpool (Total)

25,929

37,940

47,698

Inner sub-area (City Centre /
Waterfront / Inner Core)

19,624

25,706

34,226

76%

68%

72%

6,306

12,233

13,472

24%

32%

28%

% of total
Outer sub-area (remaining subareas)
% of total

Source: GVA / Edge Analytics, 2010
6.45

The analysis shows that under the Economic-led moderated scenario only the City
Centre and the Eastern Fringe (East) sub-areas are projected to experience
household growth in excess of the potential capacity identified under the dwellingled scenario. However, taking into account the higher levels of growth projected
under the migration-led scenario, then the Central Buffer and Suburban Core are also
projected to experience supply pressures.

6.46

When considering the identified imbalance in the city centre sub-area, it is important
to re-emphasise that the high level of projected demand driven by household growth
reflects the historic trajectory of growth evidenced over recent years as a result of an
unprecedented level of residential development. The household population of this
sub-area has risen significantly from a very low base and the projecting forward of this
trend will need to be carefully monitored in demand terms, over the coming years,
with the supply-led driver of development unlikely to be sustained to the same levels,
at least in the short-medium term.

May 2011 I gva.co.uk

177

Liverpool Strategic Housing Market Assessment

Liverpool City Council

6.47

The other sub-areas all have levels of household growth which fall below the capacity
identified under the dwelling-led scenario. This includes a number of areas of
particular significance in terms of achieving regeneration and re-distribution of
development objectives across the city:
•

Waterfront – The Waterfront sub-area clearly has a significant capacity to absorb
future household demand in the future. Historic slow rates of growth are projected
forward in demand terms and clearly, when considering the City Centre and
Water front collectively, the potential exists to redistribute demand between the
two sub-areas therefore alleviating development pressures on the City Centre.

•

Inner Core – The Inner Core also represents a significant proportion of the overall
supply capacity of Liverpool. This reflects the strategic objective of addressing
market vulnerability through the attraction of new households into the area. The
demand scenarios, again in part reflecting past trends of population loss and
also, in the case of the economic-led moderated scenario, the significant levels
of worklessness (and therefore labour force capacity), show a significant gap
against the supply position. It is important to recognise however, that a supply-led
growth is sought by the City Council in this sub-area, which will ensure that
demand from other sub-areas is directed into the Inner Core. This includes, for
example, the Suburban Core and Central Buffer sub-areas where, as a result of a
limited capacity for development under the migration-led scenario, demand
exceeds potential supply.

6.48

Importantly the analysis also shows the split between the inner and outer areas of
Liverpool. Under the dwelling-led scenario the split is approximately 72:28. Under the
economic-led moderated demand scenario the ratio is more heavily favoured
towards

the

inner

areas,

representing

an

important

consideration

for

the

development of policy over the plan period.
6.49

The reoccupation of vacant properties is factored into the dwelling-led scenario and
it is clear that in areas such as the inner core, where the levels of demand forecast
are lower than the potential overall capacity of supply, that ongoing regeneration
initiatives are sustained in order to ensure the re-occupancy of these properties to
create sustainable neighbourhoods. This is an important factor in considering the rebalancing of surrounding sub-areas through the provision of new supply, including for
example the City Centre population and other areas of potential demand stress.
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The analysis presented here continues to reinforce the importance of carefully
monitoring the balance between supply and demand across the sub-areas of
Liverpool, in order to ensure that market vulnerabilities are carefully addressed rather
than exacerbated. Recent completion trends as analysed in Section 4 illustrated that
over 56% of completions between 2003 and 2008 have been directed at the City
Centre and the Inner Core. Therefore ensuring that this supply continues to balance
with demand will be important.

6.51

Equally, in terms of the objective of delivering housing which is aspirational by nature
in order to attract higher earning households to stay within the city, it is important to
ensure that other parts of the city, including for example the Suburban Core are
sensitively considered in terms of development requirements. This will ensure sufficient
supply is brought forward to match demand. This is an issue considered in greater
detail in the final sub-sections, in terms of long-term requirements by property type
and tenure.

Projected Household profile
6.52

The CLG Guidance outlines the importance of estimating the broad breakdown of
change in not only the number of households but how they made up in terms of age
and household composition or type. The economic-led moderated scenario
household projections are built from the construction of a population profile which
takes into account the changing age profile, which is then translated into a
household projection with assumptions around household formation. In addition the
translation of population into households applies ONS assumptions around household
size and make-up which enable the profile to broken down into standard categories
of household type.

6.53

The following chart presents the projected changing profile of households by type.
The projected trends reflect the historical shift towards an increasing proportion of
single-person households (analysed in Section 4). Indeed the projections estimate an
increase of almost 28,000 one person households between 2008 and 2026. The only
household category projected to fall is couple households, with a fall of over 4,000
estimated. The other two household types are projected to increase over this time
period by a small increment.

May 2011 I gva.co.uk

179

Liverpool Strategic Housing Market Assessment

Liverpool City Council

Figure 6.7: Projected Change in Broad Household Types

Economic-led Moderated Scenario - Broad Household Types
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Source: GVA / Edge Analytics, 2010
6.54

Looking at the changing profile by age groups (based on the head of household)
also illustrates the projected alterations to the profile of households between 2008 and
2026. The following chart shows a significant increase in the number of households
with a head of household of over 60. Over the time period the number of households
in this age band are projected to increase by over 13,400 and make up 33% of all
households in Liverpool by 2026 (compared with 30% in 2010).

6.55

Households falling in the age band of 35 – 59 are projected to increase by over 10,400
between 2008 and 2026. Despite this increase in proportionate terms, this age band is
not however forecast to increase, representing 46% of all households in both 2010 and
2026. Households aged 15 – 34 whilst projected to increase by over 2,000, will
according to the projection, constitute 22% of overall households in 2026 compared
with 24% in 2010.
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Figure 6.8: Projected Households by Age of Head of Household 2008 – 2026

Economic-led moderated Scenario - Projected Households by Age Band
(Head of Household)
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Source: GVA / Edge Analytics, 2010
6.56

The projected changes to the make-up of households are considered alongside a
range of other factors in the remaining elements of this section, which consider longterm changing dwelling requirements by tenure and type.

Long-term Requirements by Tenure
6.57

The analysis within Section 5 identified that, whilst house prices in Liverpool remained
relatively low when set against regional and national averages, the socio-economic
profile, including a significant proportion of households with low incomes and high
levels of worklessness meant that affordability and mobility between tenures
represented an increasingly significant issue.
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This section builds upon the analysis of current affordability issues and looks to project
forward, over the longer term, the proportion of future households who may require
‘affordable’ housing 56 of some form. The analysis only assesses long-term future
requirements and does not take account of backlog need or the annual supply of
affordable stock.

6.59

The following section provides a full assessment of the short-term requirement for
affordable housing. The calculation in Section 7 involves an assessment of future need
over the short-term, alongside analysis of backlog need and affordable housing
supply to provide an indication of the level of affordable housing required over the
next five years.

6.60

The city clearly incorporates within its housing offer a significant proportion of social
rented properties, approximately 28% of total stock, with this unevenly distributed
across the sub-areas. As the analysis in Section 3 identifies, the Southern Fringe,
Eastern Fringe and the Inner Core in particular record averages considerably in excess
of the city average as well as regional and national benchmarks. This is an important
consideration when planning the long-term supply of different tenures of housing if a
greater balance is being sought, not just at the city but the sub-area level.

6.61

At the current point in time, as the analysis in Sections 4 and 5 have identified,
tightening mortgage-lending criteria, coupled with the impact of the recession in
terms of income reduction and job losses, have created a significant pressure in terms
of demand for non-market housing. The analysis around affordability benchmarking in
Section 5 clearly illustrates this issue when comparing household income levels against
the price of entry into different tenures. This lack of mobility and the level of need it

56

PPS 3 defines Affordable Housing as: ‘social-rented and intermediate housing, provided to specified eligible households
whose needs are not met by the market. Affordable housing should:– Meet the needs of eligible households including
availability at a cost low enough for them to afford, determined with regard to local incomes and local house prices.– Include
provision for the home to remain at an affordable price for future eligible households or, if these restrictions are lifted, for the
subsidy to be recycled for alternative affordable housing provision’.
PPS 3 defines Intermediate housing as: ‘Housing at prices and rents above those of social rent, but below market price or rents
and which meet the criteria set out above. These can include shared equity products (eg HomeBuy), other low cost homes for
sale and intermediate rent.’
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has created is further illustrated through the analysis in Section 7, which looks at
housing need over the next five years.
6.62

In terms of households expectations, the survey provides an important insight into the
expectations of households who are looking to move in the next two years. The
following table compares the expected next move by tenure against the existing
tenure in which the household currently resides.
Figure 6.9: Household Tenure Expectations by Existing Tenure – Households Planning to
Move in the Next Two Years
Households Planning to Move in Next Two Years - Tenure Expectations
Tenure Preference
Own
outright

Own with
mortgage
or loan

Own outright
Own with
mortgage or
loan

56.8%

18.9%

18.3%

60.1%

Intermediate
Rented from
Housing
Association
Private Rented

0.0%

100.0%

6.2%

18.5%

11.1%

Total

15.6%

Current Tenure

Intermediate

Rented from
Housing
Association

Private
Rented

Do not
know

Total

0.0%

5.5%

10.5%

8.3%

100%

0.0%

2.6%

15.5%

3.5%

100%

0.0%

0.0%

0.0%

0.0%

100%

1.8%

59.9%

0.0%

13.6%

100%

42.1%

2.1%

17.3%

27.5%

0.0%

100%

41.7%

1.2%

20.1%

17.0%

4.4%

100%

Source: Housing Needs Survey, 2010
6.63

This clearly identifies a number of key trends, which in part are clearly influenced by
the current economic and housing market context within which the survey was
conducted:
•

Social rented – almost 60% in this tenure anticipate remaining this tenure. This
suggests a high adversity to risk and recognition of the financial resources
required to enter other tenures. Importantly though, approximately 25% of
households in this tenure did anticipate a move into owner-occupation;

•

Private rented sector – the proportion of households expecting to remain in this
tenure is considerably less than the social rented sector, at 28%. Significantly, a
large proportion of households expect to move into a purchased property (53%)
with relatively few considering a move into social rented stock as a likely next
move; and
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Owner-occupier – households already residing in this tenure in the majority
anticipate remaining in this tenure. This reinforces the point that this remains the
aspirational tenure, however, it also clearly reflects the fact that whilst access to
owner-occupation represents a problem for many households, once on the
ladder it is possible to move within the tenure. It is important to recognise that
there are a small proportion of households, round about 8%, which do anticipate
a next move into social rented housing and a further 26% expect to move into
private rented stock. This is likely to include a proportion of older person
households but also in a small part reflect the pressures on households currently, in
terms of mortgage payments and incomes.

6.64

Looking forward it is difficult to accurately assess how house prices and the financial
requirements of households to obtain mortgage credit will change. Clearly these are
important informing influences on the future split of market and affordable housing
required. However, it is possible to look at the forecast change in the profile of the
economy and in particular the projected increase and decrease in employment in
different occupations. This, when coupled with incomes associated with these
occupations, allows for a longer-term projection of the likely split of tenures required.
Given the issues associated with forecasting house prices and rental changes the
current thresholds are used and held constant alongside incomes, therefore ensuring
that the relationship between the two is maintained.

6.65

The following chart shows the forecast change in employment levels by occupation
as projected under the TMP Deep / Extended Recession scenario presented in
Section 4. The average income for each occupation 57 is benchmarked on the chart
to illustrate where incomes sit in relation to those occupations forecast to change.

57

Note: Income data is sourced from the ASHE for the UK 2009. This provides the most robust assessment of income by
occupation.
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Figure 6.10: Deep Recession Scenario – Forecast Occupational Change and ASHE
2009 Median Incomes
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6.66

Benchmarking the proportional level of change by occupation and the incomes
associated with entry into different tenures, market housing (private rented, owneroccupier) and affordable housing (social rented) provides an indication of the likely
proportional split between market and affordable housing required for new
household demand generated. The analysis uses the benchmarks set in the
affordability benchmarking analysis presented in Section 4.

May 2011 I gva.co.uk

185

Liverpool City Council

Liverpool Strategic Housing Market Assessment

Figure 6.11: Proportional Share of Emerging Households Able to Enter Each Tenure
Category Based Upon Potential Income Levels Associated with the Changing
Occupational Profile of the City
Long-term split between affordable and market housing

Tenure Choices

Income required to access
housing in the tenure

Entry level single earner income for
lower quartile house (3.5 mortgage
multiplier)

£23,589

Income required to purchase LQ
property (assuming repayments <20%
of income)

£31,090

Income required for average private
rented property (average all
properties)

£33,917

Income required for average 2-bed
private rented property

£27,400

Income required for social rented
sector under same assumptions

£13,383

Proportionate Share of
emerging jobs

84%

16%

Source: GVA, 2010
6.67

Dividing the tenure choices in the table above into the classifications of market and
affordable produces the long-term estimate that market housing will need to
constitute 84% of the overall level of housing requirement forecast through the
analysis presented earlier in the section, with 16% of housing required to be
‘affordable’.

6.68

It is important to consider the proportions outlined in the table above as ‘pure’
estimates of tenure requirements if economic circumstances changed for all those
looking to enter the market for the first time. This represents an important long-term
context in considering the more detailed analysis of affordable housing need
undertaken in Section 7. It is important to note that these proportions are long-term
estimates, however, and should not be therefore compared or used instead of the
requirements for affordable housing to address housing need presented in Section 7.

6.69

In considering the long-term trend here, it is also important to recognise that one of
the key assumptions underpinning the economic-led moderated scenario of
household change is a significant reduction in the number of households classified as
economically inactive. If the city is successful in achieving this goal, assuming that a
proportion of these households obtain employment with a good level of income, this
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should mean a reduction in the requirement for non-market housing and by default
an increase in demand for market housing. This will require careful monitoring in the
future to understand in greater detail the impact of employment change on the
financial capacity of households.

Housing Requirements by Property Type / Size
6.70

This section presents a long-term projection of the types of housing likely to be
required to create a more sustainable balance within the housing market. Section 7
examines in detail the specific sizes of affordable housing required for those
households in need, as per the CLG Guidance (Output 7). The analysis within this
section goes beyond the scope of the CLG Guidance but provides headline analysis
of the types of housing required across all tenures over the longer-term. This takes into
account, for example, the changing household type profile presented earlier in the
section and the current expectations of different components of the housing market
set in the context of the existing stock, as analysed in Section 2.

6.71

In terms of the projected long-term changes to the profile of households, the following
key conclusions represent an important context to the likely type/size of housing
which will be required in the future:
•

A growth in absolute terms of households aged 35 – 59 and the sustaining of the
proportion that this household age group represents between 2008 and 2026. This
household age group represents the age-band most likely to represent families
and have at least one household member active in the labour market. This has an
impact both in terms of the size of the property required and also the importance
of functional links between home and employment; and

•

A significant growth in the number of single person households. Single person
households will include a broad range of different household types, including
young people forming a household for the first time. However, the significant
projected growth in households aged over 60+ clearly illustrates that a large
proportion of this increase in this household type will be single older person
households. Issues around proximity to services, mobility and the size of property
required are all clearly linked to this particular household grouping, an issue
examined in more detail in Section 8;
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The growth in single person households would point, in the longer-term, to a high level
of demand for smaller properties located in close proximity to key services and
transport networks. This starts to highlight the important role of the City Centre and
Waterfront area, an issue examined in more detail in Section 7.

6.73

Significantly though, in order for the economic aspirations of the Council to be met
and the underlying assumptions behind the economic-led moderated Household
Projection to be achieved, namely the aspiration to achieve a higher level of
containment within the city, the evidence suggests that demand will need to be
sustained by the development of additional family-sized housing. Current migration
flows out of the city, and indeed daily commuting flows, focus in a large part on
households seeking aspirational housing in good quality neighbourhood surroundings
including good schools and services. It is therefore important that the types of housing
required by current households in Liverpool are met in the future in the context of
improved neighbourhoods, and those residents that would otherwise chose to move
out and commute are captured and retained within the city.

6.74

The following analysis draws upon the findings of the primary household survey to
examine this issue in greater detail. For this analysis market housing is limited to owneroccupier properties, reflecting the aspiration of the Council in particular to improve
Liverpool’s offer in relation to this tenure type. A greater level of analysis of the role of
the private rented sector, in particular in meeting affordable needs, is provided in
Section 7.

6.75

The analysis draws upon key data sources to assess the balance between supply and
demand for market property by type:
•

Land Registry transaction data to illustrate the turnover of owner-occupier
property in a year. Data is representative of 2008/09 with this being the last full
years data;

•

Primary needs survey information around household formation and expectations.
The demand for market housing is estimated based upon a quantification of the
following groupings. It is important to note that the absolute levels of demand
should be treated with considerable caution as it is not possible to moderate the
actual number of moves which will occur, just identify potential moves based on
household expectations:
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•

Existing households planning to move into owner-occupied properties in the next
two years (irrespective of their current tenure);

•

Newly forming households expecting to form in the next two years, who based on
affordability testing are able to access the owner-occupier tenure; and

•

Households moving into Liverpool from outside the authority in the last two years,
(assumption to factor in migrating households) who have moved into an owneroccupied property.

6.76

The following table sets out the level of transactions of owner-occupier property over
2008/09, the proportions by type are included to benchmark relative levels of
movement. This clearly highlights the important role that flats have played in the
active market in recent years in Liverpool, an issue highlighted in Section 6. It also
highlights the scale of the terraced market, particularly in the Inner Core and the
Central Buffer.
Figure 6.12: Transactions by Property Type 2008/09
Transaction by Property Type
Detached

SemiDetached

Terraced

Central Buffer

35

166

459

157

Eastern Fringe

54

177

260

107

Inner Core

8

137

836

263

Southern Fringe

15

54

100

74

Suburban Core

111

385

195

113

Transactions - 2008/09

City Centre / Waterfront
Total Liverpool

Flat

2

4

5

413

225

923

1855

1127

Proportions of total transactions by area
Central Buffer

4%

20%

56%

19%

Eastern Fringe

9%

30%

43%

18%

Inner Core

1%

11%

67%

21%

Southern Fringe

6%

22%

41%

30%

Suburban Core

14%

48%

24%

14%

City Centre / Waterfront

0%

1%

1%

97%

Total Liverpool

5%

22%

45%

27%

Source: LAMP Team, LCC, 2010 / GVA, 2010
6.77

As noted above, demand is estimated from the responses obtained within the survey.
The following table provides the cumulative absolute levels of demand from the
different dynamic elements of the population identified in the survey, breaking down
their expectations by housing type. As noted above this absolute level of demand is
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only approximate as it is based upon households opinions and not actual recorded
movements. On this basis proportions are also presented.
Figure 6.13: Estimated Demand for Market Housing – Approximate Absolute Figures
Property Type (Census definitions)
Demand - Potential requirements (open
market housing)

Detached

Semidetached

Terrace

Flats

Central Buffer

130

511

547

0

Eastern Fringe

116

187

158

227

Inner Core

0

1086

371

689

Southern Fringe

0

31

5

9

Suburban Core

367

976

266

115

City Centre / Waterfront
Total Liverpool

0

47

156

573

613

2837

1503

1613

Demand proportioned by area
Central Buffer

11%

43%

46%

0%

Eastern Fringe

17%

27%

23%

33%

Inner Core

0%

51%

17%

32%

Southern Fringe

0%

68%

12%

20%

Suburban Core

21%

57%

15%

7%

City Centre / Waterfront

0%

6%

20%

74%

Total Liverpool

9%

43%

23%

25%

Source: Household, 2010 / GVA 2010
6.78

A significant amount of demand is recorded for semi-detached properties when
compared with the other property types. Flats and terraces record almost equal levels
of demand which, given the comparative difference in absolute stock terms, suggests
a higher requirement for flatted properties.

6.79

Interestingly, the level of demand recorded for detached properties is relatively low at
less than 10%. This is likely to be driven by a number of factors, including the current
economic climate outlined in Section 4 and the associated higher house prices
associated with these properties, as well as the relative undersupply of this property in
most sub-areas across Liverpool (as outlined in Section 3).

