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1 Introduction

AMION Consulting, on behalf of NewHeartlands, has been tasked with investigating the likely future demand for housing by type, as a result of the expected change in the occupational employment structure of the Merseyside Housing Market Renewal (HMR) area.  This analysis has built upon previous work by AMION
, which set out the forecast growth in total households and the projected occupational change in employment within the HMR area.  It also draws upon the findings of the ECOTEC survey (2007)
 of people in higher order occupations living within surrounding areas.
The work is in response to the recommendation of the Audit Commission to “better understand the needs and aspirations of key groups of people, particularly those identified in the AMION work as representing the higher order occupations”.  As such, this report has focused upon the housing demands, specifically in terms of type of housing, of those individuals within higher order occupations, including managers and senior officials, professional occupations and associate professional and technical occupations.
The paper continues in five sections, as follows:

· Section 2 – sets out the approach that has been adopted to the forecasting work;

· Section 3 – presents a summary of the economic and household forecasts;
· Section 4 – analyses the likely nature of housing demand, drawing upon the relationship between housing type and employment occupations;
· Section 5 – summarises some of the key findings from the ECOTEC survey; and

· Section 6 – draws together the implications of the work.
2 Approach

The approach adopted to undertake the research has been as follows: 

· Occupational forecasts – as part of the ‘Work Package 1: Forecasting’ report, Cambridge Econometrics’ Local Economy Forecasting Model (LEFM) was used to generate economic forecasts for the HMR districts, including employment change by occupation.  The LEFM occupational forecasts have been reviewed for each of the nine Standard Occupational Classification (SOC) major groups and the projected change within the three HMR districts between 2005 and 2015 analysed.  This analysis forms the basis for the estimation of potential future demand for housing by type within the HMR area.  

· Household forecasts – the ‘Work Package 1: Forecasting’ report also derived overall household forecasts for the three HMR districts.  These HMR household forecasts have been updated, reflecting the Office of National Statistics ONS 2004 sub-national population projections, to provide an estimate of the likely future demand for housing within the HMR area.  In addition, the prospective demand for housing under a range of sensitivity scenarios has been assessed, based upon varying assumptions with regard to the potential impact of the HMR programme.
· Housing forecasts by type – an analysis of the relationship between type of household occupied and employment occupation has provided the foundation for disaggregating the housing demand forecasts by type.  The analysis has been based upon an assessment of the 2001 Census.  The coefficients of employment occupation against housing type have been used, along with the forecast change in the HMR area’s occupational structure, to breakdown estimated future housing demand into four component types, namely:

· detached;

· semi-detached;

· terraced; and

· flats.

An additional analysis has also been undertaken with regard to the demand for housing by tenure, where forecast occupational change has again been used to derive the potential nature of housing demand.

· Potential HMR impact – consideration has been given to the implications of the forecast work and the findings of the ECOTEC survey in order to establish the likely impact the forecast change in occupational structure will have on the housing market within the HMR area.
A key aim of the research has been to identify the housing demands of specific groups, such as those moving into the area to take-up high value added employment opportunities.  It is intended that this will help to inform the provision of housing supply such that it can be better matched with housing demand.
3 Occupational and housing forecasts
3.1 Introduction

The ‘Work package 1: Forecasting’ report encompassed the production of economic, demographic and household forecasts.  Included within the forecasts were projections as to the expected occupational change in employment and the growth in households within the three HMR districts of Liverpool, Sefton and Wirral.  This section presents a summary of these occupational and housing forecasts.  The housing forecasts have been updated to take account of the ONS 2004 sub-national population projections.
3.2 Occupational analysis 

The occupational analysis has been underpinned by forecasts produced by Cambridge Econometrics, using their LEFM – a forecasting model that provides a framework linking output and employment in the local economy to local spending and exports from the local area.  
Along with Gross Value Added projections, the LEFM has been used to generate employment forecasts to 2015 for the HMR districts, as well as comparative forecasts for the North West region and UK.  In addition to the projected total growth in employment, the forecasts have been broken down by the nine SOC major groups, so as to provide an indication of the expected occupational change within the HMR area.  The occupational forecasts are shown in Table 3.1
	Table 3.1: Occupational forecasts

	
	HMR districts
	North West
	UK

	
	Employment 2015 (000s)
	Growth    2005-15 (no.)
	Growth   2005-15 (%)
	Growth   2005-15 (%)
	Growth   2005-15 (%)

