NewHeartlands Housing Market Renewal Pathfinder

Credit Crunch Monitoring Report April 2009
This monitoring report builds upon the headline findings within the February 2009 Monitoring report and continues to inform the evidence base that will be maintained, updated and extended on a quarterly basis. Additional features in this report include a comparison on mortgage rates against the Bank of England base rate; information on income multipliers and lenders’ policies on new build properties; auction and repossessions data from April 2007; and details of promotional products being offered by developers. This report has been divided into two sections: the first providing the context by looking at the national picture and the second section looks the effects of the credit crunch at a more localized level, including the NewHeartlands area.
THE NATIONAL PICTURE
Mortgage Availability

In the previous Credit Crunch Monitoring Report, data from a sample of 15 of the top UK mortgage lenders was analysed in order to gain an understanding of the types of mortgages, interest rates, deposits and arrangement fees available to first time buyers. This information is now available for a 7 month period (October 2008 – April 2009). Additional data on the Bank of England base rate, income multipliers and current policies on lending for new build properties has also been included in this report. 
Mortgage Products

Amongst the sample of 15 lenders, there were 512 mortgage products available to first time buyers in October 2008. This figure fell to a low of 290 in November and February, but by April 2009 it increased to 356. The increase in the number of products available may indicate a change in market conditions as lenders are re-opening their product range and giving first time buyers more options and choice than in the last few months. Graph A provides an insight into the changing number of products available for 8 of the lenders, with Halifax having the highest number and HSBC the lowest. 

APR Rates

Graph B compares the minimum APR rate of 8 lenders against the Bank of England base rate for the period October 2008 to April 2009. Although the APR rates for all lenders have fallen, they have not decreased as far as the base rate, with many of the lenders having their lowest APR rate at least two percent above the base rate. Whilst the lowest APR rate was 5.9% in October 2008, in April 2009 it was 2.4%, with the base rate set at 4.5% and 0.5% respectively. 
Loan to Value

The maximum loan to value (LTV) has not changed significantly since October 2008, although the number of lenders only requesting a 5% deposit fell to one in March, with the majority asking for between 10% and 40% of the value of the property. There has also been little change in the amount of arrangement fee charged by lenders with the maximum quoted directly in April being £2499. Both the high deposits and large arrangement fees will cause problems for first time buyers, particularly in the pathfinder area. 

Income Multipliers

Information has been collected from lenders on the income multipliers used when assessing mortgage applications (see Table 1). Although some lenders still use an income multiplier calculation, others take into account overall affordability as well as or in place of the multiplier. The affordability check is an assessment of income, outgoings, debts, credit history, number of dependents etc. Looking at some of the income multiples available, many of the properties within the pathfinder would be unaffordable based on the average household income for the area if this was the assessment criteria used. It is also worrying that one lender will not provide mortgages on new build flats or apartments, with many other lenders requiring high deposits and excluding any incentives offered by developers from the loan to value calculation. 
Graph A
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Graph B
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	Lender
	Income Multiple
	Other
	LTV on New Build
	Further Information

	
	Single Salary
	Joint Salary
	
	Flats
	Houses
	

	Abbey
	4.0
	5.0
	Income multiplier not adhered to, test on affordability.
	70%
	80%
	 

	Alliance and Leicester
	-
	-
	Use an affordability calculator based on income and outgoings.
	70%
	85%
	 

	Barclays
	-
	-
	Use affordability and credit score.
	85%
	85%
	 

	Britannia
	4.25
	3.75
	Or offer 4.25 on the main salary plus 1 times the second salary on joint applications.
	-
	85%
	Do not lend on new build flats or apartments, must be at least two years old.

	Cheltenham and Gloucester
	-
	-
	Credit score and affordability, roughly 4 times the income but depends on debts and credit history.
	65%
	80%
	 

	Halifax
	5.0
	4.0
	Based on affordability and circumstances, maximum used would be 5 for a single and 4 for a joint application.
	80%
	80%
	 

	HSBC
	-
	-
	Based on affordability and a credit score.
	75%
	75%
	 

	Lloyds TSB
	-
	-
	Income multiplier is used in the background but goes on affordability more and outstanding commitments.
	80%
	80%
	 

	NatWest
	-
	-
	Use an affordability check looking at income, outgoings, dependents.
	75%
	90%
	Will knock any incentives from builder/developer off the purchase price when calculating LTV for houses.