6.80

The following table compares the calculated proportions of supply and demand by
type. This does not reflect absolute levels of demand but provides a clear indication
of where particular property types are likely to be under increased pressure, and
therefore where new development is likely to be required to ensure a greater
balance in the future. A negative value implies a shortfall in current supply against
forecast short-term demand.
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Figure 6.14: Balance Between Proportionate Demand and Supply for Market (OwnerOccupier) Housing
Market Housing Supply vs Demand (Difference
between proportions)

Property Type (Census definitions)
SemiDetached
detached
Terrace

Flats

Central Buffer

-7%

-23%

10%

19%

Eastern Fringe

-8%

2%

21%

-15%

Inner Core

1%

-40%

50%

-11%

Southern Fringe

6%

-46%

29%

11%

Suburban Core

-7%

-9%

9%

7%

City Centre / Waterfront

0%

-5%

-19%

24%

Total Liverpool

-4%

-21%

22%

3%

Source: GVA, 2010
6.81

The analysis suggests a relative balance in proportionate terms in the flatted stock,
although there is considerable variance across the sub-areas. The supply of terraced
stock appears to exceed demand across the city, with this replicated in all of the subareas with the exception of the City Centre / Waterfront, where the supply of this
property type is likely to continue to be limited.

6.82

The greatest shortfall appears to be in terms of traditional family accommodation
represented by semi-detached properties. This trend is reflected in every sub-area,
with the exception of the Eastern Fringe where a relative balance appears to exist. In
terms of detached properties there also exists evidence to suggest a moderate
shortfall, although this is likely to have been tempered further by the economic and
financial climate at the time the research was undertaken.

6.83

Examining the relationship between the proportions of demand and supply provides a
good indication of the types of properties which should continue to be built in the
future. Examining the absolute numbers, whilst recognising the caveat noted above
to highlight the potential for an inflated level of demand for market housing driven by
households expectations, also provides further evidence of the trends noted above.
However, the balance between supply and demand for flatted properties appears to
suggest a continued requirement for properties of this type with the absolute gap
higher than that recorded for detached properties.

6.84

Taking the absolute shortfall and removing terraced housing properties, where there is
a recorded surplus, suggests that new housing should be split approximately between
the remaining three property types based on short-term demand:
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•

Detached 14%

•

Semi-detached – 69%

•

Flats / apartments – 17%

Liverpool Strategic Housing Market Assessment

As noted earlier in the sub-section, a continuing drop in household size is likely to result
in a greater requirement for smaller properties which are likely to include both flatted
and modern terraced properties. The requirement for properties by household size is
explored in more detail below using the 2010 household survey.

Demand by Household Size (Market Housing)
6.86

The relative need for affordable housing of different sizes is considered in detail within
Section 7. This sub-section uses the results of the 2010 household survey to explore the
relative demand for different sizes of market property across Liverpool.

6.87

The survey has been used to analyse the breakdown of the sizes of market sector
(owner occupied) property required by households currently residing within the
market sector, expecting to move home within the next two years.

6.88

The size requirements of households have been drawn out of the responses to the
primary household survey, following a similar process to assess the suitability of current
housing (bedroom standard approach – refer to Section 7 paras 7.23 -7.26). It is
important to note this analysis therefore looks at what is required and not what is
necessarily expected or aspired to by households.

6.89

The proportional split in the property size requirements of those households expecting
a move to market sector accommodation is shown below, subdivided by tenure.
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Figure 6.15: Proportional Split in the Size of Property Required (Market Sector)

Tenure Expectation

Number of Bedrooms Required (Bedroom Standard
calculation) 58
1
2
3
4+

Own outright

10%

12%

2%

4%

Own with mortgage or loan

30%

35%

6%

0%

Shared ownership

2%

0%

0%

0%

Shared equity

0%

0%

0%

0%

Liverpool Total

41%

47%

9%

4%

Source: Household Survey, 2010
6.90

The findings demonstrate a requirement for smaller properties of predominantly 1 and
2 bedrooms within the market sector in Liverpool, with the greatest demand for
owner-occupation with a mortgage or loan. In contrast, expectations of shared
ownership and shared equity properties are extremely limited – this is likely to be, at
least in part, a result of both the limitations in current available supply and the
marketing of such options.

6.91

There is also a demonstrable demand, albeit to a lesser extent, for larger family and
aspirational (3 and 4 bedroom) dwellings across Liverpool.

6.92

These proportions are likely to vary over the medium-long term and will require careful
monitoring. It is important to recognise that the results are likely to be shaped by the
way the market has operated over the last couple of years, with the overall number
of property transactions significantly suppressed. More affordable and smaller
properties will therefore, in the current lending context, present a more realistic option
whilst not necessarily representing an aspirational product.

6.93

The importance of delivering both family aspirational housing and smaller housing is
evident for Liverpool based on the analysis of both the survey and secondary data
sources.

58

Note: Figures subject to rounding
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Bringing the Evidence Together
6.94

The analysis and findings of the research presented in this section contribute towards
a number of the core outputs set out in the CLG Guidance. Section 9 pulls together
these findings under these outputs, however, a summary of the key points drawn out
through this section are set out below:
•

The importance of understanding the likely level of future household growth
across the city is particularly important in informing future policy development
and in ensuring that the provision of new housing matches demand. The
anticipated revocation of regional planning policy will mean that an evidenced
appreciation of this issue at a Local Authority level will have greater importance
for the emerging Local Development Framework.

•

The demand driven scenarios of projected household growth showed a potential
uplift in the number of households between 2008 and 2026, varying from almost
44,000 under the economic-led scenario to only 17,400 under the ONS 2006
projections. The supply-led projection identified that based on the occupation of
new dwellings delivered to the quantum potentially outlined in the SHLAA and a
re-occupancy of a proportion of currently vacant dwellings that household
numbers could grow by almost 48,000.

•

The evaluation of the different drivers underpinning these scenarios led to the
economic-led moderated scenario being selected as representing the most
realistic or probable trajectory of change. This showed an uplift in household
numbers of almost 26,000 households between 2008 and 2026, or just over 1,400
per annum.

•

Factoring in vacancy, demolitions and historic levels of completions, this
household growth projection was translated into a net dwelling requirement of
approximately 1,400 per annum and a gross requirement of 1,200 per annum.

•

The analysis of demand and supply factors at a sub-area level identified that
capacity issues could be faced in the city centre and the Eastern Fringe, based
on current supply estimates. A significant latent capacity to absorb additional
demand was identified in the Inner Core and the Waterfront areas, where
substantial potential for supply exists but historic levels of household growth have
been limited.
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Considering the changing nature of household composition implied by the
projections illustrated that the city is likely to see a continued growth in single
person households, with a significant increase in the number of households aged
over 60 also a key trend. This has implications for the types and sizes of property
which will be required in the future to meet household growth. A rising demand
for smaller properties based solely on the size of household is likely although if
Liverpool is to meet its ambition of retaining family households who would
otherwise migrate out of the city (linking to the conclusions around containment
in Section 5) then there will be a sustained demand to deliver additional family
housing across the city.

•

Looking over the long-term, changes in the economic occupation structure of the
city, as forecast through economic projections, is likely to have an impact on the
tenure of housing required. Contrasting current day income profiles against future
occupation change suggests that over the long-term 20% of new households will
require non-market housing. This does not take account of a backlog of need nor
the supply capacity of the existing stock and should not be contrasted or used to
inform affordable housing policy, but provides a useful indicator of the impact of
economic change on demand by tenure in the future.
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Meeting The Needs Of Households
The preceding sections have identified that, in terms of both the operation of the
current market and the future direction of travel projected, affordability issues are a
key factor for Liverpool. Whilst the city has a significant proportion of ‘affordable’
stock it is also defined by having a significant proportion of low income or nonworking households which require support in gaining entry to housing. A detailed
examination of the short-term level of households in affordable housing need is
therefore of importance for this research.
As set out in PPS3, housing need is defined as ‘the quantity of housing required for
households who are unable to access suitable housing without financial assistance’.
In line with the CLG Guidance this section assesses need under a series of stages, to
arrive at a short-term (five years) assessment of the level of need for affordable
housing across the city. These stages include; current need, future need and the
supply of affordable housing available.
The role of both intermediate and social rented tenures (both classified as
affordable) is explored in relation to the financial capacity of those households
identified as in need currently. Consideration is given to the role of the private
rented sector in meeting a proportion of the need identified going forward. This is
particularly important given the increasing size of this tenure and the conclusions of
the analysis in Section 4 in terms of the quality and distribution of stock spatially.
Calculations are made of the levels of current need within each of the sub-areas, in
order to enable comparisons to be made between areas and planning policies to
be tailored appropriately.
Research findings relate directly to:
•

Core Output 4: Estimate of households in housing need

•

Core Output 5: Estimate of future households requiring affordable housing

•

Core Output 6: Estimate of future households requiring market housing

•

Core Output 7: Estimate of the size of affordable housing required
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Addressing Housing Affordability and Need
7.1

Housing affordability has become a key issue nationally over recent years, driven by a
period of unprecedented house price growth. The ability of households to access
housing in which they aspire to live, and are indeed able to afford, is fundamental in
ensuring that the city’s stated housing objectives are achieved.

7.2

Nationally looking at demand by tenure, whilst housing supply has been falling, the
need for affordable housing has clearly increased. There are three core elements of
future need for affordable housing:
•

Backlog – There is a range or spectrum of ‘need’, from those in urgent need of
housing, to those who are living in overcrowded or substandard homes, and
those who would like social housing but are not in urgent need of re-housing.

•

Short-term need – Social housing need is likely to see a peak over the next few
years, as the recession impacts on the ability of households to access either
private rented accommodation or to service mortgages.

•

Long-term need – Demographics, housing market trends and employment
forecasts examined in the preceding section suggest that the overall demand for
housing will continue to be very strong and that based on the evolving market
currently, the share of requirement for affordable housing will grow.

7.3

The delivery of affordable housing represents a critical challenge in addressing
growing need nationally. However, it is not the only solution to ensuring that housing
meets the needs of households which cannot afford to purchase market housing. In
Liverpool’s case the situation is made more complex by the current tenure distribution
and the prevalence of large areas of market housing which, in market terms, have
‘affordable’ sales values.

Defining Affordable Housing Needs
7.4

‘Housing need’ refers to households who lack their own housing or live in unsuitable
housing and who cannot afford to meet their needs in the market. It is for those in
housing need (i.e. those who cannot meet their housing requirements in the private
sector) that the state needs to intervene in the market to ensure that all households
have access to suitable housing.
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Establishing an estimation of the level of current and future housing need ensures that
policy aimed at providing new affordable housing is responsive to the needs of
households within the authority.

7.6

PPS3 defines affordable housing as follows:
•

Affordable housing includes social rented and intermediate housing, provided to
specified eligible households whose needs are not met by the market. Affordable
housing should:

•

Meet the needs of eligible households including availability at a cost low enough
for them to afford, determined with regard to local incomes and house prices.

•

Include provision for the home to remain at an affordable price for future eligible
households, or, if these restrictions are lifted, for the subsidy to be recycled for
alternative affordable housing provision.

A “Triangulated Methodology” to Ascertain Housing Needs
7.7

The CLG SHMA: Practice Guidance Version 2 (August 2007) advocates an approach
to calculating housing needs which moves away from a purely primary survey based
approach to one which is based on secondary data sources.

7.8

However, the issues associated with taking a single approach to assessing housing
need in Liverpool have been demonstrated in recent years by the contrasting findings
of the Housing Needs Survey (2007) using primary data, and the research undertaken
for NewHeartlands using secondary data sources 59.

7.9

For the Liverpool LDF it is vitally important that the SHMA arrives at a definitive
statement on affordability to ensure a consistent narrative within strategy and policy.
To provide this, the approach to this study marries together the two approaches
(primary and secondary data and analysis) and through a process of a triangulation
of data sources arrives at a definitive position on housing need. The calculation of

59

Note: GVA undertook a stakeholder interview with NewHeartlands to understand the outputs of their research
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need and therefore definitive statement on affordability is presented in paragraph
7.17 to 7.75. Further analysis is then undertaken to apply sensitivities to this calculation,
factoring in, for example, the potential role of the private rented sector.
7.10

This hybrid methodology ‘the triangulated approach’ satisfies, and goes beyond, the
requirements of the CLG SHMA Guidance to include the following areas of analysis:
•

Review of secondary data – Collation and ‘cleansing’ of secondary data sources
in line with the CLG Guidance, including waiting list data and planned stock
intervention to produce a Secondary Housing Needs analysis.

•

Update of primary housing needs survey – Telephone survey to provide a
thorough update of the 2007 survey. This is used as a cross-check to ‘test’ the
secondary assessment findings whilst adding a further layer of detailed data; in
particular obtaining information on household aspirations, income profiles and
current levels of housing need (i.e. households in affordable housing or in
unsuitable housing tenures). The sample provides statistically robust findings at a
sub-area level of Liverpool, therefore allowing a detailed, and localised,
understanding of household needs and characteristics.

7.11

In assessing the findings of the assessment, comparison is made with the 2007 Housing
Needs Survey to understand how need has changed over recent years, and in
particular in light of the wider housing market changes outlined in Section 6.

The Housing Need Calculation – CLG Stepped Model
7.12

The model adopted is structured around three key stages which are consistent with
the CLG SHMA Guidance, and are used to assess the overall surplus or shortfall of
affordable housing. These are:

7.13

•

Existing Need

•

Newly-arising Need

•

Supply of Affordable Units

•

Total Housing Need (Net Annual)

To summarise the process, the estimated net annual level of housing need is
calculated through the assessment of the difference between the annual supply of
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affordable housing units and ‘need’ for them (arising from the backlog which has built
up and that which is expected to arise). A key feature of the model is that both need
and supply are considered in terms of annual flows. The final element of the analysis is
the identification of the Total Housing Need (Net Annual). The process is illustrated in a
flow diagram, presented overleaf.
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Figure 7.1: Housing Needs Calculation – Flow Diagram

Source: GVA, 2010
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The calculation of affordable housing need is therefore intended to provide a shortterm assessment to estimate the volume of affordable housing required on an annual
basis to meet need across a 5-year period. This conforms to the CLG SHMA
Guidance 60, which states:
‘Partnerships should avoid using a period of less than five years in which to meet
unmet current need. If a five-year period is used, this means that 20 per cent of
current unmet need should be addressed each year. The output of this should be an
annual quota of households who should have their needs addressed’.

Key Datasets informing the Housing Needs Calculation
7.15

A number of key datasets and sources are utilised to inform the housing needs
calculation. These are as follows:
•

Liverpool City Council ‘Property Pool’ housing register waiting list and lettings
information (detailed in Section 6)

•

Housing market information (detailed in Section 6) including:
1. Lower quartile house prices
2. Lower quartile market rental costs

•

2010 Primary Survey including:
1. Measures of overcrowded and concealed households and those living in
unsuitable accommodation
2. The capacity of households to afford open market housing through an
‘affordability test’ (see Step 1.4 of the needs calculation for details)
3. Estimates of the number of households newly forming, and currently formed,
who are likely to require affordable housing

60

SHMA Practice Guidance Version 2 (August 2007) CLG p.52
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4. The number of households in current need occupying existing affordable
housing stock in Liverpool
5. The prevalence of student households – notably to ensure their removal from
the housing needs calculation given their transient nature and limited
likelihood to be current applicants for, or recipients of, affordable housing
within Liverpool.
•

Other sources including:
1. Liverpool City Council data calculating the number of vacant social sector
dwellings (based on Council Tax records as at March 31st 2009) and the
committed forward supply on new affordable housing development.
2. The HSSA return calculating Liverpool’s annual supply of intermediate
affordable housing available for re-let or resale at sub market levels.
3. CACI and ASHE household income datasets to run as a ‘cross check’ on the
income analysis provided by the 2010 primary survey response data (detailed
in Section 6).
4. The new household formation projection calculated through establishing an
average annual level of household growth forecast through Scenario 4a
(Economic-led Moderated) assessed as the most realistic trajectory of
household growth (presented in Section 7). This was used to ‘cross-check’ the
primary survey response.

The Calculation of Need
7.16

The calculation of affordable housing need for Liverpool is contained within the
following model, and is presented to follow to the stepped process set out within the
CLG SHMA Guidance.

7.17

This represents the “triangulated assessment” of affordable housing need, drawing on
evidence obtained from both primary survey and secondary data sources. Details are
provided throughout the analysis of the inputs to each step as to the data source
used, any requirements to moderate data through a triangulation approach are set
out.
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Figure 7.2: Triangulated Housing Needs Assessment Model
Stage 1 – Current Housing Need (Gross Backlog)
Methodology / Source

Households

1.1 Number of Homeless
households and those in
temporary accommodation

Step

Homeless and or in temporary accommodation (prior
to allocation for housing). Excludes transfers.

155

1.2 Number of Overcrowding
and concealed households

Household Survey - Tested using 'Bedroom Standard'
Households living in unsuitable housing without an 'in
situ' solution and unable to afford access to private
sector housing.

1.3 Other Groups
1.4 Total current housing need
(gross) = 1.1 + 1.2 (+1.3)

1.1 + (1.2+1.3)

10,284
10,439

Stage 2 - Future Housing Need (Annual)
Step

Methodology / Source

2.1 Number of households
expecting member to form new
household in next two years

Households
4,083 (2,042
annualised0

2.2 Newly forming households in
need (annualised)

Household Survey
Household Survey - Newly forming households (in Step
2.1 annualised) who are unable to afford access to
private sector housing

2.3a Households moving in past
two years not forming in previous
move (existing households)
2.3b Existing households
transferring within affordable
housing

Household Survey – Existing households moving in
past 2 years
Household Survey - Households at 2.3a who moved
between social tenure properties These are excluded
at Stage 1.3

2.3c Existing households falling
into need (annualised)

Existing households at 2.3a unable to afford access to
private sector housing

2,000

2.4 Total newly arising need
(gross per year) = (2.2+ 2.3c)

(2.2+ 2.3c)

2,961

961

9,308

1,276

Stage 3 - Affordable Housing Supply (Annual)
Step

Methodology / Source

Households

3.1 Affordable dwellings
occupied by households in need

Figure relates to number of households identified in
Stage 1.3 which are transfers.

4,954

Vacant units required for use to bring vacancy in
social sector down to 3%.

891

3.3 Committed supply of new
affordable housing

Liverpool City Council – planning pipeline.

936

3.4 Units to be taken out of
management

Liverpool City Council – planning pipeline.

0

3.2 Surplus Stock
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3.5 Total affordable housing
stock available = 3.1 + 3.2 + 3.3 3.4
3.6 Annual supply of social re-lets
(last year net)
3.7 Annual supply of
intermediate affordable housing
available for re-let or resale at
sub market levels
3.8 Annual supply of affordable
housing = 3.6 + 3.7

3.1 + 3.2 + 3.3 - 3.4

6,781

Liverpool City Council waiting list data (figure
excludes transfers)

2,728

HSSA

106

3.6 + 3.7

2,834

Stage 4 - Total Housing Need (Net Annual)
Total net need = 1.4 - 3.5
Annual flow (20% of total net
need)
Net annual housing need = (2.4 +
Annual flow) - 3.8

1.4 - 3.5
20% of total net need (Assume five year period to
relieve backlog of need)

3,657

(2.4 + Annual flow) - 3.8

858

731

Source: GVA, 2010
7.18

The housing needs analysis indicates that Liverpool will be required to provide for a
net annual affordable housing need of approximately 858 dwellings per annum over
the next 5 years, in order both to clear the existing waiting list backlog and meet
future arising household need.

7.19

The CLG Guidance notes that the net annual need figure should be compared to the
estimate of total future annual change in total number of households, in order to
arrive at an estimate of market housing required in the future. Based upon this
calculation the implication is that there are 583 households per annum requiring
market housing (assuming an annual average growth in households of 1,441 –
economic-led moderated scenario, Section 6).

7.20

Significantly, further analysis is included within this section identifying the role of the
private rented sector in meeting the need for affordable housing. This analysis forms a
sensitivity test, illustrating the potential use of this tenure to meet need.

7.21

In addition, consideration is given as to the relative split between social housing and
intermediate products in meeting the level of need identified. It is important to note
that this calculation represents a short-term projection with the analysis in Section 7
providing a longer-term estimate of the relative split in tenure requirements.
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The following sub-sections explain the triangulation process by elaborating on the
source and the figures reached at each stage of the model, and explain the
rationale behind their use.