	1.Managers & senior officials
	60.8
	6.0
	11%
	8%
	15%

	2.Professional occupations
	83.6
	13.5
	19%
	16%
	20%

	3.Associate professional & technical
	78.9
	10.5
	15%
	13%
	18%

	4.Administration & secretarial occupations
	70.2
	-7.6
	-10%
	-7%
	-12%

	5.Skilled trades occupations
	37.8
	-9.1
	-19%
	-16%
	-13%

	6.Personal service occupations
	46.5
	9.2
	25%
	28%
	30%

	7.Sales & customer service occupations
	42.4
	2.9
	7%
	11%
	14%

	8.Process plant & machine operatives
	36.8
	-1.6
	-4%
	-7%
	-4%

	9.Elementary occupations
	45.8
	-9.4
	-17%
	-24%
	-9%


Source: Cambridge Econometrics

The occupational forecasts show that:

· employment within higher order occupations (SOC major groups 1-3) in the HMR districts is expected to grow, particularly within professional occupations;
· the highest proportional growth in employment is forecast within personal service occupations, whilst the greatest absolute growth is expected within professional occupations;

· in contrast, employment within lower order occupations (SOC major groups 8-9) is forecast to fall, along with the number of jobs within administration and secretarial occupations and skilled trades occupations;
· the occupation that has the greatest representation of employment in 2015 will be professional occupations, followed closely by associate professional and technical occupations; and
· the smallest proportion of jobs in 2015 within the three HMR districts will be in process plant and machine operative occupations and skilled trades occupations. 
The forecast occupational change within the HMR and reference area is similar to the trend expected for the North West and UK, particularly the projected strong employment growth in higher order occupations and a fall in employment within lower order occupations.
It should be noted that the occupational forecasts do not take account of the skills profile of the local labour force and as such there is an issue in terms of whether there is a sufficient skills base within the HMR districts to meet the forecast increased demand for higher order jobs.
3.3 Household analysis

The household forecasts for the three HMR districts are based upon the ONS 2004 sub-national population and migration projections, along with estimates of private household population and household representative rates.  Again, comparative forecasts have also been produced for the wider North West region and nationally.
Forecasts have been derived for two scenarios, namely a base scenario and a HMR intervention scenario.  The base scenario has used unadjusted ONS population and migration projections, which take no account of HMR intervention.  For the intervention scenario, in-migration and out-migration forecasts have been adjusted, such that population growth within the HMR districts will be in line with regional growth, in order to reflect the potential impact of the HMR programme.

(i) Base scenario forecasts

Table 3.2 sets out the base scenario household forecasts for the HMR districts and for the North West and England.
	Table 3.2: Household forecasts – base scenario (000s)

	
	2005
	2015
	Absolute change
	% change

	HMR districts
	456
	487
	31
	6.8%

	North West
	2,954
	3,192
	238
	8.0%

	England
	21,657
	23,903
	2,246
	10.4%


Note: figures may not sum due to rounding
According to the base scenario household forecasts:
· the number of households within the HMR districts is projected to rise by 31,000 (6.8%) between 2005 and 2015; and
· in comparison, the number of households in the North West and England is expected to rise by 8.0% and 10.4% respectively, over the same ten year period.

In the absence of HMR intervention it is still forecast that the number of households within the HMR districts will increase, although the rate of growth is projected to be lower than that experienced at the regional and national level.  In addition, the growth in number of households within the HMR districts is expected to be ‘driven’ to a large extent by changing household size rather than a net in-migration of persons.

(ii) HMR intervention scenario forecasts

The household forecasts under the HMR intervention scenario are shown in Table 3.3.  For comparative purposes, the regional and national forecasts have again been included.
	Table 3.3: Household forecasts – HMR intervention scenario (000s)

	
	2005
	2015
	Absolute change
	% change

	HMR districts
	456
	495
	39
	8.6%

	North West
	2,954
	3,192
	238
	8.0%

	England
	21,657
	23,903
	2,246
	10.4%


Note: figures may not sum due to rounding
The household forecasts under the HMR intervention scenario show that:
· taking into account the impact of HMR intervention, the number of households within the HMR districts may grow by some 39,000 (8.6%); and
· the forecast rate of growth would be similar to that projected for the region, although still below the expected proportional increase within England as a whole.