	Nationwide
	4.1
	4.1
	 
	75%
	85%
	 

	Northern Rock
	2.9 - 3.5; 3.4 - 4; 3.6 - 4.5
	2.1 - 3.2; 2.8 - 3.7; 3 - 4.2
	Rates are based on the respective income brackets and dependent on a low to high credit score: £0 - £17,500, £17,501 - £32,500, £32,500 +
	70%
	85%
	 

	Royal Bank of Scotland
	-
	-
	Use an affordability check based on income and outgoings
	75%
	90%
	Take any builder incentives off the value of the property before calculating the LTV.

	The Co-operative Bank
	4.5
	3.5
	 
	75%
	75%
	 

	Yorkshire Bank
	4.3
	3.5
	Use affordability more than a multiplier
	70%
	80%
	May go up to 90% on a house, but has to go through underwriting process.

	Yorkshire Building Society
	2, 3, 3.5, 4
	2, 3, 3.5, 4
	Rates are based on the respective income brackets: £10,000 - £19,999, £20,000 - £29,999, £30,000 - £40,999, £41,000 +
	75%
	85%
	 

	The One Account
	-
	-
	Affordability check
	75%
	75%
	 


Table 1 Income Multipliers and Policies on Lending for New Build Properties

· HSBC agreed to enlarge its UK mortgage fund to £15bn in 2009, which represents a 20% increase on the amount it lent in 2008 (£12.8bn) and double that in 2007 (£7.8bn). It did however confirm that first time buyers would still be required to find a 10% deposit.

· Figures from the moneyextra.com mortgage index indicate that the average loan to value for first time buyers is 71% compared to 82% last year. First time buyers with small deposits are finding it difficult to climb on to the housing ladder with the supply of borrowing for those with a 10% deposit falling by 84%.

· The number of mortgage products available has fallen during the economic downturn. CML has reported through data from Moneyfacts that in February 2008 there were over 1000 products on offer in the UK with maximum LTV criteria of 90% or above, and over 500 at 95% or above. By February 2009, the numbers had fallen to 100 and 10 respectively.

· Northern Rock has re-opened for business in mortgage lending with up to £14 billion being released in new loans by 2011.

· The Council of Mortgage Lenders has estimated that due to the fall in house prices, there are 2 million UK mortgage borrowers who are unable to raise a 10% deposit from their equity should they sell their house. It is believed that 900,000 home owners – 13% - who took out mortgages between quarter 2 2005 and the end of 2008 are currently in negative equity. The erosion of equity will make it harder for homeowners to move and is likely to reduce the number of sale transactions.

· The value of gross and net lending fell dramatically in 2008, compared to 2007 according to data used by the Council of Mortgage Lenders. In 2008 gross and net lending reached £257.7 billion and £39.7 billion respectively, compared to £363.8 billion and £108.2 billion in 2007. The total number of house purchase loans fell by almost 50% between 2007 and 2008 to the lowest level since 1974 with the number of first time buyer loans falling from 357,800 to 194,200.

· The British Bankers Association has announced that the number of mortgages approved for new house purchases rose by 16% in February on the previous month. Despite this rise, the value of mortgages approved - £7.8 billion –   was still 56.5% less than the same period last year.

·  Gross lending in February declined to £9.9 billion according to the Council of Mortgage Lenders, 15% less than in January and 60% lower than in February 2008. Although February is typically the weakest month for mortgage completions, this monthly decline is greater than the usual 3-4% between January and February. It is estimated that 2009 will see £145 billion worth of gross mortgage lending which is still much lower than in 2007 and 2008.