Stage 1: Existing Need (Gross Backlog)
7.23

Stage 1 considers the suitability of housing as well as households’ ability to afford
market housing, and also accounts for homeless households in arriving at a total
current need for affordable housing in Liverpool. This represents the ‘backlog’ of
households in need at present, and is termed ‘gross’ due to the capability of housing
supply to meet need being tested subsequently in Stage 3.
Step 1.1: Homeless Households & those in Temporary Accommodation

7.24

The CLG SHMA guidance requires that information on homeless households and those
in priority need who are currently housed in temporary accommodation should be
included within an assessment of backlog need. The scale of need from these types
of household can be calculated as a ‘snapshot’ utilising Liverpool City Council’s
Property Pool CBL System. This places the number of homeless households and those
households in temporary accommodation at 155.
Step 1.2: Overcrowded and Concealed Households

7.25

The number of, and degree to which, households are overcrowded is calculated by
utilising the ‘bedroom standard’, which is applied to all households sampled within the
2010 household survey. This process allocates a standard number of bedrooms to
each household, in accordance with its size, composition and relationships between
members.

7.26

Through applying this standard indicator of household occupation density, a separate
bedroom is allocated to each married or cohabiting couple, any other person aged
21 or over, each pair of adolescents aged 10 - 20 of the same sex, and each pair of
children under 10. Any unpaired person aged 10 - 20 is paired, if possible with a child
under 10 of the same sex, or, if that is not possible, he or she is given a separate
bedroom, as is any unpaired child under 10.

7.27

This standard is then compared with the actual number of bedrooms (including bedsitters) available for the sole use of the household, and differences (i.e. shortfall or
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surplus) are calculated. Analysis indicates that Liverpool currently contains 4,657
overcrowded households 61.
7.28

The number of concealed households is calculated through analysis of the number of
households that, within the 2010 household survey, declared that they share a
kitchen, bathroom or WC with another household (i.e. couples, people with children
and single adults over 25). The number of concealed households is therefore
estimated in Step 1.3 as a measure of unsuitability and is therefore excluded from Step
1.2 to avoid duplication.
Step 1.3: Other Groups

7.29

Within ‘other groups’ the analysis has included households sampled within the 2010
household survey considered to be in unsuitable accommodation based on meeting
at least one of the unsuitability factors, and where an in-situ solution is not identifiable,
in line with the CLG Guidance. The figures calculated during Step 1.1 to 1.3 are
summarised in the following figure:
Figure 7.3: ‘Other Groups’ in Unsuitable Housing
Category
Homeless households
or insecure tenure

Mismatch of housing
need and dwellings

Factor
Homeless households

2,327

Under real threat of notice / notice of
eviction/re-possession or lease ending

1,426

Overcrowded according to the 'bedroom
standard' model
Sharing a kitchen, bathroom or WC with
another household

Social needs

see Step 1.1

Accommodation too expensive

Too difficult to maintain

Dwelling amenities
and condition

No. Households

Households containing people with specific
needs living in unsuitable dwelling, which
cannot be made suitable in-situ
Lacking basic facilities bathroom/toilet/kitchen
Subject to major disrepair or unfitness
Harassment from others living in the vicinity
which cannot be resolved except through a
move

see Step 1.2
5,104
826

6,380
1,501
3,828

4,729

61 Note: The overcrowding figure utilised in the affordable housing need assessment is not directly comparable to
that presented in Section 4 due to rounding occurring during the survey weighting process.
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Source: 2010 Household Survey
7.30

It is important to note that households can display multiple unsuitability factors and
that the totalling of each of the categories does not therefore equate to the total
households within unsuitable housing.

7.31

Care has therefore been taken to avoid the double-counting of households with
those identified in previous steps, and in progressing to Step 1.4.
Step 1.4: Total Current Housing Need (gross) & Affordability

7.32

In calculating the total current housing need (gross) through Steps 1.1-1.3, it is
necessary to estimate the financial capacity of households to afford open market
(private sector) housing either to buy or rent.

7.33

This calculation is taken on households in need that demonstrated they wanted to
move and expected to remain in Liverpool, as identified through the 2010 household
survey (i.e. they will not offset their need).

7.34

Household’s financial capacity is calculated by generating an ‘affordability
threshold’, which takes into account a household’s income, equity and savings.
Household income is based on 3.5x gross annual income. The analysis underpinning
this approach is presented in Section 5.

7.35

Household’s financial capacity is then tested against lower quartile house prices 62
and calculation of property size requirements utilising the ‘bedroom standard’. This is
demonstrated through the following equation:
Lower quartile house price – ((gross household income*3.5) + (savings + equity))

7.36

Households were subsequently tested on their financial capacity to afford private
rental property, based on lower quartile rental prices as at March 2010 across
Liverpool. Spending on housing (mortgage / rent) is assumed to equate to a

62 Calculated through property transactions within Liverpool across the period April 2009 – March 2010 – see Section 6
for expanded analysis.
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maximum of 25% of household income per annum. This is demonstrated through the
following equation:
Lower quartile rental cost – ((gross household income*25%) + (savings + equity))
7.37

In summary, of the households identified during Stage 1, a total of 10,439 could not
afford to move in the open market.

7.38

When existing affordable housing need is considered at the housing sub-market scale
across Liverpool, it is evident that significant spatial variance in the level of current
housing need exists. This is illustrated in the following figure:
Figure 7.4: Current Housing Need – Liverpool Housing Sub-markets
50%
45%

44%

40%
34%

35%
30%
25%
20%
15%

10%

8%

10%

4%

5%

0%

0%
Central Buffer

Eastern Fringe

Inner Core

Southern Fringe

Suburban Core

City Centre /
Waterfront

Proportion of Liverpool's Current Housing Need

Source: 2010 Household Survey
7.39

The analysis indicates that the greatest proportion of current housing need is focused
within the Central Buffer sub-area (44%), followed by the Inner Core sub-area (34%).
The other sub-markets demonstrate relatively limited need in comparison. Given the
proximity of the Central Buffer and Inner Core to the City Centre / Waterfront subarea, this location provides an opportunity to meet this housing need given its
anticipated future housing supply role – as demonstrated in Section 3.

Stage 2: Future Housing Need (Net Annual)
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Assessing the level of newly-arising need is a critical element of ensuring that the
future development and restructuring of affordable housing within Liverpool meets
the needs of its population. Two principle categories of arising need are tested; the
number of newly-forming households unable to access open market housing, and the
number of existing households falling into housing need.
Step 2.1: New Household Formation (gross per year)

7.41

The estimate of new household formation is calculated based on the number of
households within the 2010 household survey reporting an expectation for one (or
more) members to move to form a new (additional) household in the next two years.

7.42

Such an approach represents a break with the 2007 HNS approach, which utilised
household formation trends from the previous two years (although this was also
tested, but excluded, from the 2010 analysis). This is due to the unprecedented
housing market conditions experienced since 2008, which have resulted in a severe
contraction of mortgage finance and products available (in particular to first-time
buyers) and have undermined buyer confidence, having significantly skewed
downwards the number of new households forming. An analysis that tested future
need on this basis would therefore potentially present a mis-representative picture.

7.43

To ensure that this was not the case, the excluded trend-based 2010 primary survey
result was cross checked against the new household formation figures, calculated
through establishing an average annual level of household growth forecast through
Scenario 4a (Economic-led Moderated) which is identified as the most realistic
trajectory of household change (presented in Section 7). This projected an average
household formation of 1,441 per annum between 2008 and 2026.

7.44

The estimate of newly forming households, based on formation expectations from the
2010 primary survey, was found to be elevated as a result of household’s predicted
release of pent-up demand for newly forming households to set up their own homes
over the next 2 years as the housing market, and wider economy, stabilised post
recession. As a result, the estimate uses the triangulation of data obtained from both
the primary housing survey and the most realistic projection of household growth
detailed in Section 7, and equates to 2,042 per annum (i.e 4,083 over 2 years – subject
to rounding). This process of triangulating data has required a professional judgement
to be made based on an assessment of the difference between the two data
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sources, with a middle ground sought in order to provide the most robust figure for
inclusion in the calculation.
Step 2.2: New Households Unable to Buy or Rent in the Market
7.45

The affordability test (as set out in Step 1.4) is applied to newly forming households
established at Step 2.1 (annualised), to measure their capability to access open
market housing in Liverpool. The survey estimates that 47% of newly forming
households are unable to access open market housing in Liverpool when subjected
to the same affordability test set out within paragraphs 7.32 – 7.36 in line with the CLG
Guidance. This equates to an annual estimate of future housing need arising from
newly forming households of 961 dwellings.

7.46

This does bear close relation to the 56% figure arising from the 2007 primary survey,
albeit the 2010 proportion is slightly lower. This improvement in affordability is likely to
be as a result of the reduction in house prices since the peak of the market cycle in
2007.

7.47

However, it is necessary that this is placed in the wider housing market context, which
has seen the tightening of mortgage lending criteria, and has impaired transactions –
particularly in the first-time buyer market. This is explored in greater detail in Section 5.
Note: Utilising 47% as the proportion of households unable to buy or rent in the
market constitutes a ‘policy off’ approach which does not take into account
Liverpool City Council’s aspirations to attract higher income households to reside
within the City.

Step 2.3: Existing Households Falling into Need
7.48

This step provides an estimate of the number of existing households who will fall into
housing need. Analysis uses the triangulation of primary and secondary data
obtained from both the 2010 household survey and through Property Pool social
housing re-let statistics. As per the CLG Guidance, this data is calculated from past
household trends – utilising households who have moved home within the last two
years (annualised). Households forming in their last move are excluded from the
analysis at this step to avoid duplication of Step 2.1. In addition, households moving
between affordable housing tenures are excluded from the analysis at this step as

May 2011 I gva.co.uk

211

Liverpool City Council

Liverpool Strategic Housing Market Assessment

their move would form a transfer and result in no change in the net supply / demand
of affordable stock.
7.49

The calculation undertaken at Stage 2 results in a gross annual future affordable
housing need of 2,961 dwellings in Liverpool.

Stage 3: Affordable Housing Supply
7.50

This stage ‘balances’ the demand analysis undertaken during Stages 1-2, against the
available supply of existing stock, and new affordable housing stock committed for
development, to meet housing needs.

7.51

7.52

The existing supply includes:
•

Affordable dwellings currently occupied by households in need

•

Surplus affordable housing stock (e.g. vacant dwellings)

The future supply includes:
•

Committed supply of new (additional) affordable dwellings

•

Social-rented properties coming available for re-let to new households
(annualised)

•

Intermediate properties coming available for re-let to new households
(annualised)

7.53

Affordable units to be taken out of management (i.e. removed from use) are
subtracted from the existing supply position.
Step 3.1 Affordable Dwellings Occupied by Households in Need

7.54

This step discounts the number of households already living in affordable housing from
the calculation of need, as the movement of such households from one affordable
home to another (to meet their needs) will have a nil net effect on the total
affordable homes needed (i.e. the affordable home vacated will be released to
accommodate another household).

7.55

The number of dwellings currently occupied by households in need is established
during Stage 1 and equates to 4,954 households.
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Step 3.2: Surplus Stock
7.56

This calculation is based upon Council Tax data recording the level of vacant social
rented units that could be brought back into use in a supply function, albeit
recognising that 3% vacancy is favourable to facilitate turnover as per the CLG
Guidance. Vacancy in Liverpool’s social rented stock is estimated to be 4.5% 63,
meaning that some 891 surplus dwellings need to be brought back into use to
maintain a healthy level of turnover.
Step 3.3: Committed Supply of New Affordable Units

7.57

This calculation utilises the number of new RSL/HA housing units to be developed plus
affordable units secured on private sector development, based on future funding
which has been secured. This data was sourced directly from Liverpool City Council
and equates to 936 dwellings.
Step 3.4: Units to be taken out of Management

7.58

This calculation has been set at zero for, despite a programme of demolitions being in
place within Liverpool, it is difficult to confirm the exact location and timescale for
affordable stock demolitions. Hence, setting this position to zero ensures that housing
need is not overstated, and provides a conservative position.
Step 3.5: Total Affordable Housing Stock Available

7.59

This step forms the calculation of Steps 3.1 to 3.4 to ascertain the total supply of
available social rented units, which can therefore be used to accommodate the
current housing need. This demonstrates that there are an estimated 6,781 properties
to offset current housing need.

63 Vacancy data provided by Liverpool City Council records and supply position estimated using CLG 2008/09 Live
Tables.
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Step 3.6: Future Annual Supply of Social Re-lets (net)
7.60

This step calculates the annual number of social re-lets (net), which therefore only
includes lettings to new tenants (to avoid double counting with the transfers counted
above) and represents the annual supply of affordable housing available to meet
annual future need and relieve any backlog created through a shortfall of capacity
identified. This is calculated from re-lets for the last year (2008/09) using Liverpool City
Council’s Property Pool data and equates to 2,728 dwellings.
Step 3.7: Future Annual Supply of Intermediate Affordable Housing

7.61

Due to the limited level of available stock in Liverpool, the annual supply of
intermediate affordable housing available for re-let or resale at sub market levels is
taken from the HSSA as 106 dwellings.
Step 3.8: Future Annual Supply of Affordable Housing Units

7.62

This step is the sum of Step 3.6 and 3.7. The total future supply is estimated to be 2,834
dwellings.

Step 4: Total Housing Need – A Shortfall or Surplus of Affordable
Housing?
7.63

To calculate net housing need the estimated stock of available affordable housing is
subtracted from the gross current need for affordable housing (Step 1.4 – Step 3.5).
This results in a net current need of 3,657 dwellings.

7.64

Following this, the net current need figure requires conversion to an annual flow,
which assumes that a period of five years is given to remove any backlog need. This
necessitates the net current need figure being divided by five, which provides an
annual flow of households requiring their housing needs to be addressed of 731.

7.65

The final element of the assessment is to add the total newly arising need (per annum)
to the annual flow of backlog households requiring their needs addressing (i.e. annual
need) and subtract from this the future annual supply of affordable housing. This
results in a total net annual housing need in Liverpool of 858 dwellings over a 5 year
time frame, in order to remove backlog housing need. The total annual net need
figure of 858 dwellings comprises 731 households (annual flow) plus a newly future
arising need (annual) of 127 households. Newly future arising need (annual) is the
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remaining residual calculated by subtracting the annual supply of affordable housing
(Step 3.8) from the total annual newly arising household need (Step 2.4).
7.66

This can be broken down into its constituent elements of:
•

Backlog need: 10,439 households

•

Newly arising need (newly forming households): 961 (per annum)

•

Newly arising need (existing households): 2,000 (per annum)

•

Total affordable housing stock available (current): 6,781 dwellings

•

Affordable housing supply (future): 2,834 dwellings (per annum)

•

Net current (backlog) affordable housing need: backlog need minus total
affordable housing stock (10,439 – 6,781 = 3,657)

•

Annual flow (to remove backlog over 5 years): Net current (backlog) affordable
housing need divided by 5 years timeframe (3,657 / 5 = 731)

•

Total net annual affordable housing need: Newly arising need added to the
annual flow of backlog need subtracting the annual affordable housing supply
(961 + 2,000 + 731 – 2,834 = 858)

Contrasting Housing Need over Recent Years
7.67

The level of total net annual affordable housing need in 2010 represents a reduction
from the level ascertained from the 2007 Housing Needs Assessment, which
calculated the level of net annual affordable housing need in Liverpool as 2,345.
Considering the comparable trends between the 2007 assessment and 2010
assessment, there are parallels in the calculated level of backlog need –
demonstrating consistency across this period. The deviation between the levels
ascertained in 2007 and 2010 is principally linked to the different levels of newly
forming household need (2,550 estimated annually in 2007 HNA). This difference is
likely to be driven in part by the significantly reduced levels of household mobility
within the housing market from 2008 to 2010 – an issue explained in detail within
Section 5.
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The Role of the Private Rented Sector
7.68

The definition of affordable housing set out within PPS3 excludes the private rented
sector from consideration as affordable housing within the housing needs assessment.

7.69

However, in reality the private rented sector, particularly when supported by Housing
Benefit payments, can be utilised as a supply-side substitute for affordable housing in
particular cases. The reasons for this are two-fold:
•

The provision of Housing Benefit payments to households can facilitate their
access to market housing – principally low-cost private rented accommodation,
as an alternative to social rented or intermediate property, which is in high
demand.

•

Some households are willing to pay over 25% of their gross income on their
rent/mortgage (the recommended threshold within the CLG SHMA Guidance) to
reside in the open market, despite the affordability test within the needs
assessment model indicating that they are in technical need of affordable
housing.

7.70

The prevalence of this position in Liverpool is supported by research conducted by
Nevin Leather Associates, Inner City Solutions and Peter Williams, into affordable
housing requirements within the city, on behalf of the NewHeartlands HMR
Pathfinder 64. The research, based on secondary data, concluded that the private
rented sector in the city was capable of contributing to the supply of affordable
housing.

7.71

The 2010 primary household survey provides an opportunity to estimate the current
role of the private rented sector in meeting affordable housing need by accounting
for two additional elements of supply exempt from the CLG SHMA Guidance housing
needs assessment, by definition. Figure 7.5 demonstrates the impact on the total net

64 Review of NLA, Inner City Solutions and Peter Williams report ‘Affordable housing requirements in NewHeartlands’
(June 2009)
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annual housing need in Liverpool if the above factors are taken into account
(demonstrating an amended version of Figure 7.2):
•

Firstly, the number of households moving to private rented accommodation over
the past 2 years that were found to be in technical need of affordable housing
(drawing on the 2010 household survey and using the affordability test) and that
have not indicated a need to move residence within the next two years (i.e. that
this is not causing them a problem) are subtracted (removed) from the gross
calculation of housing need. This is coded as Step 1.3b in Figure 7.5.

•

Secondly, the number of households moving to private rented accommodation
within the last year is added to the supply of affordable housing (drawing on the
2010 household survey). In Liverpool this equates to 150 households per annum.
This is coded as Step 3.7b in Figure 7.5.

Figure 7.5: Impact on the Total Net Annual Housing Need
Stage 1 - Current Housing Need (Gross Backlog)
Step
1.1 Number of Homeless
households and those in
temporary accommodation
1.2 Number of Overcrowding and
concealed households

1.3 Other Groups

Methodology / Source

Households

Homeless and or in temporary accommodation (prior
to allocation for housing). Excludes transfers.

155

Tested using 'Bedroom Standard'
Households living in unsuitable housing without an 'in
situ' solution subjected to affordability test. Excludes
transfers.

10,284

Accounting for the Role of the Private Rented Sector to Meet Housing Need - Households in 'technical
need' managing in PRS
1.3b Current households in
2.3c moving to PRS in last move and indicating not
technical need managing in PRS
requiring move in next 2 years
563
1.4 Total current housing need
(gross) = 1.1 + 1.2 (+1.3)

1.1 + 1.2 (+1.3) - 1.3b

9,876

Stage 2 - Future Housing Need (Net Annual)
Step
2.1 Number of households
expecting member to form new
household in next two years

Methodology / Source

Households

Household Survey

4083

2.2 Newly forming households in
need (annualised)

Newly forming households unable to afford access to
private sector housing

961

2.3a Households moving in past
two years not forming in previous
move (existing households)

Household Survey

9308
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2.3b Existing households
transferring within affordable
housing

Households at 2.3a who moved between social
tenure properties

1276

2.3c Existing households falling
into need (annualised)

Existing households at 2.3a unable to afford access to
private sector housing

2,000

2.4 Total newly arising need
(gross per year) = (2.2+ 2.3c) 2.3b

(2.2+ 2.3c) - 2.3b

2,961

Stage 3 - Affordable Housing Supply (Net Annual)
Step

Methodology / Source

Households

3.1 Affordable dwellings
occupied by households in need

Figure relates to number of households identified in
Stage 1.3 which are transfers

4,954

Vacant units required for use to bring vacancy in
social sector down to 3%.