The potential impact of the HMRI, in addition to what is thought will happen anyway (base scenario), could be an additional increase in the number of households within the HMR districts of 8,000 by 2015.
4 Nature of housing demand
4.1 Introduction

This section sets out an analysis of the form of housing that may be demanded within the HMR districts, focusing upon the needs of those employed within higher order occupations.
4.2 Occupation and housing type
An assessment has been undertaken to determine the relationship between household type and employment occupation within the HMR districts.  This has been based upon an analysis of commissioned outputs from the 2001 Census, procured from the ONS, detailing household type by each of the nine SOC major groups.  Data has been provided for four main housing types, namely detached, semi-detached, terraced and flats, as shown in Table 4.1.

	Table 4.1: Household type by occupation – Household Reference Persons (HRPs)

	
	Detached
	Semi-detached
	Terraced
	Flats
	Other
	Total

	1. Managers & senior officials
	26.3%
	44.0%
	19.1%
	10.4%
	0.2%
	100%

	2. Professional occupations
	24.9%
	41.9%
	20.5%
	12.4%
	0.3%
	100%

	3. Associate professional & technical
	16.5%
	45.9%
	25.5%
	11.8%
	0.2%
	100%

	4. Administration & secretarial occupations
	11.3%
	43.0%
	34.0%
	11.5%
	0.2%
	100%

	5. Skilled trades occupations
	12.9%
	50.2%
	29.9%
	6.8%
	0.2%
	100%

	6. Personal service occupations
	7.8%
	38.4%
	39.9%
	13.4%
	0.5%
	100%

	7. Sales & customer service occupations
	9.0%
	37.1%
	40.1%
	13.5%
	0.3%
	100%

	8. Process plant & machine operatives
	8.6%
	44.3%
	39.5%
	7.3%
	0.3%
	100%

	9. Elementary occupations
	6.1%
	37.0%
	45.2%
	11.3%
	0.4%
	100%


Source: Census 2001
The analysis of household type by occupation highlights the divergence in the form of housing associated with different occupational groups:

· within higher order occupations, particularly managers and senior officials and professional occupations, around a quarter reside within detached properties;

· in comparison, there is a relatively low level of detached housing occupied by employees in the lower order occupations, such as process plant and machine operatives and elementary occupations;

· there is less variance between the occupational groups in terms of semi-detached properties, with semi-detached housing being the most popular type of property for the majority of occupations;

· a relatively low proportion of employees within higher order occupations occupy terraced properties - less than a fifth of managers and senior officials currently live within a terraced property;
· this contrasts with other occupational groups, in particular with those working within SOC groups 6-9, where the proportion of terraced housing is much more significant than that for detached properties; and
· the proportion of employees residing in flats also differs between occupations, but there is less of an obvious divergence between those employed within higher order occupations and those working in lower order occupations.
In addition to the analysis of housing type by employment occupation, a review of housing tenure against the nine SOC major groups has also been carried out.  The tenure of housing has been separated out between owner occupier, rented from the council, other social rented, private rented and lives rent free.  Table 3.2 sets out the results of this analysis.
	Table 4.2: Household tenure by occupation – Household Reference Persons (HRPs)

	
	Owner occupier
	Rented from council
	Other social rented
	Private rented
	Lives rent free
	Total

	1. Managers & senior officials
	87.6%
	2.5%
	1.9%
	6.6%
	1.3%
	100%

	2. Professional occupations
	84.9%
	1.8%
	2.0%
	9.9%
	1.4%
	100%

	3. Associate professional & technical
	84.4%
	3.0%
	3.2%
	8.9%
	0.5%
	100%

	4. Administration & secretarial occupations
	80.4%
	5.6%
	4.5%
	9.0%
	0.4%
	100%

	5. Skilled trades occupations
	85.0%
	5.4%
	3.3%
	5.9%
	0.4%
	100%

	6. Personal service occupations
	64.2%
	13.6%
	8.9%
	12.2%
	1.1%
	100%

	7. Sales & customer service occupations
	63.8%
	12.1%
	8.2%
	15.1%
	0.8%
	100%

	8. Process plant & machine operatives
	80.1%
	8.8%
	5.0%
	5.8%
	0.3%
	100%

	9. Elementary occupations
	63.3%
	15.5%
	9.5%
	11.1%
	0.7%
	100%


As with the analysis of housing type, the review of tenure indicates that there are clear variances between the tenure of dwellings occupied by employees within different occupations:
· there is a high proportion of owner occupier properties amongst those employed within SOC groups 1-3, particularly for managers and senior officials;
· overall, a smaller proportion of employees working within lower order occupations reside in owner occupier households, although the difference is not as stark in terms of process plant and machine operatives;
· a relatively small proportion of properties occupied by employees associated with higher order occupations are rented from the council or other social rented;
· in contrast, there are a much greater proportion of socially rented households within lower order occupations, as well as a relatively high percentage of private rented properties; and