· Gross mortgage lending was estimated to be £11.5 billion in March 2009, a 16% increase on the previous month. Despite the increase month on month, when compared to March 2008, there was a 52% annual decline. (CML)
Auctions and Repossessions

· The number of properties repossessed in 2008 was around 40,000, some 5000 fewer than predicted by the CML. Predictions for 2009 however remain at 75,000.  On a 'number of months' basis, 219,100 mortgages were in arrears of more than three months at the end of 2008, up from 166,600 at the end of the third quarter of the year, and up from 127,500 at the end of 2007.
· The Financial Services Authority has reported that there were 46,750 repossessions in 2008, 68% greater than the previous year. Also, around 68,000 people fell into arrears during the period. There is a difference between these figures and those from the CML because the FSA covers all regulated lenders, whereas the CML includes only its members. The FSA also includes both first and second charge mortgages, while the CML looks only at first charge loans

House Prices, Sales and Affordability
· Nationwide has reported that house prices fell by 1.9% in February with the average property price falling by 17.6% in the previous 12 months. Hometrack recorded a 0.8% drop during February and a 10% drop over the last 12 months. The Land Registry saw a 2% reduction in house prices in the same month; this was the 18th month in a row in which the annual rate of change had fallen, and resulted in a 17% peak to trough decline.

· Rightmove has reported that asking prices increased by 0.9% in February. But despite an increase in interest from buyers the number of sale transactions has not increased because of unrealistic prices.

· Nationwide has reported a rise in house prices in March by 0.9% when compared to the previous month. The annual rate of decline thus reduced from 17.6% in February to 15.7% in March.

· The Centre for Economics and Business Research (CEBR) warns that house prices will fall by a further

25% if government action fails to improve the market. A further drop of this amount would mean a 40% fall from the peak to trough, with prices not picking up until 2013.

· Signs of market recovery were seen in January according to the NAEA (National Association of

Estate Agents) as the number of first time buyers more than doubled in the first two weeks of the month. 22.5% of registered buyers were first time buyers compared to 10% in December and 14.5% in January 2008. There was a flurry of activity at the beginning of January according to agents.

· The RICS saw interest in the market picking up as 16% more surveyors reported a rise than a fall in the number of new buyer enquiries.

· The CML have reported that in February 2009, first time buyers typically borrowed 2.95 times their income and the average loan was £95,000. The typical first-time buyer spent 15.4% of income on mortgage interest payments, the lowest proportion since June 2004. The average deposit was the largest amount on record at 25%.
· According to Nationwide existing borrowers on variable rate deals have seen their mortgage payments fall roughly by a third since the end of 2007 which equates to £240 on average per month. Borrowers with the highest house prices have witnessed the biggest falls in their mortgage repayments.
· Halifax has claimed that the house price to earnings ratio, a key affordability measure, is at its lowest for six years. The ratio fell from a peak of 5.84 in July 2007 to 4.42 in February 2009, a 24% fall.

· The CML has reported that over half of all home buyers (74% of first-time buyers and 44% of home movers) did not pay stamp duty in December. Without the temporary increase of the nil-rate threshold last August, only 40% of first-time buyers and 18% of home movers would have been exempt.
· Indications that rents in the residential lettings sector have dropped have come from the RICS. Between the third and fourth quarters of 2008, the net balance of chartered surveyors reporting rent increases fell from -12% to -48%, the lowest level in the survey’s history (as reported in North West Housing News). Further falls are expected, and although rent levels are not falling as fast as house prices, there is now an increased demand for rental properties as housing transactions are low; there is also an increased supply as vendors are unable to sell. 
· Average rents fell 1.6% in the first quarter of 2009 according to spareroom.co.uk. 

Developers and House Builders
· The number of new homes built in England fell by at least 25% during the final quarter of 2008. With only 16,310 new starts in October, November and December, building was at its lowest levels since records began in 1980. The Department of Communities and Local Government confirmed that numbers were 58% lower than in the same period in 2007. A total of 105,000 new homes were started in England during 2008, with 142,000 completed, 19% fewer than in 2007.
· The National House Building Council has revealed that the number of applications from builders to start new housing association homes was down 11% for the three months to the end of January 2009. Predictions for new homes starts in 2008/9 have been reduced from 85,000 to 80,000, which compared to the 2007/8 figure of 184,819 are significantly low. Applications for private sector new starts between November and January 2009 were 75% lower than the same period a year ago.