891

3.3 Committed supply of new
affordable housing

Figures suggested by Council

936

3.4 Units to be taken out of
management

Figures suggested by Council

0

3.1 + 3.2 + 3.3 - 3.4

6,781

Figures suggested by Council (excludes transfers)

2,728

HSSA

106

3.2 Surplus Stock

3.5 Total affordable housing stock
available = 3.1 + 3.2 + 3.4 - 3.4
3.6 Annual supply of social re-lets
(last year net)
3.7 Annual supply of intermediate
affordable housing available for
re-let or resale at sub market
levels

Accounting for the Role of the Private Rented Sector to Meet Housing Need - Additional PRS Stock
Available Annually Meeting Housing Need
3.7b Turnover (PRS) on Housing
Benefit - add to supply

Last year

150

3.8 Annual supply of affordable
housing = 3.6 + 3.7

3.6 + 3.7 + 3.7b

2,984

Stage 4 - Total Housing Need (Net Annual)
Total net need = 1.4 - 3.5
Annual flow (20% of total net
need)
Net annual housing need = (2.4
+ Annual flow) - 3.8

1.4 - 3.5

3,094

20% of total net need (Assume five year period to
relieve backlog of need)

619

(2.4 + Annual flow) - 3.8

596

Source: Household Survey / GVA, 2010
7.72

The analysis indicates that, if the role of the private rented sector in Liverpool is
considered within the Housing Needs Assessment, Liverpool will be required to provide
for a reduced net annual affordable housing need of approximately 596 dwellings per
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annum over the next 5 years in order to both clear the existing waiting list backlog
and meet future arising household need.
7.73

If the private rented sector is used to absorb a proportion of need for affordable
housing as outlined above, the split between affordable and market housing required
annually is considerably altered. Using the annual change in the number of
households identified in Section 7, 1,441 per annum, 596 households would require
affordable housing annual and 845 households would require market housing.

7.74

Importantly, there are two points of caution when considering the role of the private
rented sector in meeting affordable housing need in Liverpool. These are as follows:
•

The amendments to the Housing Benefit system announced by the Coalition
Government within the Comprehensive Spending Review (CSR) on the 20th
October 2010 are expected to result in the capping of Housing Benefit available
per housing – an issue explored in more detail in Sections 3 and 6. This is likely to
reduce the number of households with subsidy able to afford market rents and
subsequently increase the level of gross need for affordable housing.

•

The condition of the existing housing stock within Liverpool’s private rented sector
varies considerably – an issue explored more fully in Section 4. This is a particular
problem in the areas of Liverpool with lower-cost private rented sector housing,
which is likely to be used as a substitute for those otherwise requiring affordable
housing. The level of non-decency raises the issue of whether significant elements
of the low-cost private rented sector stock in Liverpool is of a suitable quality to
act as a recognised supply substitute to the PPS3 definition of affordable housing
stock 65.

This assertion was supported by the findings of the ‘Affordable housing requirements in NewHeartlands’ (June 2009)
Review which, although highlighting the significant supply-side potential of the private rented stock in Liverpool for
meeting affordable housing need, referenced the downside supply risk associated with the quality of some of this
stock.

65
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Considering the Viability of Delivery
7.75

Alongside the housing needs assessment modelling, which demonstrates a need for
affordable housing delivery in Liverpool, PPS3 references the requirement for the
ability to deliver affordable housing to be considered in establishing housing policy.
The two evidence base mechanisms for determining the viability of housing delivery
are the Strategic Housing Land Availability Assessment (SHLAA), and an assessment of
the economic viability of delivering affordable housing on available sites as
established within the SHLAA.

7.76

The Liverpool SHLAA was completed in March 2010. As part of Stage 7 the SHLAA
tested the ‘achievability’ of a sample of 122 sites across Liverpool under a range of
affordable housing scenarios testing sites from a 0% affordable housing contribution to
a 40% affordable housing contribution. This analysis establishes that raising the
required contribution for affordable housing on sites in Liverpool from 0% upwards to
40% has an increasingly negative impact on the capability of sites to be brought
forward for housing in the short-term, resulting in a higher proportion of sites being
moved back for delivery towards the end of the 15 year supply trajectory in both
2013-2018 and 2018-2023.

7.77

The SHLAA analysis does not, however, constitute a full economic viability assessment.
It does not arrive at a concluding position on the volume and proportion of
affordable housing capable of delivery from the available land supply to inform
policy. This means it is not possible, at present, to cross reference and balance the
annual requirement for affordable housing (as established earlier within this section)
against the viability of available sites in Liverpool, to deliver an affordable housing
contribution.

7.78

Further analysis of the SHLAA is contained within Section 4.

Intermediate Housing
7.79

It is a strategic long-term objective of Liverpool City Council to increase the
proportion of open market housing within the city, moving towards regional and
national tenure trends, to develop a more balanced housing market at the authority
scale.
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Intermediate housing products can provide an important role in bridging the gap
between social renting and owner-occupation, allowing households to ‘staircase’
towards owner-occupation by renting alongside acquiring equity in their property.

7.81

The CLG SHMA Guidance cites that the number of households whose needs could be
met by intermediate affordable housing is likely to fluctuate, reflecting the changing
relationship between market rents, social rents and incomes, alongside the variance
in intermediate products available. It is important to note that the term ‘intermediate’
covers a broad range of products, with the following included within the wider
definition:
•

New build Homebuy

•

Open market Homebuy

•

Social Homebuy

•

Intermediate Rent

Affordability of Intermediate Dwellings
7.82

This section considers the potential role of intermediate housing in meeting affordable
housing need in Liverpool, through analysis of demand for intermediate products and
the relative affordability of intermediate products, utilising data from the 2010 housing
survey.

7.83

The 2010 primary survey provides an illustration of the income profile of households
currently in housing need in Liverpool 66. These households have been subjected to the
standard affordability test, which has verified that they do not have the financial
capacity to access open market housing within the city. The income profile is
provided in the following figure, and demonstrates a clear trend towards the lower
end of the income spectrum, with no household having a gross annual income
above £26,000. Moreover, 28% of households have an annual gross income of less
than £5,000.
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Figure 7.6: Gross Household Income (annual) of Households Currently in Housing
Need 67
18%
16%
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2%
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£20,001 £21,500

£17,001 £18,500

£15,501 £17,000

£14,001 £15,500

£11,001 £12,500

£9,501 £11,000

£8,001 £9,500
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£5,001 £6,500
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0%

Household Income (gross annual)

Source: 2010 Household Survey
7.84

The following table reviews what level of equity share (in an intermediate property)
could be afforded by existing households in need, with the upper limit of analysis
constrained by the lower quartile house price in Liverpool of £82,562 68. This concludes
that 42% of existing households in need, who could not afford open market housing,
could afford an equity share of £40,000; 28% could afford an equity share of £60,000
and 19% could afford an equity share of £70,000.

66

As calculated at Step 1.4 of the housing needs assessment model.

Note: Those households declining to state their income or who stated that they did not know have been excluded
from this analysis.
67

Price reflects analysis of transactions from April 2009 – March 2010 and is consistent with the values utilised
throughout this SHMA.

68
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Figure 7.7: Proportions of Households Currently in Housing Need Able to Afford Equity
Shares in Intermediate Tenure Housing

% affording equity share of:

Existing Households in Need (%)

£40,000

42%

£50,000

32%

£60,000

28%

£70,000

19%

£80,000

2%

Source: 2010 Household Survey
7.85

This analysis indicates therefore that approximately 28% of existing households in
affordable housing need could afford the equivalent of a 75% equity stake in a
property in Liverpool sold at approximately the lower quartile house price of £82,562.
Moreover, approximately 40% of existing households in affordable housing need
could afford the equivalent of a 50% equity stake in a property in Liverpool sold at the
lower quartile house price.

7.86

Overall, the evidence advocates the potential for intermediate dwellings to
contribute towards affordable housing provision across Liverpool for approximately
40% of households currently in affordable housing need 69. This does, however, have to
be balanced carefully with recognition that the majority (58%) of existing households
in affordable housing need could not afford a 50% equity share in a property. As a
result, these households are unlikely to be able to access intermediate tenure
products and will subsequently rely on the social rented sector (or low-cost private
rented homes) to meet their housing needs.

7.87

Furthermore, only 6% of households expecting to move home within the next two
years answered that they expected to move to an intermediate tenure property. This
suggests a limited awareness or affiliation with the tenure within the city at present,
which may be a result of the limited supply or a limited understanding of the
intermediate tenure products, mortgages and options on offer.

69

Based on affording a 50% equity stake
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When considering a suitable proportion of intermediate tenure dwellings to be sought
as an affordable housing contribution within policy, it is recommended that the
economic viability of delivery is also considered in line with the requirements of PPS3.

Need for affordable housing by different sizes of property
7.89

Core Output 7 of the CLG Guidance requires an estimate of the breakdown of the
sizes of property required by households identified in need of affordable housing. The
intention is to estimate the relative pressure on different property sizes. In particular this
analysis will help to further understand how policy should be structured to assist in
alleviating the current backlog of housing need, and provide a profile of affordable
housing which responds to the future need over the short-term.

7.90

In order to arrive at this estimate, the outputs of two key datasets have been
compared to produce an assessment of the proportional mis-match for each
property size in terms of demand (generated by households in need) and supply
(lettings of available property currently)
•

Lettings data by size of property sourced from the Property Pool waiting list data –
This excludes transfers and therefore represents lettings to new households. In line
with the overall needs calculation, waiting list data is used as it is considered to
represent a most robust source, particularly given the issues in mobility in the
housing market identified through the survey over the last couple of years;

•

Primary Needs Survey data – The size requirements of households classified as in
need of affordable housing, based upon the three elements identified below,
have been drawn out of the responses to the primary household survey, following
a similar process to assess the suitability of current housing (bedroom standards
approach);

•

Households in current need (Stage 1of the CLG calculation of need);
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•

Newly forming households who will be in need (Stage 2) 70; and

•

Existing households falling into need (Stage 2).

The following table presents the number of lettings by property size across Liverpool
and for each sub-area. It is clear in both absolute and proportional terms that 1 and 2
bed properties record considerably higher lettings than 3 and 4 bedroom properties.
In part this reflects the relative supply profile of stock across Liverpool (as analysed in
Section 4) but relative pace of turnover of these properties represents a more
significant driving factor. The make-up of households able to be accommodated in
these smaller properties enables greater transience, with 3 and 4 bedroom
households largely populated by families who due to, for example, school links are
more sedentary by nature.
Figure 7.8: Absolute and Proportional Distribution of Lettings by Property Size –
Liverpool and Sub-areas
Re-lets to new applicant households (i.e.
excluding transfers) - last 2 years (annualised)

Letting by Property Size
1 bed

2 bed

3 bed

4+ bed

Central Buffer

247

110

151

7

Eastern Fringe

66

94

177

6

Inner Core

432

601

280

28

Southern Fringe

82

73

95

7

Suburban Core

111

33

42

2

City Centre / Waterfront
Liverpool Total

76

30

5

1

1013

940

749

50

Proportions of total lettings
Central Buffer

48%

21%

29%

1%

Eastern Fringe

19%

27%

52%

2%

Inner Core

32%

45%

21%

2%

Southern Fringe

32%

28%

37%

3%
1%

Suburban Core

59%

17%

22%

City Centre / Waterfront

68%

27%

5%

0%

Liverpool Total

37%

34%

27%

2%

Source: Property Pool LCC, 2010 / GVA, 2010

70 Note: For the purpose of sub-area need households have been considered to generate need in the sub-area in
which they live. For newly-forming households their preference for where they would like to live is used. Preferences
were expressed in the broad areas of Liverpool City Centre & Waterfront / Inner areas and Suburbs and these have
been sub-divided into the sub-areas.
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In terms of demand the proportional split in the property size requirements of those
households classified in need (as defined above) is shown below. This includes all
households in current need and therefore proportions are presented rather than
absolutes, in order to avoid any assumptions around annual rate at which their needs
could be accommodated.
Figure 7.9: Proportional split in the size of property required by households in need
Number of Bedrooms Required (Bedroom
Standard calculation)
Households in Need

1

2

3

4+

Central Buffer

13%

21%

64%

3%

Eastern Fringe

32%

36%

14%

18%

Inner Core

18%

21%

39%

22%

Southern Fringe

0%

30%

65%

4%

Suburban Core

38%

38%

8%

16%

City Centre / Waterfront

47%

17%

29%

7%

Liverpool Total

23%

24%

42%

12%

Source: Household Survey, 2010
7.93

Figure 7.9 shows demand across all property sizes, with the level of demand / need for
3 bedroom properties recording the highest level across the city (42%). At a sub-area
level there are some obvious spatial distinctions which in part reflect the existing
profile of stock and households. For example, the City Centre / Waterfront records a
high level of demand for 1 bedroom properties which sits in contrast with, for
example, the Inner Core where demand is far greater for larger properties. In some
areas the levels of demand recorded appear to reflect shortfalls in the current supply,
for example there exists a relatively high backlog of need in the suburban core for
smaller sized properties.

7.94

The following table balances the proportions of supply and demand against one
another to identify areas of potential mis-match. A negative percentage implies a
shortfall in provision. It is important to note that whilst the proportions identify shortfalls,
a positive % does not necessarily mean a surplus of stock of a particular type. As the
demand profile shows, and the overall calculation of need identifies, there is a
substantial backlog of need across all property types, however, the varying pace and
number of lettings of different property sizes means that there is an imbalance in the
ability to address this backlog in the short-term.

May 2011 I gva.co.uk

226

Liverpool City Council

Liverpool Strategic Housing Market Assessment

Figure 7.10: Size of Affordable Properties - Balancing the Proportion of Demand
Against the Proportion of Supply
Number of Bedrooms Required (Bedroom
Standard calculation)
The balance between households in need and lettings
(proportions)

1

2

3

4+

Central Buffer

35%

1%

-34%

-2%

Eastern Fringe

-12%

-9%

38%

-17%

Inner Core

14%

24%

-18%

-20%

Southern Fringe

32%

-2%

-28%

-2%

Suburban Core

21%

-21%

14%

-15%

City Centre / Waterfront

21%

10%

-24%

-7%

Liverpool Total

14%

11%

-14%

-10%

Source: GVA, 2010
7.95

Contrasting supply and demand clearly illustrates that a shortfall exists in larger 3 and
4 bedroom properties across the city. The shortage of these property types is having a
disproportionate effect on the city’s ability to address its backlog of housing need
and to meet the needs of new households in the future. The high levels of turnover in 1
and 2 bedroom properties indicates that this stock is better able to meet, at a city
level, the levels of need existing and likely to be generated over the short-term.

7.96

Despite these city-wide conclusions it is also clear that there are sub-area
discrepancies. Whilst the city as a whole appears to have a relative balance of 2bedroom properties, the suburban areas record a shortfall in supply, which if local
needs are to be met represents a challenge.

7.97

A shortfall of large 4+ bedroom properties exists across all of the sub-areas, however,
this is most pronounced in the Inner Core. In terms of 3 bedroom stock, shortfalls exist
across all of the sub-areas with the exception of the Eastern Fringe and to a lesser
extent the suburban core. This reflects the nature of stock in these areas with the
Eastern Fringe in particular characterised by the large suburban character social
housing estates built in the last century.

Bringing the Evidence Together
7.98

This section has focussed on assessing the level of need for affordable housing over
the next five years. Analysis has been undertaken using a range of data sources
following the CLG Guidance process for calculating need.
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The findings of this section directly relate to a number of the core outputs set out in
the CLG Guidance and these are presented in Section 9. A number of key findings
are however, presented below in bringing the evidence and analysis together from
this section:
•

The housing needs analysis indicates that Liverpool will be required to provide for
a net annual affordable housing need of approximately 858 dwellings per annum
over the next five years in order to both clear the existing waiting list backlog and
meet future arising household need. This represents a reduction from the level of
need calculated through the previous 2007 study.

•

The backlog of need, as shown in Figure 7.2, is a significant component with over
10,000 households included in this step of the calculation. However, the low
income profile of the city and high levels of worklessness also drives a notable
future need generated by newly forming households and existing households. The
supply of stock to absorb demand is relatively high, although turnover is
understood to have reduced as a result of a fall in mobility.

•

The role of the private rented sector is not factored into the above calculations.
Emerging policy and strategy from Government suggests that this tenure will play
an increasing role in meeting need. The analysis suggests that the private rented
sector could have a significant impact in reducing the annual affordable housing
need with the additional supply potentially reducing the figure to 596 dwellings
per annum over the next five years. This is on the basis that the private rented
sector could absorb approximately 150 households classified as in need per
annum, as well as accommodating over 560 households who are classified as
being in current need (i.e. from the ‘backlog’).

•

The analysis suggests that intermediate products could play an important role in
improving housing choice and addressing an element of housing need. The
potential is identified for this affordable tenure type to accommodate
approximately 40% of households currently in housing need. Significantly though
this tenure does not, at the moment, represent a tenure of choice as evidenced
in the lack of awareness of residents of Liverpool of this product, based on the
results of the household survey.

•

In terms of demand by property size the analysis shows the highest level of
demand / need for 3 bedroom properties across the city. When the existing
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supply of stock is factored in it is clear that across the city a shortfall exists for
larger 3 and 4 bedroom affordable properties. The shortage of these property
types is having a disproportionate effect on the city’s ability to address its backlog
of housing need, and to meet the needs of new households in the future. The high
levels of turnover in 1 and 2 bedroom properties indicates that this stock is better
able to meet, at a city level, the levels of need existing and likely to be generated
over the short-term.
•

When looking at the balance between supply and demand for different sizes of
affordable housing at a sub-area level, there are however, some clear
distinctions. For example, the suburban areas record a shortfall in supply of 2bedroom properties reflecting the lack of supply of this house type in the area.
The Inner Core area records the highest level of imbalance in terms of larger
properties, which again reflects the dominance of smaller housing stock in this
sub-area despite the interventions to date of the HMR programme.
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Housing Requirements Of Specific Groups
The final section of analysis within the SHMA focuses upon the housing
requirements of specific groups. The intention in this section is to draw together
existing research already produced by LCC and their partners, with the outputs
of the SHMA analysis including in particular the findings of the 2010 primary
housing survey.
Alongside short analysis sections on a number of the specific groups noted in
the CLG Guidance, the analysis process highlighted a number of groups within
the housing market which have either been disproportionately affected by the
recent shocks to the economy and housing market or are likely to represent
particularly dynamics components in the future. This section includes
consideration of these market groups in greater detail, including the City Centre
and Waterfront market area and economically vulnerable households.
Research findings relate directly to:
Core Output 8: Estimate of household groups who have particular housing
requirements e.g. families, older people, key workers, black and minority ethnic
groups, disabled people, young people etc.

8.1

The analysis presented within the preceding sections has set out the projected
direction of travel for the housing market over the plan period, to help inform the
development of planning policy and housing strategy.

8.2

This analysis has clearly highlighted that the demographic and economic profile of
the city is likely to change over this period, with the active housing market reacting to,
and in part feeding back into, these changes. Different parts of the wider housing
market will be affected by these changes in different ways.

8.3

This section selects out a number of specific groups either considered to have specific
housing requirements which need to be carefully considered now and in the future
within Liverpool or considered to represent groups which are likely to represent a
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particularly dynamic part of this changing profile. The CLG SHMA Guidance (2007)
recognises that the SHMA does not need to assess every group in detail and indeed
Liverpool City Council has already conducted a significant amount of analysis and
research around a number of the core groups identified for potential consideration
within the CLG Guidance. Moreover, such groups do not necessarily align with the
CLG defined criteria of housing need as set within Section 8, although specific policy
or service provision requirements should be informed by an understanding of the
requirements of groups with specific housing requirements represented within the city.
8.4

Through consideration of analysis presented in preceding sections, as well as through
detailed discussion with Liverpool City Council, the SHMA examines the following
specific groups pertinent to the city, in greater detail within this section:
•

Older Persons – this particular group is projected to grow strongly nationally, and
Liverpool is no exception. Older person households exhibit particular requirements
and needs that require consideration by Liverpool City Council in developing
housing strategy. It is therefore critical that the housing requirements of this group
are understood. The findings of research undertaken by Liverpool City Council to
inform the Older Persons Strategy are summarised in this section, alongside
presentation of analysis of the projected growth in older person households
drawing on the household projections set out in Section 6. Key results from the
2010 household survey conducted as part of the SHMA are also presented, to
provide a detailed profile of need for this household grouping;

•

Black and Minority Ethnic (BME) Groups – the City Council is currently in the
process of undertaking a separate detailed piece of research into this specific
group and therefore the analysis in this SHMA is kept relatively light-touch, using
the 2010 household survey findings to present key areas of analysis relating to
demographics and housing;

•

City Centre / Waterfront residential market – whilst not a specific group,
additional analysis is presented for this specific market area given the importance
of its dynamic change over recent years and the role it plays in the city’s wider
supply and demand trends (as identified throughout the SHMA). The analysis
includes a focus on the projected changes to household age groups alongside
the findings of the targeted focus group on this market. For context, the findings
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of the 2008 research into the City Centre undertaken for Liverpool City Council
are included;
•

Households with support and special needs – analysis is undertaken of responses
to the 2010 household survey, alongside the findings of a number of the focus
groups, to present a full picture of the level of needs of households covered in this
group as well as wider challenges and issues; and

•

Economically vulnerable households – the SHMA analysis has identified that a
large proportion of households have suffered worsening economic conditions as
a result of the recession. This has had an impact on the ability of those households
which are economically most vulnerable to exercise choice in the housing
market, emphasised by the quantum of households in need, identified in Section
7. This section draws upon the findings of a specifically targeted focus group, to
explore the issues facing this specific group in greater detail.