· whilst the proportion of private rented properties resided in by employees within higher order occupations is less than that for lower order occupations, it is higher than the proportion of socially rented households.
4.3 Forecast demand for housing
(i) Historic trends

An overview of the historic change in households by type was set out within the ‘Work Package 1: Forecasting’ report.  Table 4.3 shows the breakdown of households by type in 1991 and 2001 for the HMR area districts, as well as for the North West and England.

	Table 4.3: Households by type, 1991 and 2001

	
	HMR districts
	North West
	England

	
	1991 (%)
	2001 (%)
	1991 (%)
	2001 (%)
	1991 (%)
	2001 (%)

	Detached
	9.9%
	12.6%
	14.7%
	18.0%
	20.4%
	22.8%

	Semi-detached
	34.8%
	38.3%
	35.6%
	37.5%
	30.9%
	32.2%

	Terraced
	36.7%
	32.8%
	35.7%
	31.4%
	29.6%
	25.8%

	Flats
	18.5%
	16.3%
	13.9%
	12.8%
	19.1%
	18.9%

	Total
	100%
	100%
	100%
	100%
	100%
	100%


Source: NOMIS – 1991 and 2001 small area census statistics

Over the ten year period between 1991 and 2001, the proportion of detached and semi-detached properties within the HMR districts increased, as was the case within the North West and England as a whole.  In comparison, the proportion of flats and terraced properties fell.  Despite the growth in detached properties, in 2001 there was still a relative under-representation of detached households within the HMR districts compared with the regional and national averages.  Meanwhile, the proportion of semi-detached and terraced households was, as of 2001, greater within the HMR districts than in the North West and England.
The ‘Work Package 1: Forecasting’ report concluded that the implications of these trends were that continued growth could be expected in detached and semi-detached housing, particularly as new higher skilled in-migrants will further increase demand for this type of property.  However, demand for terraced housing may remain more limited, specifically where they lack gardens and other amenities.  In addition, there could be a continued reduction in demand for older, poorly located flats, but there may well be an upturn in demand for new properties due to the strong interest in City Centre living.

(ii) Future demand

The future demand for new dwellings by type is difficult to predict in the absence of fully articulated and linked housing market, population and economic models.  However, there are a number of trends evident that will influence the mix of housing, including the continued emergence of the City Centre market and the housing demands of specific groups, such as those moving in to the area to take-up high value added employment opportunities.

As such, in constructing a future growth scenario, consideration has been given to the historic trends outlined above, along with specific trends that may also impact upon the housing market.  In particular, the report has analysed the relationship between household type and employment occupation, with specific allowance made for the change in occupational structure within the three HMR districts, as projected by Cambridge Econometrics.  The following assumptions have therefore been made in terms of the future growth in demand for each housing type:
· detached – continued increase in the demand for detached housing, in line with the proportional rate of growth experienced between 1991 and 2001;
· semi-detached – growth in the demand for semi-detached properties, but constrained in order to reflect the already high proportion of this type of household within the HMR districts;

· terraced – continued reduction in the demand for terraced housing, consistent with the rate of decline recorded between the Census 1991 and Census 2001; and

· flats – stabilisation in the proportional demand for flats, with reduced demand for poorly located properties, but a growth in demand for new, modern flats within and around the City Centre.  

From this analysis, the likely future demand for housing by type has been estimated, based upon the household forecasts outlined in Section 3.  The household forecasts by type have been produced for the two housing scenarios (base scenario and HMR intervention scenario), as shown in Table 4.4.