· The National House Building Council has released figures which show that the number of homes started increased by 2% between quarter 4 2008 and the first quarter of 2009. However, the number of social homes being started has now outstripped the number of private for the first time since 1986. 

· Persimmon homes reported a £780m loss in the 2008 financial year; this was attributable to a fall in the number of completions of 36% on 2007 and a reduction of the average sale price as affordable housing work increased by 22%. 

THE LOCAL PICTURE
Auctions and Repossessions

In the February 2009 Credit Crunch Monitor there was an analysis of auction and repossession activity across the pathfinder between April and December 2008. This has now been updated so that activity for April 2007 – March 2009 can be investigated. The Essential Information Group is the provider of the data.

In the two year period between April 2007 and March 2009 1784 lots went into auction from within the Housing Market Renewal area, with May and June 2007 being the peak months (161 and 162 lots respectively) and August 2008 experiencing the lowest level (9 lots - all of which were repossessions). Of the 1784, 55% were sold and 198 (11%) had been repossessed. Of the lots recorded as repossessions, 149 have been sold (75%). The graphs below represent these figures and provide a monthly breakdown of activity. 

Graph C
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Graph D
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Graph E
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The majority of the lots at auction were terraced houses (67%), followed by flats or apartments (26%). Several of the lots advertised as flats were contained within terraced houses or above shops. Semi-detached houses made up 5% of the lots and detached 1%. A breakdown of the lots by property type can be seen in Graph F.

The property types which were most successful at auction were terraced houses, with 60% selling. Detached properties sold the least at 29%. (See Table 2). 

Graph F
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Table 2 Sold Status of Lots at Auction by Property Type
	 
	Detached
	Flat/Apartment
	Other
	Semi-detached
	Terraced
	Grand Total

	Sold
	29%
	45%
	35%
	46%
	60%
	55%

	Unsold
	71%
	55%
	65%
	54%
	40%
	45%

	Grand Total
	100%
	100%
	100%
	100%
	100%
	100%


Graph G. The average amount raised for the period April 2007 to March 2009 was £71,255. Graph G splits this figure down for every month. The average sold value has fluctuated over the two year period but reached a maximum in August 2008 of around £92,000, although all of these properties were repossessions. There has been a downward trend since then (with the exception of February 2009), falling to a minimum of £48,882 in March 2009. It will be interesting to see if this trend continues over time. 

Of the 808 lots that were unsold, 574 had a value at which they were available for purchase. This has been broken down by month and is plotted against the average amount raised for sold lots. As with the average amount raised for sold properties, the average available value has fluctuated over time, although has generally remained higher than the value for sold lots.

However, more recently the gap between the two values has narrowed, perhaps indicating that vendors have had to lower the guide price of their unsold properties due to the current climate and in order to achieve a sale at auction. Graph G illustrates average sale/availability price. 

Graph G
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Graph H. A breakdown of the average amount raised by property type is given in Graph H. With the exception of the property type recorded as ‘other’, which included properties with between 5 and 10 bedrooms and lots offering blocks of two or four houses, the average amount raised was highest for flats/apartments at £96,069. It is important to remember that some of the flats are above shops or within terraced houses. Terraced, semi-detached and detached properties had an average sale price at auction of £62,535, £84,945 and £85,167 respectively. The graph shows that sale prices do not reach guide prices. 

Graph H
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Graphs I and J. 24% of the flats/apartments were lots which had been repossessed, as were 22% of the semi-detached lots. Also 8% of the terraced houses had been repossessed.  44% of all repossessed properties were flats or apartments, and 46% were terraced properties. 