8.5

Analysis within this section draws on a range of sources of information, including the
following:
•

The 2010 primary household survey – the survey includes a wealth of information
around the aspirations and expectations of households which can be split in
terms of their age profile and type. In addition, the survey provides an invaluable
source of data for identifying the proportion of households with specific support
needs;

•

Housing projection data – the projections of household change set out in Section
6 provide an important steer regarding the likely change in the types and age
profile of households over the medium-longer term. This provides an important
context for planning to meet the specific identified needs of particular household
groups including, for example, older person households;

•

Focus Groups – a series of four focus groups were held as part of the SHMA
research. These focus groups presented a forum for more detailed qualitative
discussions with key housing groups, to understand their needs and explore in
greater detail specific issues which had emerged from the analysis. The four focus
groups, held as part of the research, targeted gaining an in-depth qualitative
understanding of the following groups and topics within Liverpool:
•

Waterfront / City Centre housing market;
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•

Disabilities / accessibility issues and associated housing requirements;

•

Mental health and other related support needs; and

•

Economically vulnerable households.

Older Persons
8.6

PPS 3 recognises the need to provide housing for older people as part of achieving a
good mix of housing, in the context of an ageing society. The household projections
presented in Section 6 have clearly illustrated that the national trend will also manifest
itself in Liverpool with the household profile in 2026 including a significantly greater
proportion of older person households than currently represented today. This is
illustrated through the following chart drawn from the Household Growth scenario
considered as most realistic, as presented in Section 6.
Figure 8.1: Projected Change in Older Person Households – Quantum and Type of
Household
Economic-led moderated Scenario - Households aged 60+
80000
70000

Households

60000
50000
40000
30000
20000
10000
0
2008 2009 2010 2011 2012 2013 2014 2015 2016 2017 2018 2019 2020 2021 2022 2023 2024 2025 2026
Couple

Lone parent

Other multi-person

One person

Source: GVA / Edge Analytics, 2010
8.7

Liverpool City Council, in 2009, commissioned Peter Fletcher Associates (PFA), in
partnership with Arc4, to carry out a comprehensive survey of the housing needs of
older people across Liverpool. The findings of this survey and research were used to
develop an Older People’s Housing Strategy, based on the key principles established
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in the national strategy Lifetime Homes; Lifetime Neighbourhoods – a National
Strategy for Housing in an Ageing Society (CLG/DH/DWP, 2008).
8.8

Overall the research gathered information from approximately 3,000 older people in
Liverpool, from a range of backgrounds and geographical areas of the city. The
emerging messages from this consultation are directly referenced below 71:
•

A majority of older people like where they live and want to be supported to
remain there.

•

However, moving to a better area is one of the most important reasons for
considering moving.

•

Awareness of some services is very limited, as well as how to access them. There is
also a concern that once you are in the “system” navigation between services
can be difficult.

•

Financial matters are a cause of concern both in terms of maintaining a home
and having to pay for services or care in the future.

•

Access to information is important so that people can make informed decisions
and for some, particularly disabled groups, the way information is provided is also
important. There is a need for different responses between the generations, for
example very few people over 75 would use the internet but high proportions of
those 50 to 64 would.

•

Support with domestic tasks figures prominently, and there is a need for practical
services to help maintain independence.

•

When asked where they would prefer to move to few people would choose
sheltered housing or residential care, but of those who think they might move in
the next 5 years significantly more would consider sheltered housing or Extra Care.
More could be done to promote a positive image of sheltered housing.

71

Note: these are taken directly from the conclusion of Section 3 of the Older Person Housing Strategy, LCC, 2009
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A two bedroom bungalow is by far the most popular choice for people who want
to move. This reflects the views of older people nationally as well as in Liverpool.
However there are only a limited number of this type of property available and
due to the current financial climate it is unlikely that there will be the opportunity
to significantly improve this position. Modern sheltered housing was also identified
as a popular choice.

•

Location was identified as an important issue, and access to amenities such as
transport and shops should be a key consideration in future developments.

•

There is a need for a range of housing options that include outright purchase and
shared ownership. Ideally this choice should be available across all areas but in
practice the first aim would be to make it available across the city.

•

There needs to be provision made within the range of specialist housing for older
people with special needs, such as those with dementia or older people with a
learning disability.

8.9

The importance of ensuring linkages between housing strategy, regeneration and
planning function is identified as a key recommendation of the strategy. The strategy
identifies the need for explicit planning policies in relation to both general needs and
specialist housing. On this basis it identified that the LDF provides a good opportunity
to build older people into the next phase of planning guidance, including a number
of key elements:
•

A need to diversify open market provision-out right purchase / leasehold across
the city;

•

Non specialist 2 bedroom flats and bungalows across all areas meeting Lifetime
home standards – for rent and sale -- are needed; and

•
8.10

Link to solving severe under-occupation (3 beds and more) and regeneration.

The findings of the 2010 household survey conducted as part of the SHMA are used to
validate these conclusions and further enhance the evidence base supporting the
need to ensure that, through the better use of existing stock and new development,
older persons housing needs are met.
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Findings of the 2010 SHMA household survey
8.11

The 2010 household survey included a representative response of older persons
households, the responses from which have been analysed below. For the purposes of
the analysis, older persons are defined as those persons over the state pension
eligibility age at the time of the 2010 housing survey, of 65 for men and 60 for women.

8.12

The following figure demonstrates the breakdown of households into older persons
only, non-older persons only and households with both older and non-older persons 72.
Almost one quarter of households in Liverpool contain only older persons (24.2%). This
has increased slightly since the 2007 household survey (23.5%).
Figure 8.2: Older Persons Households

Household Age Category
Households without older persons
Households with both older and non-older
persons
Households with older persons only
Households declining to provide age
information
Total

Number of Households
131,335
17,339
48,707
4,209
201,590

% of Liverpool Households
65.1%
8.6%
24.2%
2.1%
100%

Source: 2010 Household Survey
8.13

Understanding the current tenure and size of older person households sets an
important context for understanding their current interaction with the housing market.
The following figure presents the current property tenure of older person households.

72 Note: the total figure does not equate to the overall household number for Liverpool, as a number of households
surveyed declined to include their age details. To ensure validity their ages have not been interpolated.
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Figure 8.3: Older Persons Households Tenure
Household Age Group

Other
households

% of Older
persons only
households

% of Liverpool
households
with only
older persons

16,807

20,828

34.5%

8.5%

3,872

65,180

7.9%

2.0%

Older persons
only
households

Own outright
Own with mortgage or loan

Household Tenure

Intermediate

936

956

1.9%

0.5%

Rented from Housing Association

19,748

37,272

40.5%

10.0%

Private Rented
Total (minus those households not
providing age)

7,345

24,438

15.1%

3.7%

48,707

148,674

100.0%

24.7%

Source: 2010 Household Survey
8.14

Older person only households are most concentrated within owner-occupied tenure
(42%), with 34.5% of such households owning their property outright. A high proportion
of older person only households (40.5%) also reside within the social rented sector.

8.15

The following figure considers older person only households by their size of property.
Figure 8.4: Older Persons Households Accommodation Size

Household Age Category
Studio / Bedsit

% of older person households

% of non only older person
households

0.2%

0.0%

1 Bedrooms

12.8%

6.6%

2 Bedrooms

33.0%

23.0%

3 Bedrooms

48.7%

55.6%

4 + Bedrooms

5.4%

14.7%

100.0%

100.0%

Total

Source: 2010 Household Survey
8.16

Older person only households are more likely than non-older person only households
to be residing in smaller bedsit, one and two bedroom properties. However, in excess
of 50% of only older-person households reside in 3 or 4+ bedroom homes. Given the
likelihood that few only older person households contain more than two older persons
in total, this demonstrates potential for reducing under-occupation – particularly
given the prevalence of only older person households in social sector homes.

8.17

Moreover, the analysis in Section 6 clearly highlighted the significant forecast increase
in single person households, a notable proportion of which are forecast to be made
up of older person households. As identified in the LCC Older Persons Strategy it is
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clear that the current spread of older persons in different sizes of property evidences
an element of under-occupation. Ensuring an adequate supply of smaller, 2-bedroom
properties, based on the requirements noted through the LCC survey, will be critical in
the future.
8.18

In considering suitable locations for developing additional stock, it is important to take
a broad perspective of the expectations of persons aged 60+. Clearly there is a need
for sheltered accommodation across all areas, but some sub-areas could offer
advantages in terms of proximity to services and transport networks for those older
persons households without specific needs.

8.19

The City Centre and Waterfront area, with its prevalence of flatted properties, could
offer an important capacity if the product and environment was suitably tailored. This
was identified as an important conclusion within the City Centre & Waterfront focus
group, with the Waterfront area in particular identified as starting to house an
increasingly diverse community including so called ‘empty-nesters’. As noted
previously however, the quality of the individual units and blocks of flats is key, as is
the management. Increased size standards are important to enable mobility and a
down-sizing from family-sized accommodation. This issue is re-visited in the sub-section
on this market area later in the section.
Support Requirements & Property Adaptations

8.20

The forecast growth in older person households, alongside the high proportion that
reside in the private sector, implies that there will be an increase in the requirement
for support and property adaptations to enable older person households to continue
to live independently.

8.21

The following figures summarise the support and adaptations requirements of older
person households, which they state they do not have at present.
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Figure 8.5: Older Persons Households Support & Adaptations Requirements

Support Service / Adaptations
Lift/Stair lift

Older persons only
households
2,233

Older persons only
households (%)
20.0%

Extra handrails

1,932

17.3%

Other alterations to improve accessibility

2,839

25.4%

Downstairs toilet

1,801

16.1%

Low level shower unit

5,226

46.8%

Other alterations to the bathroom/toilet

2,219

19.9%

Alterations to the kitchen

1,723

15.4%

Emergency alarm

2,815

25.2%

Car parking space near to front door of home

1,732

15.5%

More support services to your present home

950

8.5%

Support managing finances

816

7.3%

Help maintaining home

4,082

36.6%

Total

11,163

100.0%

Source: 2010 Household Survey
8.22

In total 11,163 older person only households in Liverpool identified one or more
adaptations or support service requirements to meet their needs. Of these households
46.8% require the installation of a low-level shower tray, 36.6% require assistance
maintaining their homes, and over 25% would need the fitting of an emergency
alarm.

8.23

It is clear from the findings of the survey that there are substantial support needs
which need to be addressed in relation to the current older persons household
population. As recognised throughout this analysis these needs will continue to grow
as the demographic grows, and ensuring a proactive approach to the provision of
suitable stock, as set out in the Older Persons Housing Strategy, is an important
component of achieving this aim.

Black and Minority Ethnic (BME) Groups
8.24

Demographic profiles estimate that in mid 2007 (ONS mid-year estimates) 8.5% of
people in Liverpool were from a BME group, this compares with an 11.7% average for
England. The largest BME ethnic group in Liverpool is the Chinese community,
followed by Black/Black British then Asian/Asian British ethnic groups. This sub-section
focuses on providing a short profile of the current housing characteristics of Black and
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Minority Ethnic (BME) groups across Liverpool, using the results of the 2010 primary
needs survey.
8.25

The City Council commissioned in early 2010 a specific piece of research into this
group, the findings of which were not available in advance of the production of the
SHMA report. This study, titled ‘Liverpool, Race, Housing and Community Cohesion’, is
intended to brief a detailed assessment of the BME community’s housing needs and
aspirations, including an examination of the levels of satisfaction with their current
housing situation. The research includes a detailed survey element, the results of this
should be considered alongside the findings of the Household survey summarised
below.

8.26

The 2010 primary household survey gathered information to establish the ethnic group
of the respondent (taken to represent the head of household) for each household
sampled within the survey. The survey analysis indicated the following ethnic
breakdown of BME households in Liverpool:
Figure 8.6: BME Household Ethnic Composition

% of total Liverpool Households

0.9%
0.8%
0.7%
0.6%
0.5%
0.4%
0.3%
0.2%
0.1%

Other

Chinese

Black Other

African

Caribbean

Asian Other

Bangladeshi

Pakistani

Indian

Mixed Other

White and
Asian

White and
Black African

White and
Black
Caribbean

0.0%

Ethnic Compostion

Source: 2010 Household Survey
8.27

This identifies a slightly different ethnic distribution by specific group than noted
through the official statistics with African households registering as the ethnic group
with the largest number of households followed closely by the Chinese ethnic group. It
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is important to note that this is based on the head of household and not a total
population count.
8.28

The following figure illustrates the tenure distribution of households in Liverpool by
ethnic composition, including both white and B&ME ethnicities.
Figure 8.7: Household Ethnic Composition by Property Tenure
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8.29

This shows significant variance between the different ethnic groups. A number of
ethnic groups, including Black Other, Chinese, Mixed Other and Other all record high
representation in the private rented sector. White and Black Caribbean, African,
White and Black African and Asian Other all record high propensities for occupation
of social rented housing.

8.30

Financial capacity is clearly a key determinant on the ability of households to exercise
choice in the housing market (as demonstrated through Sections 6 and 8). The
following table compares the income and savings levels of ethnic groups in Liverpool
to understand relative variance and benchmarking against the average.

May 2011 I gva.co.uk

241

Liverpool Strategic Housing Market Assessment

Liverpool City Council

Figure 8.8: Income Levels of BME Households
45.0%
40.0%
35.0%
30.0%
25.0%

White
BME

20.0%
15.0%
10.0%
5.0%
.0%
£0 - £11,000

£11,001 - £20,000

£20,001 - £36,000

£36,001 - £47,000

£47,001+

Source: 2010 Household Survey
Figure 8.9: Savings Levels of BME Households

80.0%
70.0%
60.0%
50.0%
White

40.0%

BME

30.0%
20.0%
10.0%
.0%
In debt (negative
savings)

None

£0 to £5,000

£5,001 - £10,000

£10,001 - £50,000

£50,001+

Source: 2010 Household Survey
8.31

The results of the household survey suggest that there is a significantly higher BME
household representation in the lower gross annual income bands when compared
with white households. For example, 61.5% of BME households have an income of less
than or equal to £20,000, whereas the proportion of white households with the same
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income profile is 57%. BME households have a higher representation than white
households in the middle-income bands, with 25.2% of BME households having an
income of £21,000-£36,000, compared to just 22.9% of white households.
8.32

However, BME households have limited representation in the higher income ranges in
Liverpool. In total, 20.1% of white households have a gross annual income exceeding
£36,000, yet only 13.3% of BME households are within this upper income range.

8.33

Consideration of savings levels is important, as it has a strong bearing on household’s
capacity to access mortgage finance in order to enter owner-occupation. The survey
results demonstrate that BME households hold very little savings, with 4.3% of
households indicating they had negative savings and were in debt, compared to
3.3% of white households. Moreover, a further 75.6% of BME households had no
savings, compared to 68.2% of white households. Only 2.9% of BME households had
savings exceeding £5,000, compared to 11.2% of white households. This suggests that
BME households would struggle to generate a sufficient deposit to gain mortgage
finance to access owner occupation in Liverpool.

The City Centre and Waterfront residential market
8.34

The City Centre and the Waterfront area have been identified, throughout the
analysis, as having an important role to play in the operation of the housing market in
Liverpool in the future. Key findings which have been identified for the sub area
include:
•

Levels of development and the impact on the city’s population – The analysis of
completions in Section 3 (Figure 3.4) clearly illustrated the scale of change with
the City Centre seeing an additional 4,500 new dwellings between 2003 and
2008. In turn this has had a significant impact on the population residing within the
City Centre, with the analysis in Section 5 suggesting that the City’s Centre’s
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population now stood at over 19,000 people, with many of these in single person
households 73.
•

Sustained projected growth in households – the analysis in Section 6 identified
that, based on past trends and through a number of economic assumptions, the
City Centre was projected to continue to grow over the plan period leading the
increase in households forecast across the city. This includes a substantial
projected growth in the number of households with a head of household of aged
15 – 34 up until around 2016, a key market segment attracted traditionally to City
Centre products; this is illustrated in the following chart.

Figure 8.10: Projected number of households with a head of household aged 15 – 34
Economic-led moderated Scenario - 15 to 34 Households
60000

50000

Households

40000

30000

20000

10000

0
2008 2009 2010 2011 2012 2013 2014 2015 2016 2017 2018 2019 2020 2021 2022 2023 2024 2025 2026
Couple

Lone parent

Other multi-person

One person

Source: GVA / Edge Analytics, 2010

73 Other estimates of the City Centre population have been produced – with City Residential estimating figure to be
in the region of 23,000 inhabitants. The growth of the City Centre population will need to be carefully monitored in
the future as set within the SHMA monitoring framework.
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Contribution towards attracting and retaining higher-earning households – the
product in the City Centre has clearly attracted students and graduates to locate
and remain in the city. In order to achieve the economic objectives of the city
this will continue to be critical in the future and will require a sustained inmigration of people from surrounding areas, further elevating the population of
the city and in particular its working age component.

•

Future capacity – the City Centre and Waterfront also represent a significant
proportion of the future capacity for dwellings, therefore suggesting a sustained
impact on the overall housing market going forward. In total the two sub-areas
are anticipated to be able to deliver approximately 20,000 additional dwellings
over the next 15 years, with this predominantly made up of flatted developments.

•

Housing need – whilst a large proportion of the properties which have come
forward in the City Centre have been relatively exclusive high value or high rental
apartments, the analysis of need also identified that there existed a relatively high
level of backlog need which will need to be addressed. Importantly, the analysis
of need by size of property, whilst identifying that the high levels of turnover of 1
and 2 bedroom properties across the city was able to absorb short-term future
need, showed that there would continue to be a high demand for affordable
properties of this size which the City-Centre and Waterfront is obviously well
placed to provide. Indeed, the longer-term projections of tenure requirements
identified that increases in low value occupations would continue to drive a need
for affordable housing, with the City Centre offering an attractive prospect for
reduced commuting costs to the large numbers of lower value service sector jobs
forecast to be produced.

•

Sustained demand for flatted properties – the long-term estimates of the demand
for different property types in Section 6 showed that whilst the flatted market is
currently relatively balanced at the moment, continued trends of falling
household sizes and issues around affordability would be likely to lead to a
sustained requirement for smaller properties.

8.35

These key findings clearly represent an important evidence base from which to
develop policy. These findings should also be considered alongside the findings of the
detailed market update of the City Centre conducted in 2008, which looked at the
operation of the market in greater detail. A summary of the key messages emerging
from the study are set out in the box over the page.
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City Centre Housing Market Research
In 2008 GVA conducted a detailed market update of the City Centre in Liverpool. This
research included analysis of both supply and demand factors, as well as a detailed
soft-market testing exercise with house builders, developers and agents. A number of
important findings and recommendations emerged from the research which provides
an important foundation from which the subsequent analysis in the SHMA has built:
•

The City Centre has matured as a residential market. From what started as a
market that was focused on catering (successfully) for the requirements of a
burgeoning student market, the City Centre has evolved to appeal to a
range of households. The student residential market still performs an
important function, however the City Centre has evolved in to a much
more “balanced” market place that appeals to a wider cross section of
households.

•

With a broadening of resident appeal has come mixed tenure blocks of
residential properties, which in turn has started to cause management
concerns and conflicts.