	Table 4.4: Household forecasts by type – HMR districts

	
	2005
	2015
	Growth

	
	
	
	No.
	%

	Base scenario

	Detached
	62,695
	83,429
	20,733
	33.1%

	Semi-detached
	175,316
	194,674
	19,358
	11.0%

	Terraced
	142,029
	127,651
	-14,378
	-10.1%

	Flats
	74,075
	79,368
	5,293
	7.1%

	Other
	1,673
	1,785
	112
	6.7%

	Total
	455,789
	486,907
	31,118
	6.8%

	HMR intervention scenario

	Detached
	62,695
	84,865
	22,170
	35.4%

	Semi-detached
	175,316
	198,027
	22,710
	13.0%

	Terraced
	142,029
	129,850
	-12,180
	-8.6%

	Flats
	74,075
	80,735
	6,660
	9.0%

	Other
	1,673
	1,816
	142
	8.5%

	Total
	455,789
	495,292
	39,502
	8.6%


The household forecasts by type for the three HMR districts, after making allowance for the expected change in occupational structure, show that:

· the largest proportional increase in demand is forecast to be within detached housing, with growth of 33% and 35% under the base scenario and HMR  intervention scenario respectively;

· the demand for semi-detached properties is also expected to increase, with the rate of growth forecast to be 11% under the base scenario and 13% under the HMR intervention scenario;
· in contrast, terraced housing is projected to experience a decline in demand over the 10 year period – -10% under the base scenario and -9% under the HMR intervention scenario;

· the proportional rate of growth in demand between 2005 and 2015 for flats is forecast to be similar to the overall average growth in housing demand under both scenarios; and

· detached housing is expected to experience the greatest absolute growth over the 10 year period, ranging from 20,733 to 22,170 under the base scenario and HMR intervention scenario respectively.

As well as the forecast demand for housing by type for all occupations, it is also useful to identify the future demand for housing that can be related specifically to higher order occupations.  This relates back to the recommendation of the Audit commission to better understand the needs of employees within key growth sectors.
The demand for housing by type within SOC major groups 1-3 has therefore been estimated, again based upon the coefficients derived from the 2001 Census and the change in occupational structure projected by Cambridge Econometrics.  Furthermore, this analysis has also encompassed personal service occupations (SOC major group 6), due to the strong growth forecast for this sector.  A summary of the occupational specific forecasts, under both the base scenario and HMR intervention scenario, is set out in Table 4.5.
	Table 4.5: Occupational specific household forecasts by type – HMR districts

	
	SOC group 1
	SOC group 2
	SOC group 3
	SOC group 6

	
	2015
	Change (05-15)
	2015
	Change (05-15)
	2015
	Change (05-15)
	2015
	Change (05-15)

	Base scenario

	Detached
	13,396
	3,599
	11,761
	3,759
	8,343
	2,539
	2,266
	923

	Semi-detached
	17,885
	2,761
	15,762
	3,356
	18,582
	3,683
	8,275
	2,321

	Terraced
	5,578
	-541
	5,644
	-36
	7,856
	49
	6,675
	826

	Flats
	3,484
	70
	4,052
	491
	4,339
	601
	2,859
	780

	Other
	67
	10
	103
	21
	90
	16
	97
	24

	Total
	40,410
	5,899
	37,322
	7,591
	39,209
	6,888
	20,172
	4,874

	HMR intervention scenario

	Detached
	13,627
	3,829
	11,963
	3,962
	8,487
	2,682
	2,305
	962

	Semi-detached
	18,193
	3,069
	16,033
	3,627
	18,902
	4,003
	8,417
	2,464

	Terraced
	5,674
	-445
	5,741
	61
	7,991
	185
	6,790
	941

	Flats
	3,544
	130
	4,121
	561
	4,413
	676
	2,908
	830

	Other
	68
	11
	105
	23
	91
	17
	99
	25

	Total
	41,106
	6,595
	37,964
	8,234
	39,884
	7,564
	20,519
	5,221


According to the occupational specific household forecasts by type for the three HMR districts, under both the base scenario and HMR intervention scenario:
· the largest growth in household demand from managers and senior officials (SOC group 1) will be for detached properties, followed by semi-detached housing;
· a similar pattern of demand is forecast to apply with regard to the housing demand derived from professional occupations (SOC group 2), although the demand for terraced housing and flats will be proportionally more significant than that associated with managers and senior officials;
· in terms of the type of housing demand from employees within associate professional and technical occupations (SOC group 3), the largest increase is expected within semi-detached properties and, to a lesser extent, detached housing; and
· the forecast increase in housing demand associated with personal service occupations will be mainly for semi-detached properties.
Overall, within the four occupations outlined within Table 4.5, the largest absolute growth in demand will be for semi-detached housing, whilst the greatest proportional increase in demand will be for detached properties.  The demand for terraced housing from the four SOC groups is forecast to remain relatively static under both the base scenario and HMR intervention scenario, whilst the demand for flats will increase, but only marginally compared to the growth in demand for detached and semi-detached properties.
5 ECOTEC survey findings
The analysis of forecast demand for housing by type, in particular that associated with higher order occupations, has so far been undertaken at a district level.  To establish what the implications may be for the NewHeartlands HMR area, it is necessary to consider what the needs and aspirations of those people driving the change in demand for housing are and whether the HMR area can meet these requirements.  For example, whilst an overall increase in demand has been projected for detached properties within the three HMR districts, this demand could be focused outside of the HMR area itself.