Graph I
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Graph J
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The map and table which follow show where the auctioned properties lie within the NewHeartlands pathfinder area. There were 249 lots located in Sefton and 218 within the Wirral HMR area. 712 of the 1317 lots fell within the Liverpool boundary of the pathfinder and a further 605 actually within the Liverpool ZOOs. Table 3 below breaks down these figures by ADF and ZOO. As demonstrated on the map, there were high concentrations of properties located in and around the Wavertree ZOO and its border with City Centre South, in the Stanley Park ZOO, as well as around the Liverpool and Sefton border, between Bedford Queens and Stanley Park. The lots are concentrated in the same areas as in the previous report.

  Table 3 Lots at Auction by Area
	ZOO/ADF/Area
	No. of lots

	Liverpool HMR
	712

	City Centre North
	64

	City Centre South
	93

	Stanley Park
	181

	Wavertree
	267

	Liverpool
	1317

	Bedford Queens
	72

	Klondyke
	45

	Linacre
	44

	Peel Knowsley
	46

	Waterloo
	42

	Sefton
	249

	Birkenhead
	72

	Rock Ferry
	25

	Tranmere
	54

	Wallasey
	67

	Wirral
	218

	Total
	1784
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House Prices, Sales and Affordability

House prices and the number of properties are good indicators of the housing market in a given area. The median house price across Merseyside and within the NewHeartlands Pathfinder as well as the number of house sales between April 2000 and December 2008 can be viewed in Graphs K and L below.  

Graph K
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Median House Price

The median house price in the Housing Market Renewal area was £33,000 in quarter 2 2000, since then the median value has increased to reach a maximum of £100,000 in quarter 4 2007. However, by the end of quarter 4 2008, the median price fell to £85,000, a drop of 10.5% on the previous quarter and 15% on the same period in the previous year. The median house price for Merseyside has followed a similar trajectory to that of NewHeartlands, although from a higher level of £54,950 in quarter 2 2000. In quarter 3 2007, the Merseyside median house price reached a peak of £132,500 but has since declined to £120,000 by quarter 4 2008. 

Volume of sale

The number of properties being sold has fluctuated since April 2000 particularly across Merseyside. Since quarter 3 2007, the number of sales has dropped from 7202 to a low of 2083 between September and December 2008 (although there may be a backlog of data for this period). The number of sales within the NewHeartlands Pathfinder has not exceeded 2000. Sale volume was at its lowest in quarter 4 2008 at 468, although again, there may be a backlog. In Q3 2008, there were 722 sales, which represented a 56% drop on the number of sales for the same period a year earlier.

Graph L
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Developers and House Builders
Promotional Products Being Offered

Most developers are offering promotions and incentives to buyers such as gifted deposits, free legal and mortgage fees, shared equity and deferred mortgage payments. Some examples are listed below: 

Lovell are offering buyers a new home for 75% of the price, with no deposit to pay. Buyers own 100% of the house but only pay 75% upfront, with the remaining 25% obtained through a loan from Lovell, to be paid back within 10 years e.g. Kensington Square, Liverpool.

Bellway have a similar scheme where buyers purchase a property for 75% of the price and the other 25% is to be paid back upon resale, re-mortgage or within 10 years. Other incentives include part exchange and 5% deposit paid e.g. Joshua Place Wavertree and Hawthorne Road, Bootle.

Gleeson Homes are offering to pay stamp duty, pay the 5% deposit, supply fitted carpets, part exchange and sell a buyer’s old home. 

David Wilson (Barratt Homes) advertise shared equity schemes, part exchange and payment of stamp duty, legal fees and moving costs in addition to  selling a buyer’s old home e.g. Roscommon Street, Liverpool.

Keepmoat are offering £5,000 worth of shopping vouchers, legal bill cover and interior design packages in addition to paying deposits e.g. Robson Street, Anfield. 
 