•

Recent evidence also denotes that the City Centre has matured to an
extent whereby consumers are drawing their own distinctions about the
quality and desirability of different areas. For example the Waterfront is
highly regarded and to some extent considered to be resilient to the wider
trends in the market place.

•

The supply of new homes in the City Centre has been skewed almost
exclusively towards 1 and 2 bedroom stock. There are notable concerns
that such a large stock of small properties only caters for a small sub-section
of households. Further, there are concerns that the space standards
associated with many developments are not conducive to long-term
occupation of properties, and therefore their sustainability.
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The focus group targeted directly at understanding the current and future role of this
sub-area identified a number of important findings which expand and provide
greater context to the key conclusions reached above:
•

The Waterfront has a unique appeal to households looking to downsize / benefit
from proximity to the City Centre offer;

•

Security, in terms of both the property and the surroundings, represents a key issue
alongside ensuring a sense of privacy. It was noted that whilst issues remained
there had been a substantial improvement in the quality of the environment as a
result of investment both on the waterfront and in the City Centre. This had served
to create a real sense of vibrancy in the area;

•

Quality of dwellings and buildings remained a key issue. It was noted that there
were variable standards in terms of the final build of properties, and the finishes.
Ensuring a strong sense of quality was key to ensuring that the market area
retained its unique identify. In the longer-term the quality of the management of
buildings was critical and still remained an issue (identified in the City Centre 2008
study);

•

Consideration needs to be given to how to ensure that there were distinctions in
terms of the types of market being catered for in different parts of the City Centre
and particularly the waterfront. High levels of private renting meant a high level of
transience. Whilst this is clearly a need and appropriate in many areas, it was
important that some areas, for example the Waterfront, could be encouraged to
develop as more settled communities, either through owner-occupation or
continental style long-term tenancies. There was a concern that the saturation of
increasing numbers of low-value rental properties would undermine stronger
areas and that it was important to make a distinction between different areas in
the sub-market;

•

A greater choice of properties was required to enable a more sustainable mix of
households and to ensure that residents could move within the market area as
their circumstances changed. It was noted that the area had increasingly
become host to an increasingly diverse community and that this should continue
to be encouraged, with the availability of a broader range of property types and
tenures key to this; and
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Continuing to attract a population into the City Centre and Waterfront will
provide the required critical mass to support services and the sense of belonging
to a neighbourhood.

8.37

In summary, careful planning will be required to ensure that the growth of the City
Centre is maintained and encouraged in a sustainable way. The capacity of the subarea for future growth will ensure that it will continue to play an important role in the
future in meeting the city’s demand and need, as well as continuing to attract in new
economically active households from other parts of the city-region and beyond.

8.38

Continuing to encourage a mix of types and tenures of property will ensure the
development of an increasingly mixed and sustainable community, supported by
services and strong access to employment opportunities.

Households with Support and Special Needs
8.39

Understanding the broad number of households with support and special needs, and
the breadth of their individual challenges, is important in ensuring that there is an
understanding of where and how much purpose-built or adapted housing is required.

8.40

There is no one single data source which enables a thorough assessment to be made
of the scale of the issues. This analysis draws from a range of data sources and
approaches to compile as thorough a picture as possible. The following sources of
information have been used:
•

The outputs of the primary household survey – Analysis is undertaken of
households, identifying specific support needs which are not being met currently;

•

Focus groups – Two focus groups were held to look specifically at issues
associated with disabilities / accessibility and mental health, and other related
support needs;

•

Existing research prepared by LCC – The findings of a bespoke study into the
needs of households with a child with Special Educational Needs is presented to
signpost the issues identified through the research.
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Analysis from the 2010 Household Survey
8.41

The 2010 household survey enables the identification of households with specific
support needs. In total, 39,221 households in Liverpool indicated that they contained
at least one household member with one or more support / special needs. This
equates to 19.5% of all households within Liverpool. This is demonstrated in the
following figure.
Figure 8.11: Households with Support / Special Needs
Type of Household Support Need

Support Need
Medical Condition

Number of
Households

% Households
with a Support
Need

% of All Liverpool
Households
11.5%

23,209

59.2%

Physical disability

17,350

44.2%

8.6%

Frail Elderly

5,642

14.4%

2.8%

Learning difficulty

2,879

7.3%

1.4%

Mental health problem

7,198

18.4%

3.6%

Sensory disability

4,052

10.3%

2.0%

Drug or alcohol

178

0.5%

0.1%

Other/Personal issues

966

2.5%

0.5%

39,221

100%

19.5%

Total

Source: 2010 Household Survey
8.42

The household survey analysis indicates that households with a ‘medical condition’
are the largest group, consisting of 23,209 households and representing 11.5% of
Liverpool’s total households. This is followed by ‘physical disability’, which includes
17,350 households and represents 8.6% of households in Liverpool.

8.43

The following figure presents households with support / special needs by their
household tenure. This suggests that the greatest proportion of households with such
needs are currently residing within the social sector (45.8%) and households with ‘frail
elderly’ support needs are the most prevalent in this sector (60.7%). The majority of
households with ‘drug or alcohol’ support needs are situated within owneroccupation – representing 75.8% of households with such needs. The private rented
sector accounts for 18.6% of households registering a special or support need, and
contains a concentration of households with ‘mental health problem’ support needs –
representing the tenure of residence for 32.1% of households with such needs in
Liverpool.
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Figure 8.12: Household Tenure of Households with Support / Special Needs
Household Tenure of Households with Support / Special Needs
Own
outright

Own with
mortgage or
loan

Intermediate

Rented from
Housing
Association

Private
Rented

Medical Condition

15.0%

Total

15.6%

1.2%

48.3%

19.2%

100.0%

Physical disability

15.6%

Frail Elderly

14.9%

0.4%

47.4%

21.0%

100.0%

Learning difficulty
Mental health
problem
Sensory disability

28.9%

5.0%

0.0%

60.7%

3.5%

100.0%

8.9%

41.6%

0.0%

49.4%

0.0%

100.0%

12.5%

21.0%

2.1%

32.4%

32.1%

100.0%

12.6%

19.1%

0.0%

47.7%

19.0%

100.0%

Drug or alcohol

35.9%

39.9%

0.0%

24.2%

0.0%

100.0%

Other/Personal issues

2.1%

42.8%

0.0%

55.1%

0.0%

100.0%

Total

15.6%

18.8%

0.7%

45.8%

18.6%

100.0%

Support Need

Source: 2010 Household Survey
8.44

Households with a member with special or support needs were asked whether they
required improvements to their home or additional support services, which they did
not already have. The responses are presented in the following figure.
Figure 8.13: Households with Support / Special Needs Requirements for Support
Services and Adaptations

More support services to present home

1,766

Support managing finances

3,046

Alterations to the kitchen

3,417

Other alterations to improve accessibility

3,447
3,769

Car parking space near to front door of home
Other alterations to the bathroom/toilet

4,362
4,716

Extra handrails
Emergency alarm

5,353

Dow nstairs toilet

6,097
6,383

Lift/Stair lift
Low level show er unit

8,813
9,513

Help maintaining home
-

1,000

2,000

3,000

4,000

5,000
6,000
Households

7,000

8,000

9,000

10,000

Source: 2010 Household Survey
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The results suggest requirements for a wide range of adaptations and support services
in Liverpool. In total, 23,334 households registered a requirement for one or more
adaptations or support services, which equates to 58.9% of all households
demonstrating a support or special need. The most prevalent support needs were for
assistance in maintaining the home (24.3% of households with support/special need),
the installation of a low-level shower unit (22.5% of households with support/special
need) and a lift / stair-lift (16.3% of households with support/special need).

Focus Groups – Emerging Messages
8.46

In order to build upon the quantified evidence collected through the survey two
focus groups were held. The key emerging points from these two focus groups are set
out below.
Disabilities / Accessibility Issues – Housing Needs
•

There were concerns that the current development and planning process was
not delivering sufficient numbers of dwellings which were going to contribute to
meeting long-term needs i.e. they were not sufficiently flexible.

•

It was noted that national guidelines had been published which strengthened the
importance of ensuring disability needs are considered early in the point of design
regardless of tenure. However, to date it was felt that their was a lack of
consultation from developers and house builders.

•

A notable lack of stock suitable for meeting the needs of young disabled
households was identified. This has a significant impact on the ability of
households to live independently, having an impact on their future opportunities
and choices.

•

It was felt that attendees at the focus group did not have full knowledge of
alternative housing tenures available to them e.g. different intermediate
products. Whilst it was appreciated that many of these options were led by the
private sector, it was considered important that information was made available
to this specific group in order to ensure that they were informed regarding future
housing choices.
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•

A number of recommendations were raised regarding the better use of existing
stock, particularly stock managed by social housing providers. These included the
following:
•

A more efficient system was required to deliver minor adaptations in a
timely manner. This would have a significant impact on the quality of life of
attendees. Key areas where improvements could be made to the system
include cutting through some of the bureaucracy and ensuring more
rapid access to an assessment by occupational therapists.

•

The allocation of stock and resources to adapt properties should involve
less intrusive questions. It was felt that information could be obtained and
conveyed in a more sensitive manner, reflecting the specific
circumstances of individuals.

•

The waiting list process requires improvement to speed up the allocation
process. It was felt that greater transparency around decisions was
required to assist households to understand why allocations are made and
how that will reflect their own circumstances.

Mental health and other related support needs
•

Of central concern to attendees was the perceived difficulty in gaining access to
suitable accommodation. A number of reasons were identified as underpinning
this challenge:
•

A high level of demand for accommodation manifested in lengthy waiting
lists.

•

A perception that the process of allocating households to
accommodation through the waiting list was insufficiently transparent and
complicated.

•

Shortage of good quality providers of suitable accommodation and a
lack of long-term tenancy agreements.

•

The existing stock available was perceived to include a lot of poor quality
stock which was insufficiently tailored to meet requirements. In large part
this was as a result of the lack of new stock which had been built in recent
years, with old stock making up the vast majority of supply. Critically there
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were recognised issues with adapting this older stock to meet current
needs.
•

The central issue of a lack of well managed stock was identified as driving
households into stock owned by ‘rogue landlords’ in the private rented sector.
These landlords did not have a mandate or responsibility to ensure properties met
the specific needs of individuals and could impact in a negative manner on their
quality of life.

•

Moving house for individuals classified in this grouping can represent a particularly
traumatic experience. Additional support and assistance was therefore
considered important, with the group particularly unlikely to have the confidence
to voice their concerns or fears.

•

Finally there was a concern within the group that recent budget announcements
would have a significant impact on addressing the concerns and issues raised
through the focus group. This was likely to compound the issue further leading to
an even more constrained supply position.

Housing Needs of Parents and Carers of a Disabled Child or Child with
Special Education Needs
8.47

In 2010 Liverpool City Council commissioned a piece of bespoke research looking at
the housing needs of households with children with support needs. A survey was
mailed out to 860 parents and carers with a response of 154 achieved which was
boosted through face-to-face interviews to 200. Key findings emerging from the
research are set out below:
•

One in four felt the physical health of household members was suffering because
of the state of the home. This increased to two in five among those living in
properties rented from private landlords or LMH;

•

One in three felt the current layout of their home did not address their needs;

•

One in seven of those renting from private landlords stated their home lacked
basic facilities. In addition, those under threat of eviction were more likely to live in
a property rented from a private landlord;

•

One in three stated that they need to move to a different home with this rising to
three in four for those living in private rented accommodation;
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One in three felt a move could be avoided if their home was adapted to meet
their family’s needs – the main adaptations being an extra bedroom, accessible
bathroom and soundproofing; and

•

In terms of housing policy, the two highest ranked requirements were: a wider
range of homes to be made available to meet the needs of children, young
people and families, and, housing policy to prioritise he needs of families with SEN
and/or disability.

Economically vulnerable households
8.48

The impact of economic change has featured heavily throughout the analysis in the
SHMA, reflecting the context in which the research has been completed. The impact
of the recession on households employment status, and by association their financial
capacity, has clearly had an impact on the operation of the housing market. In
particular the following key findings have been identified:
•

A notable reduction in activity in the market including mobility between tenures.
This has been linked to a range of factors, including tightening lending criteria,
house price falls and economic uncertainty associated with employment.
Alongside a reduction in households purchasing property, there has also been a
reduction in the number of households moving out of social rented property,
creating a significant backlog and pressure on housing across Liverpool but with
high concentrations where stock turnover is lowest, including the suburban areas;

•

The reduction in levels of worklessness is a key assumption in the household growth
scenario, selected as considered to be most realistic in Section 6. Successfully
achieving this goal will require both job generation and a concerted effort to
ensure a better match of skills in the labour force of Liverpool with opportunities.
An important part of this will be ensuring that housing to meet households needs is
available, either in close proximity to employment opportunities or easily
accessible by a variety of transport options; and

•

Low incomes associated with either economic inactivity or reduced wages
continue to be a defining characteristic of the city. This reduces the housing
choice which households are able to exercise-creating a high level of need to be
met either through affordable housing or the private rented stock, as identified in
Section 7. The quality of stock and its suitability becomes a key consideration here
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with the quality of stock in particular in the inner areas, where stock of this type is
most plentiful, registering as a continuing issue particularly in the private rented
sector (Section 3.0).

Analysis from the 2010 Household Survey
8.49

The 2010 household survey provides a number of indicators of economic vulnerability
that allow a locally-specific understanding of the issues currently being faced by
households in Liverpool, and generates a depth of understanding of the potential for
households to be adversely affected by changes in their economic, housing or
income circumstances.

8.50

The measure of unsuitable housing, as displayed in Figure 7.2 in Section 7, provides an
indicator of households in severe risk of being forced to move home due to being
under real threat of notice, notice of eviction, repossession or their lease ending
imminently. In Liverpool the 2010 household survey suggests this represents 1,426
households; the equivalent to 0.7% of households across the city.

8.51

Given the proposed Government reforms to housing benefit (HB), it is likely a number
of households in receipt of public subsidy will experience alterations to the amount
they are entitled to receive. This may mean some households having to find further
funds to support their housing costs, with the implication that this will be drawn from
income for overall living costs. The 2010 household survey indicates that 28.2% of
households in Liverpool are in receipt of either HB or income support (IS), or both, in
order to meet their housing and living costs. Of those households, the majority are
renting in the social sector (68.4%), private rented sector (19.9%), with 11.1% in owneroccupation. This is presented in the following figure:
Figure 8.14: Liverpool Households in Receipt of Housing Benefit / Income Support

Household Tenure of Households with in Receipt of Housing Benefit / Income Support

Intermediate

Rented
from
Housing
Association

Private
Rented

Own outright

Own with
mortgage or
loan

Liverpool

2,481

3,828

292

38,889

11,337

56,827

Liverpool (%)

4.4%

6.7%

0.5%

68.4%

19.9%

100.0%

In receipt of
HB/IS

Total

Source: 2010 Household Survey
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8.52

Of those households claiming HB and/or IS, 1.4% are in debt and a further 67.7% have
no savings, which places them at particular risk of adverse impacts associated with
future economic change. It is also possible to ascertain the proportion of the
household income households claiming HB/IS are spending on housing costs – with
the CLG SHMA Guidance (2007) recommending households spending 25% of their
income as a sustainable upper level. The 2010 household survey suggests that
households who claim HB/IS are skewed towards spending a high proportion of their
income on their rent or mortgage. Notably, 29.7% of households claiming these
benefits spend in excess of 50% of their household income on housing costs. In
contrast, just 3.7% of households not claiming these benefits spent over 50% of their
household income on rent/mortgage costs. This is presented in the following figure:
Figure 8.15: Liverpool Households – Proportion of Income Spent on Rent / Mortgage
Liverpool Households - Proportion of Income Spent on Rent / Mortgage

50%+

Don't know
/ preferred
not to say

Total

17.3%

29.7%

19.1%

100%

14.5%

3.7%

14.2%

100%

0%

0.01% to
24.99%

25% to
49.99%

Yes

19.3%

14.5%

No

26.9%

40.7%

In receipt of HB/IS

Source: 2010 Household Survey
8.53

The PSHC Survey (2010) also provided an assessment of the number of households in
private sector housing classed as economically vulnerable 74. The research found that
over 35,400 private sector households (22.7%) are economically vulnerable, a
proportion which is considerably above the national average for private housing
(17.4% in 2008/09). Rates of economic vulnerability were identified as being higher in
the private-rented sector (26.7%, in pre-1919 housing) and in the terraced housing
sector (30.5%). This has an implication in terms of spatial concentrations with the Inner
Core containing high concentrations of these property types and tenures.

8.54

In terms of household composition the PSHCS also identified that family households
(with children) and elderly households contained higher proportions of households

74 Note: PSHCS notes that within Decent Homes (Decent Homes guidance - June 2006) households are classified as
economically vulnerable if they are in receipt of at least one of the principal means tested or disability related
benefits.
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classified as economically vulnerable. This highlights, as per the section above on
older person households, the vulnerabilities of this particular demographic grouping.
In addition ethnic minority households from a mixed or black/black British origin also
showed higher levels of economic vulnerability.
8.55

A targeted focus group was subsequently held to assess the key issues facing those
more economically vulnerable households in greater detail, to add context to the
challenges and issues identified above which face Liverpool now and will continue to
be an issue in the future.

8.56

A summary of the key messages emerging from this group are included below:
•

Maintaining local connections is very important to households. There was a strong
feeling that it was important that local needs could be met in the locality to
ensure that family networks were maintained. Currently issues around the
affordability of property and the availability of affordable stock meant that
people were having to move to find housing.

•

The split between the north and south of Liverpool was an important context for
households, with people tending not to move across unless they had no choice.
The different market prices in these areas were also an important factor in mobility
terms.

•

For households with the lowest incomes, in some areas demand from students
and private landlords has increased rents. The impact of this increased pressure is
difficulty in finding accommodation close to employment. The highest demand is
found in the most attractive areas with good transport connections, or in close
proximity to employment opportunities.

•

A significant number of participants identified that they had come into financial
difficulties as a result of housing costs over the last year or so. It was felt that the
assistance available was not well sign-posted and slow to react to circumstances
which changed quickly.

•

Long waiting lists for social rented properties were forcing households, particularly
young emerging households, into the private rented sector. In a number of cases
there were concerns about the quality of stock in this tenure, at least for
properties where rents were low enough to gain access. It was often felt that
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these properties were concentrated in areas with particularly challenging social
environments which impacted on the health of individuals.
•

It was felt that well designed affordable housing in areas of high demand were
required to address current challenges. This should be directed at ensuring that
young households who are seeking employment are able to remain in the city
and find appropriate housing solutions.

Bringing the Evidence Together
8.57

This section has focussed on assessing the housing requirements of specific groups.
The intention in this section has been to draw together existing research already
produced by LCC and their partners with the outputs of the SHMA analysis including,
in particular, the findings of the 2010 primary household survey.

8.58

The findings of this section directly relate to core output 8 set out in the CLG
Guidance and these are presented in Section 9. The analysis has drawn out a number
of specific groups either considered to have specific housing requirements, which
need to be carefully considered now and in the future, or considered to represent
groups which are likely to represent a particularly dynamic part of this changing
profile.

8.59

A number of key findings are, however, presented below in bringing the evidence
and analysis together from this section:
•

Older Persons – the demographic projections all project an increasing number of
older person households, with 13,000 additional older person households under
the economic-led moderated household growth scenario between 2008 and
2026, with this age grouping representing 33% of all households in 2026. A survey
of the housing needs of older persons conducted independently from this
research identified a need for non-specialist 2 bedroom flats across all areas and
a need to diversify open market provision-out right purchase/ leasehold across
the city. The issue of under-occupancy of housing by older person households
was also identified as a key challenge which has the potential to assist the
mobility of the market for other groupings if resolved. The 2010 household survey
identified a significant requirement for support services and adaptations within
older person households. The installation of low-level access shower trays, support
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assistance in maintaining their homes, and the fitting of emergency alarms were
stated as the most frequent need.
•

Black and Minority Ethnic Groups – the City Council is currently in the process of
undertaking a detailed piece of research into this specific group. The analysis of
the 2010 household survey suggests specific challenges around access to owneroccupier tenures resulting from low incomes and savings, however, the findings of
the LCC research will provide a greater depth of analysis of this issue and other
related housing needs.