A survey has been undertaken by ECOTEC of people in higher order occupations living in areas surrounding the HMR area.
  In total, 462 people responded to the postal survey. The key conclusions of the survey are as follows:
· Some 80% of people lived in a detached or semi detached house, with 12% in terraced properties and only 3% in flats or apartments. Most properties had three or four bedrooms.

· More than 90% of respondents were owner occupiers.

· The two most likely stimuli to their next move were seen as a change of job or a requirement for ‘more space’ i.e. a larger property. Increasing property investment or moving to a better area were also potentially important. The latter was seen as the most important stimulus by those who live in terraced houses.

· If taking up a well paid job in central Liverpool, 22% would still choose to live in their current property, particularly those with CW postcodes. The Wirral would be favoured by 16%, especially those with CH or CW postcodes at present. Areas within the HMRA would be considered by up to 15% of the sample.

· City centre living was the preference of 10% of the sample, predominantly single people as opposed to families.

· Only 4% were adamant they would not move to Liverpool itself, even if       working there.

· When considering the factors which would encourage them to live in the NewHeartlands area, respondents placed far more emphasis on 
the nature of the area than on the property type. Living in an area 
which is safe, quiet and has a good reputation appeals to a significant 
proportion of the sample.

· As many as 70% said that living in a safe area with no significant risk of crime was ‘extremely important’.

· Improvements which respondents thought most likely to attract them into the NewHeartlands area were: tackling crime and anti social 
behaviour, dealing with problem neighbours, and improving the appearance and image of the area.

· However, against this background of improved community safety, good quality, competitively priced housing was then one of the critical factors likely to encourage people to move to the NewHeartlands area.

· When asked about the factors which might discourage them from moving into this area, almost half the sample made reference to crime.

· It is unclear whether this perception of an area with a reputation for crime is stronger for Liverpool than for other major cities, but it is 
clearly a barrier to inward migration for people from higher order occupations.
The Survey results suggest that in order to attract those in higher order occupations to the NewHeartlands area significant work in relation to the nature and perception of the area, as well as the property type, is required.  Consequently, the scale of demand in the area may be lower than suggested in the forecasts unless these factors are addressed.  However, the scale of this task should not be under-estimated.
6 Potential HMR impact

6.1 Introduction

This section outlines the implications of the forecast changes in occupational structure and household growth for the HMR area, taking account of the results of the ECOTEC survey.  Three key issues have been identified as being important in informing future action within the pathfinder, namely: the scope for population growth; the potential for people to move into the HMR area; and the housing needs of these potential movers, specifically in terms of housing type.
6.2 Scope for population growth
Both the base scenario and HMR intervention scenario forecast that the number of residents within the three HMR districts will grow between 2005 and 2015.  There is as such scope, under both scenarios, for the population of the HMR area itself to increase.  However, as discussed further below, the extent to which new residents locate within the HMR area, as opposed to elsewhere within the three districts, will depend on how well the needs of potential movers are met.