 New Build Output
New build development in Sefton is continuing despite the downturn with Bellway continuing to build for sale on the last phase of the scheme at St. Elizabeth’s Place. The HMR delivery team has been working alongside developers to ensure that new build development continues: In some cases flats that were intended for private sale have now been switched to social rent to ensure they are occupied and completed. The HMR team has worked with its RSL partners to switch shared ownership units to Rent to Homebuy due to difficulties within the mortgage market. Also, changes to the design of the proposed new-build development both in terms of the property types to be built, and the possible tenure split have been made in order to ensure that there is sufficient confidence amongst developers to begin to build new homes later this year.

The delivery team has also worked with RSLs to agree to changes in tenure on some National Affordable Housing Programme (NAHP) schemes, looked at using council owned land to secure affordable housing development and helped private developers to work with RSLs to enable developments to proceed, which otherwise would have been stopped due to market conditions.
In Wirral, the only private new build development on site is at Fiveways, Rock Ferry (Sevenoaks, Phase 1). Sale units here will only be completed once they are sold off plan. Obvious impacts of the credit crunch are that a number of sub-contractors have gone bust since December 08 including three main ones – the ground worker, timber frame supplier and window supplier. Consequently, the new-build is now 10-12 weeks behind schedule and first completions are now due at the end of June 2009. Developers are having to price in the fact that there is uncertainty as to whether a job with sub-contractors will be finished because of firms going bust. 

On other developments, RSL Home Buy units have been changed to social rent.
The following reports have been given by Estate Agents working within the NewHeartlands Housing Market Renewal areas, in order to provide an understanding of the housing market at a more localised level. 

Estate Agents Report 24/09/2008 Sutton Kersh:  Anfield/ Walton

The housing market has been affected very badly by the credit crunch, the majority of houses being sold are those which have been repossessed and at very low prices. The average priced property is not selling, anything over £100,000 is not moving and has sat on Sutton Kersh’s books for a while. Sutton Kersh are encouraging clients who have had a property up for sale for a while to reduce the asking price. Anybody who is putting in an offer is asking for £10,000-£30,000 lower than the asking price. Buyer enquiries have fallen but Sutton Kersh has their own website and advertises through many other sources e.g. Your Move, so enquiries do come through there. The number of first time buyers has dropped as they were not geared up to having to pay a deposit. The mortgage products are very hard to come by, if you only have a 5% deposit the rates are high, but with a 10% deposit buyers can strike a good deal. The rental market has completely overtaken the sales market. Sutton Kersh’s rental branch is located in Cotton Street, but each of the local branches are now also having to take on properties for rent amongst their portfolios. At the last auction over 60% of properties were sold.
Estate Agents Report 30/09/2008 Halifax: Waterloo 

The local housing market has not been affected by the credit crunch as much as the media has claimed. In the Waterloo branch sales are down by 12% compared to this time last year, nationally Halifax has recorded a 15% fall on last year. Sefton has not been as hard hit as other areas. The market in Bootle and Litherland is moving better than it was at the beginning of the year, there are more buyers about now because people are more used to the idea of having to pay a deposit and have saved whereas a few months ago they hadn’t because it was easier to obtain a 100% mortgage. People’s mindset has changed. Halifax are still providing 95% mortgages, credit is available but a deposit is needed. Buyers are lucky at the moment in one sense because house prices have fallen therefore the deposit required is less, £2000-£5000 for some properties. Capital of culture has helped as it has generated interest in the area so it hasn’t been as widely affected by current conditions; prices are not falling as badly as elsewhere.  

On the mortgage side, Halifax are not knocking people back, the problem is that people aren’t coming in to ask. People are scared to ask because of the scaremongering in the media, therefore the volumes trying to obtain a mortgage have fallen. The media are making the situation appear worse than it actually is and putting people off. The market would benefit from the media putting a positive spin on the local housing market and explaining that things aren’t as bad as they seem, especially in certain pockets. i.e. there are developments going on with Riverside around Trinity Road where new houses and apartments are up for sale with the offer of shared ownership. This is an option for first time buyers, properties here have been selling. Also Homes Hub has been doing some work on renovating older properties and selling them at affordable prices, first time buyers have been buying these properties which are around Cambridge Road and Hero Street, Bootle. These properties are affordable plus there are subsidies from Homes Hub. If people ask there are plenty of options available: affordable housing, deposits paid, shared ownership etc. There are some flats being built in Waterloo currently which will go on the market soon with many options available for people to buy. The problem is that people are not coming into the Halifax branch to ask questions, the number of buyer enquiries has fallen. Those people who are coming in to ask are serious or desperate to buy, but people who did come in who weren’t sure about things and wanted more information do not come in to the branch anymore. 