•

City Centre / Waterfront residential market – the City Centre and Waterfront have
clearly played a significant role in the changing nature of Liverpool’s housing
market over recent years. The two areas collectively have contributed a
significant proportion of overall new development and have become home to a
sizeable new community. This role is set to continue in the longer-term with a
substantial proportion of future capacity still remaining in these areas, set
alongside the projections of a growth in single person households and in
particular those aged 15 - 34. Discussions held within the focus group, coupled
with specific City Centre research conducted in 2008, highlight the importance of
managing this growth and the balance of tenures and types of property within
the market. In particular; increasing the choice of properties available, and the
leaseholds, will help to continue to develop communities rather than transient
populations, with the Waterfront serving as a good example of where this is
starting to occur.

•

Households with support and special needs – meeting specific support and
special needs remains an important priority of the Council. The analysis identifies
that these groups form an important component of the overall market but that
their needs are diverse in their nature. The 2010 household survey identified those
with a ‘medical condition’ as the largest group with a support need in Liverpool,
followed by those with a ‘physical disability’. The greatest proportion of
households with support needs reside within the social rented sector at 45.8%. The
capacity of social rented stock, given the length of waiting lists and the suitability
of existing stock, poses a challenge. Focus group discussion indicated that
residents were concerned about the range and supply of adapted or adaptable
homes, with the flexibility to meet the needs of households with support or special
requirements. This was noted as a particular issue for young people, who are

May 2011 I gva.co.uk

259

Liverpool City Council

Liverpool Strategic Housing Market Assessment

looking to move into their own home and live independently. Critically, however,
it was identified that the careful management of private stock and in particular
the private rented sector is required if this continues to be used to absorb
demand.
•

Economically vulnerable households – the SHMA analysis identified that a large
proportion of households have suffered worsening economic conditions as a
result of the recession. This has had an impact on the ability of those households
which are economically most vulnerable to exercise choice in the housing
market, emphasised by the quantum of households in need identified in Section
7. Moreover, this has resulted in a substantial decline in mobility between tenures
over the past two years. The focus group discussions with this specific group
highlighted the issues facing those households with more complex economic
circumstances and low incomes. In particular, participants indicated that they
had experienced financial difficulties as a result of increasing housing costs.
Continuing to support these households through a diverse range of approaches
will continue to be a priority, especially given the fact that the number of
households falling into this category is likely to have increased over the last
couple of years, based on the findings of the SHMA.
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9.

Drawing The Evidence Together – Conclusions

9.1

The turbulent economic climate and the housing market context at the point in which
this research is undertaken, makes it an extremely interesting time to evaluate the
extent to which the market has evolved, but also presents significant obstacles in
forecasting likely trajectories of change forward.

9.2

The approach to this research has been based on a number of principles, which have
ensured that the assessment recognises this wider market context and represents a
robust and sound evidence base:
•

A number of models and approaches have been used, including our bespoke
PHASE approach, which constructs a range of scenarios of possible direction of
change. The research has identified the most ‘probable’ or ‘realistic’ projection in
order to provide firm conclusions, however, the sensitivities and the presentation
of a range of potential outputs will ensure that the research can be responsive to
a range of changing macro drivers;

•

The research has drawn on the latest and most up-to-date primary and
secondary data sources including a comprehensive housing survey, conducted
as part of the SHMA, with over 2,331 household interviews undertaken. Where
data supporting similar indicators has been available from a number of sources, a
process of triangulation has been conducted to compare, contrast and, where
relevant, align information to ensure inputs to the analysis represent the most
comprehensive picture of the city and its residents.

•

Analysis has been conducted at both the Authority level and the sub-area level
(as defined through the current Housing Strategy) to ensure that spatial variations
in trends and characteristics are considered through the analysis.

9.3

The introduction in Section 1 introduces the purpose of this SHMA as being two fold:
•

To provide a SHMA undertaken in accordance with government guidance and
meeting PPS 3 requirements; and

•

To assist in supporting the Council to fulfil its strategic housing role in planning
housing investment that meets the needs of the community.
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In this concluding section we therefore return to the core outputs of the CLG
Guidance and the wider research objectives introduced in Section 1 of the SHMA. In
addition, throughout this structured approach to the conclusion we highlight wider
issues and opportunities which will continue to represent an important consideration
for future investment priorities by the City Council.

Core Output 1: Estimates of current dwellings in terms of size, type,
condition, tenure
9.5

An understanding of the city’s housing offer, in terms of the profile of its existing stock,
provides a valuable foundation from which to assess both the health of the current
market and the capacity for the stock to match future requirements. Liverpool
contains a total of 214,757 dwellings of which 14,906 are vacant, resulting in a total
dwelling occupancy level of 199,851, and a vacancy rate of approximately 6.9%, as
at 31st March 2009 75.

9.6

Taking an average over the last seven years, Liverpool has delivered 1,583 net
additional dwellings per annum which have continued to expand the city’s capacity
to accommodate new households. The City Centre, in particular, has witnessed a
significant expansion over this period with unprecedented levels of new apartment
schemes coming to the market.

9.7

Analysis of the types of dwellings in Liverpool, using information from the 2001 Census which provides the last definitive breakdown – demonstrates that the majority of
dwellings are houses (81.2%) and 18.4% are flats/maisonettes. In terms of splitting
‘houses’ into more specific types of property 6.9% live in a detached property, 28.5%
in a semi-detached house, 45.8% in a terraced property. However, the recent supply
of newly developed apartment dwellings located within Liverpool’s City Centre is
likely to have slightly altered this balance since 2001 in favour of flatted dwellings.

75

Council Tax data provided by LCC – base date 1st April 2009
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The 2010 household survey also provides an updated position with regards the profile
of the housing offer across the city by size of property. Of all occupied dwellings
across Liverpool, 8% are a bedsit or have 1 bedroom, 25.3% have two bedrooms,
53.8% have 3 bedrooms and 12.7% have 4 or more bedrooms.

9.9

In terms of a split by tenure across Liverpool, the LCC LAMP team produced analysis in
2008, which demonstrates that the social rented sector accounts for 27.6% of
dwellings – a reduction from 32.2% in 2001. Conversely therefore, open market
housing (constituting owner-occupied and private rented sector dwellings) accounts
for 72.4% of dwellings across Liverpool.

9.10

This split is not uniformly distributed at a sub-area level, with the Inner Core, Eastern
Fringe and Southern Fringe all containing significantly above city averages of social
rented properties.

9.11

The quality of the housing stock represents an additional layer of information in
understanding the city’s housing offer. In 2009, 5.7% of the city's housing stock was
classified as unfit (compared to the national rate of 4.2%) and 40% failed to meet the
Decent Homes Standard 76. Stock quality problems are prevalent across all tenures,
but are particularly acute within the private rented sector, where 15.6% of stock is unfit
(compared to 10.9% nationally) and 52% of dwellings fail to meet the decent homes
standard.

9.12

LCC commissioned an update to their 2005/06 private stock condition survey in 2010.
At the time of publication of this SHMA this was at draft reporting stage, but key
findings from this comprehensive survey of housing conditions in the private housing
sector are included. Overall, 98,822 dwellings meet the requirements of the Decent
Homes Standard and are Decent. These represent 66.8% of all private dwellings in
Liverpool. 49,143 dwellings fail to meet the requirements of the Decent Homes
Standard and are non-Decent. This represents 33.2% of total private sector housing.
Importantly, whilst this high level of non-decency represents a challenge, comparison

76

Figures replicated from the Core Strategy Preferred Options document paragraph 121
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with the results of the previous survey shows that significant progress has been made
in improving the quality of housing across the city in the private sector. This should also
be set against the significant levels of investment in the social rented housing
managed across the city as part of the Decent Homes programme.
9.13

In terms of households perceptions around the quality of their housing, the household
survey provides an estimate of the number of households considering themselves to
be in unsuitable housing, due to the dwelling being in disrepair to the extent that is
considered a serious problem to the household. In Liverpool 3,959 households
consider their property to be in serious disrepair, which equates to 1.9% of Liverpool’s
households.

Core Output 2: Analysis of past and current housing market trends,
including balance between supply and demand in different housing
sectors and price/affordability. Description of key drivers underpinning
the housing market
Wider Research Objective 1. ‘Assess the degree of containment exhibited by
Liverpool’s housing market, and arising from the assessment’
9.14

Official Statistics (released by the ONS) suggest that Liverpool has experienced a
declining population since 1991, reducing by 9% to 2008; from 475,000 in 1991 to
434,000 in 2008. The majority of this decline was experienced up to 2001, with a 7% fall
during the 1991-2001, inter-censal decade.

9.15

Demographic factors represent a core driver in this historic trend. Net out-migration
from Liverpool has been the main driver of population decline with an estimated total
net outflow of 3,000 - 4,000 per year 1991-2001, reducing to 1,000-2,000 per year
thereafter. Natural change (the difference between births and deaths) has made an
increasingly positive contribution to population change since 2001. Whilst net internal
migration has continued to have a negative impact upon population change, net
international migration (the difference between immigration and emigration flows)
has been positive. It is the influence of net immigration that has largely arrested the
population decline evident in Liverpool up to 2001.
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Breaking the analysis of the individual demographic drivers of change down to a subarea level 77, the largest population losses have been experienced in the Eastern
Fringe areas to the north (-5.7%) and to the south (-7.6%) and in the Inner Core (-3.9%).
However, a strongly diverging trend in growth is evidenced at the sub-area scale.
Notably, the commercial and residential development of the City Centre and the
Waterfront areas has resulted in rapid population growth, albeit from a relatively low
base, since 2001.

9.17

This rapid growth of the City Centre has served to reverse the long-term trend of
population loss over recent years. The analysis in Section 4 isolates out the City
Centre’s population change, providing a corrected population estimate to the
officially estimated ONS projection. The updated total population estimate for the
Authority as a whole stands at just under 440,000 in 2008. This incorporates an
estimated population of 19,000 within the City Centre (14,000 in the ONS estimate).

9.18

The economy also represents an important driver of population and household
change. Over recent years, as a result of public and private sector investment,
Liverpool had experienced a period of both productivity and employment growth up
to 2006. However this has been significantly undermined as a result of the global
economic downturn and national recession since 2008. This is illustrated through
nationally produced measures of employment, and reinforced through the findings of
the household survey in relation to changing employment status.

9.19

Even prior to recession, despite the success in stimulating economic growth,
economic activity rates in Liverpool have remained suppressed below national
comparators. This is a concerning indicator, due to its drag on productivity, which is
acknowledged in both Liverpool’s Economic Strategy and emerging Core Strategy.
Moreover, this economic vulnerability has knock-on effects at the household scale in
Liverpool – limiting the financial capability of households to exercise housing choices.

77 Note: Sub-area projections have been built using the ONS published disaggregated LSOA mid-year population
estimates. One very useful additional data source provided by ONS. For a description of its methodology see
www.statistics.gov.uk/about/Methodology_by_theme/sape/downloads/Methodology_note_SOAs.pdf). These LSOA
estimates have been assigned to individual Housing Sub-market Areas using the Census Output Area (COA)
definitions provided by Liverpool City Council.
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This is further illustrated through the profiling of incomes and benefit claimant levels in
Liverpool, which point towards a trend of restricted average household income and
high reliance on benefit claiming within Liverpool.
9.20

Whilst household growth and the income of households form important drivers in
understanding the operation of the housing market, house price transactions and
rental activity represent a direct indicator of the health of the market. At the cityscale, Liverpool has seen a consistent rise in the average price of residential property
since 2000, peaking at £135,937 in 2007/08, before declining by over 5% in 2008/09 as
the full effects of the housing market slump induced by the ‘credit crunch’ and
recession took effect. Importantly, however, prices have shown signs of some
recovery since, with the latest average figures for April – September 2009
demonstrating a 2.5% rise on the previous year.

9.21

Compared to national and regional benchmarks, house prices within the city remain
relatively low. This is illustrated when looking at lower quartile prices, with the average
lower quartile price still below £85,000 in Q4 2009, compared to £98,000 regionally and
£127,500 nationally.

9.22

Despite the relatively ‘affordable‘ pricing of properties in all tenures, the analysis has
clearly demonstrated the current issues facing mobility within the housing market.
Analysis of households’ previous moves, and their expectations going forward,
demonstrate the impact of these problems in the market. The benchmarking of
access to different tenures has highlighted that a significant proportion of households
are essentially unable to exercise genuine choice in the market as a result of their
financial capacity. Low incomes are clearly a driving factor for many households
across Liverpool, although as a result of tightening mortgage lending regulations new
households whose incomes are relatively healthy, but who have limited savings, are
also being excluded from the owner occupier market.

9.23

More stringent credit scoring and low savings, coupled with low incomes, may mean
as many as 67% of Liverpool households may be technically unable to access the
private owner-occupied housing market when a ceiling mortgage spend of 20% of a
household’s annual income is applied.

9.24

Looking specifically at the issue of containment in terms of Liverpool’s housing market,
analysis of journey to work statistics reveals that 74% of Liverpool’s residents also work
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within the city 78 and suggests that the housing market is relatively well contained on
this measure. However, looking at the labour market from the perspective of
employment within Liverpool, the 115,559 residents who also worked within Liverpool
comprised only 56% of all employment in the city. This suggests that 44% 79 of the jobs
within Liverpool are taken by persons residing outside the city - 12% of jobs in the
district were taken by commuters from Knowsley, 9% from Sefton and a further 16%
from other parts of the North West. This highlights the wider economic role that the city
plays in the city-region, but also highlights the fact that a substantial part of its
workforce choose to live outside the city. Reducing this commuting trend, and
therefore elevating containment, has been considered through the development of
future household growth scenarios explored in more detail under the following output.

Core Output 3: Estimate of total future number of households, broken
down by age and type where possible
9.25

The SHMA research has involved a detailed and robust assessment of the likely future
change in the number of households across Liverpool. A range of scenarios have
been developed, taking account of demographic, economic and policy factors. This
process has utilised the POPGROUP model and involved the HMP partnership.

9.26

The range of scenarios presented within Section 6 of this report are included over the
page. This includes a number of demand-led scenarios as well as a supply-led
scenario which presents a potential projected capacity for the city, based upon data
sourced from the SHLAA.

9.27

In terms of demand, the scenario selected as representing the most realistic estimate
of household change estimates an annual household growth rate of 1,441
households. This is based upon an uplift in households between 2008 and 2026 of
approximately 25,900.

78

Census 2001 but figure largely validated through 2008 ONS update.

79

Census 2001 but figure largely validated through 2008 ONS update.
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This scenario, the economic-led moderated scenario, has been selected as the most
realistic trajectory of change based upon the current market and policy context, on
the basis of a number of important considerations:
•

The scenario moderates, to an extent, the impact of recent high levels of
population uplift resulting from a level of development, particularly in the City
Centre, recognising that in the short-medium term the current financial climate is
unlikely to enable this level of growth to be sustained;

•

Policy aspirations to reduce the levels of worklessness in the city are incorporated;
and

•

Aspirations to create a more contained housing market in Liverpool are captured,
with the assumption being that an element of the current migration out of the city
to surrounding areas is stemmed.

9.29

As noted above, under this scenario the level of household growth forecast is
moderated significantly as a result of new jobs being absorbed by the existing latent
labour force, therefore reflecting wider aspirations to address the worklessness
challenge across the city. The impact of the re-distribution of jobs is significant, with
the increase in households forecast between 2008 and 2026 moderated to 25,929. This
remains an ambitious objective, and will need to be carefully monitored as a
sustained high level of economic activity will require the continuation of immigration
into the city to fulfil employment opportunities, potentially further swelling the city’s
population or increasing inward commuting levels into the city. In addition, another
area which will require careful monitoring will be the long-term realisation of
development opportunities in the City Centre and the Waterfront sub-areas. The
scenario, whilst presenting a moderated position in relation to household growth in
these sub-areas, still incorporates the assumption that the number of households in
these areas will continue to grow, as they have over recent years. This will be largely
dependant on the dwelling capacity continuing to keep pace with this projection
and the realisation of opportunities identified within the SHLAA.

9.30

The migration-led scenario, which does not factor in the impact of economic change
including the recessionary period provides, an alternative estimate of demand. Under
this scenario household numbers increase from 197,000 in 2008 to 235,000 in 2026, an
uplift of approximately 37,900 or 2,108 per annum.
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When contrasting both the economic-led moderated scenario (considered most
realistic) and the migration-led scenario with the supply-led scenario, it is clear that at
a city level there is sufficient capacity to absorb the demand projected under both,
indeed an element of headroom is sustained.

9.32

Analysis has been undertaken of the projected demographic profile of households
under the economic-led moderated scenario. The projected trends reflect the
historical shift towards an increasing proportion of single-person households (analysed
in Section 5). Indeed the projections estimate an increase of almost 28,000 one
person households between 2008 and 2026. The only household category projected
to fall is couple households 80, with a fall of over 4,000 estimated. The other two
household types are projected to increase over this time period by a small increment.

9.33

Looking at the changing profile by age groups (based on the head of household)
also illustrates the projected alterations to the profile of households between 2008 and
2026. A significant increase is projected in the number of households with a head of
household of over 60. Over the time period, the number of households in this age
band are projected to increase by over 13,400 and make up 33% of all households in
Liverpool by 2026 (compared with 30% in 2010).

9.34

Households falling in the age band of 35 – 59 are projected to increase by over 10,400
between 2008 and 2026. Despite this increase in proportionate terms, this age band is
not however forecast to increase representing 46% of all households in both 2010 and
2026. Households aged 15 – 34 whilst projected to increase by over 2,000, will
according to the projection, constitute 22% of overall households in 2026 compared
with 24% in 2010.

Couple households includes two-person households (married or co-habiting couple) as well as those with children
(i.e. families).

80
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Figure 9.1: Range of Future Household Projections
Households

Scenario
Supply-led
1. Dwelling led (Supply /
Capacity based)

Scenario Appraisal

2008

2012

2016

2026

SHLAA capacity considered to represent
ambitious development profile particularly over
the short-term.

197,116

213,122

221,805

244,814

47,698

2,650

194,187

198,986

203,083

211,533

17,346

964

197,116

206,239

215,214

235,056

37,940

2,108

197,116

200,194

211,929

240,903

43,787

2,433

Key Assumptions
Uses phased supply of housing
identified through the SHLAA.
Assumes a falling vacancy rate
within the existing stock

Annual
Average
(18
years)

Change
2008 2026

Demand: Demographic-led
2. CLG ONS 2006
Base projections

ONS 2006 Household projections

3. Migration-led
(City Centre
population
correction)

Correction factor applied to ONS
projections to reflect City Centre
population

Undercount of City Centre population data
when 'checked' against occupied dwellings
recorded through Council Tax data
Projection based upon recent trends which
have primarily been driven by a rapid repopulation of the City Centre. Current
economic and property market context
suggests this is unlikely to be sustained in the
short-medium term

Demand: Assessing the impact of the economy

4. Economic led

Impact of the TMP Deep recession
jobs forecast (16,590 additional jobs
2008-2026)
Commuting ratio maintained at
0.76 (Census 2001)
Economic activity rates and
unemployment levels fixed at 2009
levels
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Application of economic forecast requires
additional households to take-up forecast job
growth post 2011. This assumes sustained highlevels of economic inactivity / unemployment,
with the population classified as workless
increasing in absolute terms over the plan
period. Proportion of new jobs taken up by
those living outside of Liverpool also remains
high not reflecting planned investment in the
housing offer across the city.
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4a. Economic
led Moderated
Scenario

TMP Deep recession forecast (as
scenario 4)
Commuting ratio of 0.8 assumed
from 2011
Economic activity rates and
unemployment levels improving to
North West average by 2026
(Improvements forecast to run from
2011 in line with employment
growth)

Liverpool Strategic Housing Market Assessment

Forecast takes into account the likely changes
that will be brought about through
implementation of Liverpool’s economic and
housing strategies. This aligns with the wider
Core Strategy policies around the spatial
distribution of growth, improvements to the
existing housing stock and economic strategy.

197,116

Source: GVA / Edge Analytics, 2010
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200,095

207,324

223,046

25,929

1,441
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Core Output 4: Estimate of current number of households in housing
need
9.35

At the current point in time, as the analysis in Sections 5 and 6 have identified,
tightening mortgage lending criteria, coupled with the impact of the recession in
terms of income reduction and job losses, have created a significant pressure in terms
of demand for non-market housing. The analysis around affordability benchmarking in
Section 6 clearly illustrates this issue when comparing household income levels against
the price of entry into different tenures.