Another determining factor of the scope for population growth will be the economic performance of the local area and wider city region.  As part of the ‘Work package 1: Forecasting’ work, regression analyses were carried out that implied a positive relationship between movement in population and economic indicators, although this relationship varied significantly depending on whether changes in population were related to GVA or employment.  The expectation is that positive future economic performance would attract additional new in-migrants, who would be required to meet the employment demands generated by a growing local economy.  The ONS population projections are trend-based and do not take account of the expected positive future economic performance of the HMR districts.  It is therefore likely that they underestimate the future scope for population growth.
The actual potential increase in population within the HMR area is difficult to quantify, as the forecasts have all been produced at the district level.  Nevertheless, the projected growth in population within Liverpool, Sefton and Wirral, along with the expected positive future economic performance of the local economy, indicate that a growth in the population of the pathfinder could well occur.  The actual increase in population will though very much depend on how well the nature and perception of the HMR area can be improved.
6.3 Potential for movement into the HMR area
An indication as to whether people would be prepared to move into the HMR area can be derived from the findings of the ECOTEC survey.  The responses to the survey suggested that the two factors that would most influence a person’s next move are a change in job or a requirement for more space.  In addition, the potential to increase property investment was also identified as a key driver.  Although ECOTEC concluded that around 20-25% of respondents would never choose to live within the HMR boundary, the nature of the key stimuli determining where people move suggests that specific improvements to the HMR area could encourage new migrants.
Liverpool City Centre will be a key location for future job growth, including employment within higher order occupations.  The close proximity to these new jobs provided by dwellings within the HMR area represents a significant opportunity to attract additional movers.  Furthermore, the desire of a number of respondents to increase the size of their property may improve the attractiveness of the HMR area, as it provides better value for money than some of the more affluent surrounding areas.  However, of those people surveyed, only 15% indicated that they would consider moving into the HMR area if they were working in central Liverpool.  The quality of a place is also an important factor in determining where people move and the negative perceptions of the HMR area will constrain its potential.  Moreover, evidence suggests that those working in higher order occupations are prepared to travel further to work.

As such, if the pathfinder is to capitalise on the expected growth in population within Liverpool, Sefton and Wirral, significant improvements will need to be made to the nature of the HMR area and its housing offer.  The factors that are identified by the ECOTEC survey as being the most important in attracting people to the HMR area include: affordable, good quality housing; a safe area with a low risk of crime; and a quiet and attractive area.  Conversely, the factors that would dissuade people moving to the HMR area are: high levels/fear of crime; a poor physical environment; and a lack of good quality housing.  These issues must be tackled if people are to be encouraged to live within the HMR area.
6.4 Housing needs of potential movers

The demographic profile of potential movers to the pathfinder is likely to be mixed, although the ECOTEC survey noted that those respondents indicating that they would never consider moving to the HMR area tended to be those with children.  Moreover, specific locations within the pathfinder will appeal to different demographic groups.  For example, city centre living is more attractive to single people and younger couples than those with large families.  Overall though, the ECOTEC survey concluded that there was only a small difference in housing needs between different sub-groups, with the desire for more space and for property offering better value for money important factors across the demographic spectrum.
Many of the potential movers to the HMR area will be those working within higher order occupations, in which there is forecast to be a strong growth in employment.  As set out earlier in this report, those people belonging to higher order occupations are likely to demand detached and semi-detached properties.  The majority will also be owner occupiers.  By way of illustration, 90% of the respondents to the ECOTEC survey of people in higher order occupations were owner occupiers and 80% resided in a detached or semi-detached house.  The analysis of the 2001 Census demonstrates a similar pattern.  However, it should be noted that the occupational forecasts also project a high level of growth in employment within personal service occupations.  The household forecasts suggest that movers working within personal service occupations will predominately demand semi-detached properties.   
The value of property that would be demanded by potential movers would vary depending on a number of factors.  An estimate of the average value though can be derived by looking at the mean income of those movers who would be most likely to relocate within the HMR area.  According to the 2006 Annual Survey of Hours and Earnings, the mean gross annual wage of people working within higher order occupations (SOC groups 1-3) in the North West is approximately £32,500.  Assuming a lending rate of 3.5 times annual salary for a single person and 2.5 times joint annual salary for a couple, and a loan to value ratio of 80%, the average value of property demanded from those within higher order occupations would range from approximately £140,000 to £200,000.  If the same assumptions are applied to movers working within personal service occupations, but using an average annual salary of £11,600, the value of property demanded would range from approximately £50,000 to £70,000.  The average price of a house within the HMR area is around £80,000 to £90,000, with a significant level of variance around this mean.
As with the scope for population growth within the pathfinder, it is difficult to quantify the demand for houses within the HMR area itself.  Both the base scenario and HMR intervention scenario forecast that there will be a growth in the number of households within the three HMR districts.  Consequently, there is the potential to increase demand for housing within the pathfinder.  However, to achieve a significant increase in demand, the housing needs of potential movers in terms of size, type and value will need to be met, along with significant improvements to the HMR area as a whole. 
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