When questioned about the rental market the advisor told me that landlords are not buying as much and that the renting market seems to be struggling. Landlords are unable to get finance, buy to let mortgages are not available. The private landlord side is not as busy as it has been in the last two years as landlords are not able to finance their businesses anymore, or expand portfolios. Investors are being stopped. The banks want 8% interest rates for a buy to let mortgage which would mean the landlords will not be making as much profit. Basically the finance for this sector is drying up, so many landlords have changed their tack and are now operating multi-lets charging per room instead of per house, in order to make more money. The properties they have on offer are more like bed-sits. 
House prices have fallen by 5-10%. The top end of the market which includes semi – detached properties over £200,000 has been hit the hardest. There are hundreds of 3-4 bed-roomed semis for sale on sites such as Right Move. Properties that where priced over £200,000 have now dropped to £180,000, whereas terraced properties that were £65,000 are now £58,000. The semi-detached market has been the hardest hit as these properties used to be snapped up by people looking to move up into better areas near schools etc along Park Avenue, moving into Crosby. 

Overall some publicity is needed to encourage people to ask about options available to them. There are options there for people if they ask and aren’t scared away. It is a good time to buy in one way because there are many products out there and offers, people just need to ask. 

Estate Agents Report -  Sutton Kersh: Anfield / Walton 05/01/2009

The branch manager reported that there had been no improvements in the housing market since the last time I spoke to her in September 2008. She reported that buyer enquiries had fallen and that it was only investors who were interested in purchasing properties, but at very low prices, mid £30-£55,000. Some properties were selling at this price depending on how desperate the vendors were to sell.  There are few mortgage products available because the banks aren’t loaning, but the interest rates are poor. 

There are no first time buyers entering the market at all. Anything that requires a mortgage is not selling because the area is first time buyer territory and in order to get a mortgage with good rates, a 20-25% deposit is required.  The only first time buyers are those in a good position and able to secure a mortgage. 

The area has mainly terraced properties with a few detached and semi detached homes. These are not shifting at all because they rely on people moving up the chain and if first time buyers are unable to purchase the terraces, people cannot move up the ladder. 

Sellers have dropped prices but buyers, particularly investors, are offering between £10,000 and £40,000 less than the asking price even though it has been reduced already. 

Confidence is low for both buyers and lenders with no sign of recovery. The rental market is very strong and Sutton Kersh has several properties advertised as ‘investment properties’, which are those that have been repossessed.

Estate Agents Report 03/02/2009 Halifax: Waterloo 

The Waterloo branch of Halifax reported that there has been a vast improvement in the number of buyer enquiries since December 2008 and the present. Also, in comparison to January 2008, the number of enquiries has doubled. The buyers are a mixture of first time buyers looking for a bargain and investors, who have started to buy again, also looking for a bargain. The number of properties being sold has increased, with 15 in January 2009, compared to 4 in January 2008. 

House prices are defined by two sets of vendors. There are very realistic sellers offering very good prices and there are those still trying to achieve high prices. Halifax has existing stock on its books which is not selling because vendors are not dropping their prices to the new price range. It is only properties that are within the new price range that are selling. House prices have dropped by around £20,000 compared to last year. The sold price of a property in the same road is between 15% and 20% less than last year.