9.36

Section 7 presents the assessment of housing need using the methodology set out in
the CLG Guidance. In total in Stage 1 of the CLG calculation of housing need, a total
of 10,439 households are identified as being in need. This includes 155 households
classified as homeless or in temporary accommodation. Issues of overcrowding
constitute a significant part of this need with 4,724 households classified as living in an
overcrowded situation (Section 3).

9.37

The analysis indicates that the greatest proportion of current housing need is focused
within the Central Buffer sub-area (44%), followed by the Inner Core sub-area (34%).
The other sub-markets demonstrate relatively limited need in comparison. Given the
proximity of the Central Buffer and Inner Core to the City Centre / Waterfront subarea, this location provides an opportunity to meet this housing need given its
anticipated future housing supply role.

9.38

The analysis in Section 8 identifies that a number of demographic groupings, including
older persons and BME households, are more likely to be vulnerable to housing need
issues. For example, 61.5% of BME households have an income of less than or equal to
£20,000, seriously limiting their housing choice options.

9.39

In addition, the analysis highlighted that across the city there are significant
requirements for a wide range of adaptations and support services. Through the
household survey, in total, 23,334 households registered a requirement for one or more
adaptations or support services, which equates to 58.9% of all households
demonstrating a support or special need. This clearly represents a significant
challenge for the City Council in a climate where funding is likely to be less
forthcoming than in recent years, but housing needs are clearly significant.
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Finally, the analysis highlights that the impact of economic uncertainties and job
losses has meant that there is a significant number of households across Liverpool
who, as a result of benefit dependency or low incomes, are particularly susceptible to
small changes in the distribution of benefits and/or market volatility. A notable
number of households already spend a significant amount of their income on housing
needs and therefore changes to their economic circumstances or financial capacity
are likely to have repercussions on the tenure and type of housing in which they live,
potentially impacting on their well-being.

Core Output 5: Estimate of future households that will require affordable
housing
Wider Research Objective 2. ‘Provide a definitive statement on affordability as an
issue for Liverpool’s housing market’;
9.41

Stage 2 of the CLG Guidance for assessing need focuses on estimating the number of
future households that will require affordable housing over the short-term (five years).
The analysis presented in Section 7 identifies a total newly arising need (gross per
year) of 2,961 households. This includes an estimate of newly forming households
classified as in need (based upon an affordability test)- approximately 960
households-and an estimation of existing households falling into need on an annual
basis – 2,000 households.

9.42

Looking forward in the longer-term (i.e. beyond the next five years) it is difficult to
accurately assess how house prices, and the financial requirements of households to
obtain mortgage credit, will change. Clearly these are important informing influences
on the future split of market and affordable housing required. However, it is possible to
look at the forecast change in the profile of the economy and in particular the
projected increase and decrease in employment in different occupations. This, when
coupled with incomes associated with these occupations set against current
benchmarks for accessing different tenures, allows for a longer-term projection of the
likely split of tenures required. A long-term estimate is made that affordable housing
will need to constitute 20% of future demand from household growth (note this is
based on long-term economic forecasts and does not represent a robust estimate as
the short-term calculation of need for affordable housing).
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The above estimates of future demand do not take account of the supply of stock to
absorb demand. Utilising the CLG calculation process, and taking into account the
supply available on an annual basis (re-lets / surplus stock / new supply) the housing
needs analysis indicates that Liverpool will be required to provide for a net annual
affordable housing need of approximately 858 dwellings per annum over the next 5
years, in order both to clear the existing waiting list backlog and meet future arising
household need.

Core Output 6: Estimate of future households requiring market housing
Wider Research Objective 3. ‘Explain the distinctions in terms of demand and supply
of sub-area / neighbourhood level of housing market operation, particularly an
assessment of the extent of polarisation, based on the intervention areas identified in
the Housing Strategy’.
Wider Research Objective 4. ‘Indicate the nature of aspirational housing, the range of
housing choice required to support economic growth, retain existing and emerging
households’
9.44

The CLG Guidance notes that the net annual need figure should be compared to the
estimate of total future annual change in total number of households, in order to
arrive at an estimate of market housing required in the future. Based upon this
calculation, the implication is that there are 583 households per annum (or
approximately 40%) requiring market housing over the short-term (next five years)assuming an annual average growth in households of 1,441 under the economic-led
moderated scenario of household growth set out under Output 3.

9.45

Over the longer-term, the analysis in Section 6 identifies that, based upon changing
economic drivers, and in particular the profile of occupation in the future,
approximately 80% of demand will be for market housing. Given the application of
longer-term assumptions this level is less robust than the short-term estimate, but
provides an important steer for policy.

9.46

Looking specifically at the distinctions between demand and supply of household
change (all tenures) at a sub-area level, the following table compares and contrasts
the levels of household demand projected through the Economic-led moderated
Scenario and the Migration-led Scenario, against the potential supply capacity
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identified through the dwelling-led scenario for each sub-area. This highlights where,
under the projections, there is a mis-match between supply and demand. Household
growth figures are highlighted in green where they fall below the identified potential
capacity (i.e. additional supply capacity exists to absorb demand) and coloured red
where demand is projected to exceed the potential capacity.
Figure 9.2: Assessing the Supply and Demand Balance Across the Sub-Areas

Demand Projections - Household Growth
2008 - 2026

Supply Scenario Capacity 2008 - 2026

Economic-led
Moderated Preferred

Migration-led

Dwelling-led

UDP City Centre

17,056

18,460

13,848

Waterfront

1,222

1,408

7,453

Inner Core

1,346

5,837

12,924

Central Buffer

1,841

4,388

3,113

Suburban Core

2,462

4,245

2,572

Eastern Fringe (East)

1,470

1,829

684

Eastern Fringe (North)

-215

471

3,618

Eastern Fringe (South)

-490

-313

911

Sub-area

Southern Fringe

1,237

1,614

2,573

Liverpool (Total)

25,929

37,940

47,698

Inner sub-area (City Centre /
Waterfront / Inner Core)

19,624

25,706

34,226

76%

68%

72%

6,306

12,233

13,472

24%

32%

28%

% of total
Outer sub-area (remaining subareas)
% of total

Source: GVA / Edge Analytics, 2010
9.47

The analysis shows that under the economic-led moderated scenario only, the City
Centre and the Eastern Fringe (East) sub-areas are projected to experience
household growth in excess of the potential capacity identified under the dwellingled scenario. However, taking into account the higher levels of growth projected
under the migration-led scenario, then the Central Buffer and Suburban Core are also
projected to experience supply pressures.

9.48

The other sub-areas all have levels of household growth which fall below the capacity
identified under the dwelling-led scenario. This includes a number of areas of
particular significance in terms of achieving regeneration and re-distribution of
development objectives across the city:
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Waterfront – The Waterfront sub-area clearly has a significant capacity to absorb
future household demand. Historic slow rates of growth are projected forward in
demand terms, and clearly when considering the City Centre and Waterfront
collectively the potential exists to redistribute demand between the two subareas therefore alleviating development pressures on the City Centre.

•

Inner Core – The Inner Core also represents a significant proportion of the overall
supply capacity of Liverpool. This reflects the strategic objective of addressing
market vulnerability through the attraction of new households into the area. The
demand scenarios, again in part reflecting past trends of population loss and also
in the case of the economic-led moderated scenario the significant levels of
worklessness (and therefore labour force capacity), show a significant gap
against the supply position. It is important to recognise however, that a supply-led
growth is sought by the City Council in this sub-area, which will ensure that
demand from other sub-areas is directed into the Inner Core. This includes, for
example, the Suburban Core and Central Buffer sub-areas where, as a result of a
limited capacity for development, under the migration-led scenario demand
exceeds potential supply.

9.49

Looking at the issue of housing choice, the projected change in the household profile
over the plan period set out under Output 3 will clearly have an impact. The growth in
single person households would point, in the longer-term, to a high level of demand
for smaller properties located in close proximity to key services and transport networks
(especially given the high prevalence of older person households in this size banding).

9.50

Significantly though, in order for the economic aspirations of the Council to be met
and the underlying assumptions behind the economic-led moderated Household
Projection to be achieved, namely the aspiration to achieve a higher level of
containment within the city (as explored under Output 2 and 3), the evidence
suggests that demand will need to be sustained by the development of additional
family-sized housing. Current migration flows out of the city, and indeed daily
commuting flows, focus in a large part on households seeking aspirational housing in
good quality neighbourhood surroundings including good schools and services. It is
therefore important that the types of housing required by current households in
Liverpool are met in the future in the context of improved neighbourhoods, and those
residents that would otherwise chose to move out and commute are captured and
retained within the city.
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Analysis comparing the current supply of stock by type and future demand (Section
6) suggests that there exists a relative balance in proportionate terms in the flatted
stock, although there is considerable variance across the sub-areas. The supply of
terraced stock appears to exceed demand across the city, with this replicated in all
of the sub-areas, with the exception of the City Centre / Waterfront where the supply
of this property type is likely to continue to be limited. The greatest shortfall appears to
be in terms of traditional family accommodation represented by semi-detached
properties. This trend is reflected in every sub-area, with the exception of the Eastern
Fringe where a relative balance appears to exist. In terms of detached properties,
there also exists evidence to suggest a moderate shortfall, although this is likely to
have been tempered further by the economic and financial climate at the time the
research was undertaken.

Core Output 7: Estimate of the size of affordable housing required
9.52

Core Output 7 of the CLG Guidance requires an estimate of the breakdown of the
sizes of property required by households identified in need of affordable housing. The
intention is to estimate the relative pressure on different property sizes. In particular this
analysis will help to further understand how policy should be structured to assist in
alleviating the current backlog of housing need and provide a profile of affordable
housing which responds to the future need over the short-term.

9.53

Contrasting supply and demand figures presented in Section 7 clearly illustrates that a
shortfall exists in larger 3 and 4 bedroom properties across the city, in terms of existing
and short-term future need. The shortage of these property types is having a
disproportionate effect on the city’s ability to address its backlog of housing need
and to meet the needs of new households in the future. The high levels of turnover in 1
and 2 bedroom properties indicates that this stock is better able to meet, at a city
level, the levels of need existing and likely to be generated over the short-term.

9.54

Despite these city-wide conclusions it is also clear that there are sub-area
discrepancies. Whilst the city as a whole appears to have a relative balance of 2bedroom properties the suburban areas record a shortfall in supply which, if local
needs are to be met, represents a challenge.
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A shortfall of large 4+ bedroom properties exists across all of the sub-areas, however,
this is most pronounced in the Inner Core. In terms of 3 bedroom stock, shortfalls exist
across all of the sub-areas with the exception of the Eastern Fringe and to a lesser
extent the suburban core. This reflects the nature of stock in these areas, with the
Eastern Fringe in particular characterised by the large suburban character social
housing estates built in the last century.

Core Output 8: Estimate of household groups who have particular
housing requirements e.g. families, older people, key workers, black
and minority ethnic groups, disabled people, young people, etc.
9.56

The SHMA analysis has clearly highlighted that the demographic and economic
profile of the city is likely to change over the plan period, with the active housing
market reacting, and in part feeding back, into these changes. Different parts of the
wider housing market will be affected by these changes in different ways. The analysis
presented in Section 8 selects out a number of specific groups either considered to
have specific housing requirements which need to be carefully considered now and
in the future, or considered to represent groups which are likely to represent a
particularly dynamic part of this changing profile.

9.57

The groups examined are set out below, alongside the key conclusions emerging from
the analysis:
•

Older Persons – the demographic projections all project an increasing number of
older person households, with 13,000 additional older person households under
the economic-led moderated household growth scenario between 2008 and
2026, with this age grouping representing 33% of all households in 2026. A survey
of the housing needs of older persons, conducted independently from this
research, identified a need for non-specialist 2 bedroom flats across all areas and
a need to diversify open market provision-out right purchase/ leasehold across
the city. The issue of under-occupancy of housing by older person households
was also identified as a key challenge, which has the potential to assist the
mobility of the market for other groupings if resolved.

•

Black and Minority Ethnic Groups – the City Council is currently in the process of
undertaking a detailed piece of research into this specific group. The analysis of
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the housing needs survey suggests specific issues around access to owneroccupier tenures resulting from low incomes, however, the findings of the LCC
research will provide a greater depth of analysis of this issue and other related
housing needs.
•

City Centre / Waterfront residential market – the City Centre and Waterfront have
clearly played a significant role in the changing nature of Liverpool’s housing
market over recent years. The two areas collectively have contributed a
significant proportion of overall new development and have become home to a
sizeable new community. This role is set to continue in the longer-term, with a
substantial proportion of future capacity still remaining in these areas set
alongside the projections of a growth in single person households, and in
particular those aged 15 - 34. Discussions held within the focus group coupled
with specific City Centre research conducted in 2008, highlight the importance of
managing this growth and the balance of tenures and types of property within
the market. In particular, increasing the choice of properties available and the
leaseholds will help to continue to develop communities rather than transient
populations, with the waterfront serving as a good example of where this is
starting to occur.

•

Households with support and special needs – meeting specific support and
special needs remains an important priority for LCC. The analysis identifies that
these groups form an important component of the overall market, but that their
needs are diverse in their nature. The capacity of social rented stock, given the
length of waiting lists and the suitability of existing stock, poses a challenge.
Critically, however, it was identified that the careful management of private
stock, and in particular the private rented sector is required if this continues to be
used to absorb demand.

•

Economically vulnerable households – the SHMA analysis identified that a large
proportion of households have suffered worsening economic conditions as a
result of the recession. This has had an impact on the ability of those households
which are economically most vulnerable to exercise choice in the housing
market, emphasised by the quantum of households in need identified in Section
8. The focus group discussions with this specific group highlighted the complex
issues facing those households with more complex economic circumstances and
low incomes. Continuing to support these households through a diverse range of
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approaches will continue to be a priority, especially given the fact that the
number of households falling into this category is likely to have increased over the
last couple of years, based on the findings of the SHMA.

NB. IT IS IMPORTANT TO NOTE THAT THE WIDER RESEARCH OBJECTIVE 5 – ASSESS THE
CONTRIBUTION OF THE VARIOUS HOUSING SECTORS TOWARDS OVERALL DEMAND – HAS BEEN
ADDRESSED IN THE COLLECTIVE ANSWERS TO THE CORE OUTPUTS.

Additional Outputs
The role of private rented sector housing in meeting affordable housing
need
9.58

Utilising the CLG calculation process, and taking into account the supply available on
an annual basis (re-lets / surplus stock / new supply) the housing needs analysis
indicates that Liverpool will be required to provide for a net annual affordable housing
need of approximately 858 dwellings per annum over the next 5 years, in order both
to clear the existing waiting list backlog and to meet future arising household need.

9.59

This level of need does not take into account the supply potential of the private
rented sector to absorb an element of need. National policy and guidance emerging
from the Government continues to highlight that this tenure will continue to have an
increasing role in meeting demand. This is a direct result of a climate where access to
owner-occupation is becoming increasingly difficult as a result of access to mortgage
finance and economic uncertainties, and the future delivery of traditional social
housing is limited as a result of declining levels of public capital finance and issues
around site viability in many market areas.

9.60

Additional analysis within Section 7 indicates that, if the role of the private rented
sector in Liverpool is considered within the housing needs assessment, Liverpool will be
required to provide for a reduced net annual affordable housing need of
approximately 596 dwellings per annum over the next 5 years. The assumption
underpinning this reduction in the net annual need is that the private rented sector
can accommodate approximately 150 households newly classified as in need per
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annum, as well as accommodating over 560 households who are classified as being
in current need (i.e. from the ‘backlog’).
9.61

However, as the analysis in Section 8 notes, there are two points of caution when
considering the role of the private rented sector in meeting affordable housing need
in Liverpool. These are as follows:
•

The amendments to the Housing Benefit system announced by the Coalition
Government within the Comprehensive Spending Review (CSR) on the 20th
October 2010 are expected to result in the capping of Housing Benefit available
per household – an issue explored in more detail in Sections 2 and 5. This is likely to
reduce the number of households with subsidy able to afford market rents and
subsequently increase the level of gross need for affordable housing.

•

The condition of the existing housing stock within Liverpool’s private rented sector
varies considerably – an issue explored more fully in Section 3. This is a particular
problem in the areas of Liverpool with lower-cost private rented sector housing,
which is likely to be used as a substitute for those otherwise requiring affordable
housing. The level of non-decency raises the issue of whether a significant
element of the low-cost private rented sector stock in Liverpool is of a suitable
quality to act as a recognised supply substitute to the PPS3 definition of
affordable housing stock 81.

9.62

Recognising the important role of this tenure in meeting affordable need, it will be
therefore important for the City Council to continue to explore initiatives and
opportunities to introduce better regulation and enable the improvement of the
quality of stock, to ensure that it meets the needs of households.

9.63

The delivery of intermediate housing also presents another opportunity to address
need for affordable housing in the future and elevate the proportion of households in
the owner-occupier tenure. Overall, the evidence advocates the strong potential for

This assertion was supported by the findings of the ‘Affordable housing requirements in NewHeartlands’ (June 2009)
Review which, although highlighting the significant supply-side potential of the private rented stock in Liverpool for

81
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intermediate dwellings to contribute towards affordable housing provision across
Liverpool. This does, however, have to be balanced carefully with recognition that the
majority (58%) of existing households in affordable housing need could not even
afford a 50% equity share in a property. As a result, these households are unlikely to be
able to access intermediate tenure products, and will subsequently rely on the social
rented sector (or low-cost private rented homes) to meet their housing needs.

Estimation of future households requiring market housing factoring in the
role of the private rented sector in absorbing affordable housing need
9.64

The CLG Guidance notes that the net annual need figure should be compared to the
estimate of total future annual change in total number of households, in order to
arrive at an estimate of market housing required in the future. Based upon this
calculation, the implication is that there are 583 households per annum requiring
market housing over the short-term (next five years)- assuming an annual average
growth in households of 1,441 under the economic-led moderated scenario of
household growth set out under Output 3.

9.65

However, as noted under Output 5, if the private rented sector is used to absorb a
proportion of need for affordable housing, as outlined above, the split between
affordable and market housing required annually is considerably altered. Of the
projected growth in households of 1,441 per annum, 596 households would require
affordable housing annually and 845 households would require market housing.

meeting affordable housing need, referenced the downside supply risk associated with the quality of some of this
stock.
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10. Glossary
ASHE

Annual Survey of Hours and Earnings

B&ME

Black and Minority Ethnic

CBL

Choice Based Lettings

CLG

Department for Communities and Local Government

CML

Council of Mortgage Lenders

CRDP

City Region Development Programme

CSR

Comprehensive Spending Review

CT

Council Tax

DWP

Department for Work and Pensions

EVA

Economic Viability Assessment

FSA

Financial Services Authority

FTB

First Time Buyer

GIS

Geographical Information Systems

HA

Housing Association

HB

Housing Benefit

HHSRS

Housing Health and Safety Rating System

HMA

Housing Market Area

HMR

Housing Market Renewal

HNA

Housing Needs Assessment

HNS

Housing Needs Survey

HSSA

Housing Strategy Statistical Appendix

IS

Income Support

JSA

Job Seekers Allowance

LCC

Liverpool City Council

LDF

Local Development Framework

LAMP

Liverpool Asset Management Project

MAA

Multi Area Agreement

NGP

New Growth Point

ONS

Office for National Statistics

PHASE

Population, Housing and Strategic Evidence
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PPS

Planning Policy Statement

PSHCS

Private Sector House Condition Survey

RES

Regional Economic Strategy

RHS

Regional Housing Strategy

RSL

Registered Social Landlord

RSS

Regional Spatial Strategy

SCS

Sustainable Community Strategy

SEH

Survey of English Housing

SEN

Special Educational Needs

SHLAA

Strategic Housing Land Availability Assessment

SHMA

Strategic Housing Market Assessment

SMR

Standardised Mortality Ratio

TFR

Total Fertility Rate

TMP

The Mersey Partnership

TSA

Tenant Services Authority

TTW

Travel to Work

URC

Urban Regeneration Company (Liverpool Vision)
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