The branch manager advised that there is evidence to suggest the market is moving. The branch in Waterloo had 142 viewings in January and has had several already during February. Serious buyers are coming in to the branch again and people are going to see 4-5 houses now because there are so many available. Buyers are picking up the cheapest properties; they are more price conscious and care more about the price than what the house looks like. People are getting bargains because the prices are so low. Properties in a new build development that were £170,000 a year ago would now cost £125,000 and because the price may go back up to £140,000, they are being snapped up. People do not want to lose out and will take the chance if the price is good. This is true for all property types from terraced houses in Bootle to semi-detached properties in Brighton-le-Sands. In order to sell you need to undercut the competition in your street as people will buy. For instance a property for £129,000 was sold straight away, leaving another property in the same street priced at £170,000, unsold.  
There are plenty of mortgages available, nobody is getting knocked back. The maximum deposit required is 10%; lenders are also accepting gifted deposits. The rates are getting better, although not in comparison to the base rate, but are available at 2.99-5.99%. Mortgages are very cheap in real terms, consequently it is a good time to buy. 

The branch has had many enquiries regarding properties to rent, however they have found that many first time buyers would now rather buy than rent because of the options available. The branch has arranged three mortgages to first time buyers this week. As long as people can prove they have an income and no major arrears they should have no problem securing a mortgage deal. Normal working people are asked for a maximum 10% deposit as lenders are now getting quite desperate. Other lenders have approached Halifax to see if they can offer products to people when Halifax can’t. Halifax have said that they have not turned down anyone from obtaining a mortgage, who they wouldn’t have been turned down two years ago. Service is as normal. There is much more money and flexibility than the press say, most lenders would be begging people to come in. No bank wants to be the first to advertise a new mortgage scheme despite them being available. The manager believed that prices will bounce back much quicker than the rate at which they fell, so now is the time to spot the cheapest house and buy it. People should be told that there are mortgages about and that there is lots of help out there. There are options to help pay the 10% deposit if needed. Buying is a better option than renting because there are many nice houses out there to be purchased at good prices. There are many incentive schemes through Homes Hub and Riverside and various options to choose from in order to get on the housing ladder. It is a great time for first time buyers. 

Estate Agents Report -  Sutton Kersh: Anfield / Walton 28/04/2009

The branch manager reported that there had been an increased number of buyer enquiries within the private market, which included some first time buyers. There are now more private properties for sale than properties which have been repossessed. The number of properties being sold is higher than this time last year; this is true for all property types. In terms of house prices, vendors are now accepting offers lower than the asking price, as both individuals and investors will not pay the asking price. An example is a property in Walton which was originally up for sale for £115,000 has now been sold for £100,000. Generally, people are offering between £5,000 and £20,000 less than the asking price. 

The rental market is extremely buoyant and has taken over from the sales market as people are struggling to get on the property ladder and see renting as an alternative. Rental values have increased slightly. Mortgages at reasonable rates are available if people have a deposit in the range of 15% - 25%, anything less and the rates offered are not competitive. Overall the market has picked up: a small private developer approached Sutton Kersh about a new build development, the fact that this is now going ahead (with Sutton Kersh acting as the agent) shows that there may be a renewed confidence in the market. 

In January and February repossessed properties were coming through thick and fast, this area of the market has quietened down more recently although still prevails. Sutton Kersh is holding an auction this week and already there has been a very good response to this event. 

Estate Agents Report 29/04/2009 Halifax: Waterloo 

A member of staff at this branch advised that there has been significant activity in terms of the number of buyer enquiries within this agency, although levels have been lower in April than March, but this may be attributable to the Easter holidays. Halifax are now selling more second time buyer properties than in the previous few months. At the beginning of the year, it was properties at the cheaper end of the market that were selling as well as repossessed properties. The market is now moving on from this although there are still a number of repossessed properties being put on the market, and buyers are quick to show an interest in these properties, although it is mainly investors who are doing so. The number of valuations and properties on the branch’s listings are lower than last month.

House prices are stabilising now, they are no longer dropping. More realistic offers are being placed on properties. Although people are still offering less than the asking price, the gap between the two has narrowed. Halifax does not deal with the rental market, but the agent said there is quite a call in this area for rented properties. She also advised that there are some good mortgage deals around for first time buyers but that a 10-15% deposit was required. Despite this the number of applications has been quite steady. Overall the market seems to be picking up in this area as there is more activity.
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