
Actual and Potential Housing Supply

- Mapping Development Activity in

the New Heartlands HMR Reference

Area

A Final Report to New Heartlands Housing Market Renewal

Programme

ECOTEC

Research & Consulting Limited

Priestley House

28-34 Albert Street

Birmingham B4 7UD

United Kingdom

Tel: +44 (0)121 616 3600

Fax: +44 (0)121 616 3699

Web:      www.ecotec.com



Actual and Potential Housing Supply -

Mapping Development Activity in the New

Heartlands HMR Reference Area

A Final Report to New Heartlands Housing Market Renewal

Programme

C2832c

Ref: April 2005

ECOTEC Research and Consulting Limited

Priestley House

28-34 Albert Street

Birmingham  B4 7UD

United Kingdom

Tel: +44 (0)121 616 3600

Fax: +44 (0)121 616 3699

Web: www.ecotec.com

E-mail: welcome@ecotec.co.uk

13b Avenue de Tervuren

B-1040  Brussels

Belgium

Tel: +32 (0)2 743 8949

Fax: +32 (0)2 743 7111

Modesto Lafuente 63 – 6a

E-28003  Madrid

Spain

Tel: +34 91 535 0640

Fax: +34 91 533 3663

6-8 Marshalsea Road

London SE1 1HL

United Kingdom

Tel: +44 (0)20 7089 5550

Fax: +44 (0)20 7089 5559

31-32 Park Row

Leeds  LS1 5JD

United Kingdom

Tel: +44 (0)113 244 9845

Fax: +44 (0)113 244 9844



Actual and Potential Housing Supply - Mapping Development Activity in the New Heartlands HMR

Reference Area

ECOTEC Research and Consulting Limited

Contents

Executive Summary

1.0 INTRODUCTION........................................................................................................... 1

1.1 Actual and Potential Housing Supply in the NewHeartlands HMR Reference Area ..... 1

2.0 STUDY CONTEXT ........................................................................................................ 5

2.1 Introduction................................................................................................................. 5

2.2 Merseyside Context ..................................................................................................... 5

2.3 NewHeartlands Housing Market Renewal.................................................................... 7

2.4 Implications on Land Use Planning. ............................................................................ 8

3.0 REGIONAL POLICY REVIEW ................................................................................... 12

3.1 Introduction............................................................................................................... 12

3.2 National & Regional Guidance .................................................................................. 17

3.3 Regional Housing Situation ....................................................................................... 17

3.4 Regional Housing Policy ........................................................................................... 18

3.5 Regional Economic Strategy ..................................................................................... 22

4.0 LOCAL POLICY REVIEW .......................................................................................... 25

4.1 Introduction............................................................................................................... 25

4.2 Strategic Investment Areas and Allied Regeneration Activity .................................... 25

4.3 Atlantic Gateway....................................................................................................... 29

4.4 Eastern Approaches ................................................................................................... 30

4.5 Speke Halewood........................................................................................................ 30

4.6 St Helens SIA............................................................................................................ 31

4.7 Wirral Waterfront SIA............................................................................................... 31

4.8 Widnes Waterfront EDZ............................................................................................ 31

4.9 Conclusion ................................................................................................................ 32

5.0 REVIEW OF RECENT DEVELOPMENT ACTIVITY AND PIPELINE SUPPLY ...... 33

5.1 Introduction............................................................................................................... 33

5.2 Residential Activity and Pipeline Supply ................................................................... 37

5.3 Planning Pipeline & Potential Supply in the HMR reference area .............................. 41



Actual and Potential Housing Supply - Mapping Development Activity in the New Heartlands HMR

Reference Area

ECOTEC Research and Consulting Limited

EXECUTIVE SUMMARY

During 2004 NewHeartlands commissioned a consortium, lead by ECOTEC, to conduct a

research programme which further explored the issues that will shape the residential markets

in Merseyside for the duration of the Market Renewal programme.  The Audit Commission

Scrutiny report into the NewHeartlands Housing Market Renewal (HMR) Prospectus, clearly

identified the need for “clear information about the existing supply of land in the sub region,

including planning permissions granted but not built out, along with an analysis of the

potential impact on a range of possible land use strategies on the distribution of population”.

In line with the recommendations emerging from the Audit Commission’s Scrutiny Report,

research was undertaken to determine the level of actual and potential housing supply in the

NewHeartlands HMR Reference area.  The aims of this study are given below:

• to provide an analysis of the existing, planned and potential housing supply

scenarios, and;

• to assess the likely impact on the NewHeartlands Housing Market Renewal

programme, to feed into the wider research.

There have been three main stages to this study:

• a review of the historical drivers and the regional policy context impacting upon the

sub-regional housing market;

• research and interpretation of policy documents, strategies and plans operating at the

local level;

• a review of residential planning data obtained from each local authority within the

reference area, to determine the housing pipeline supply.

The following sections present the key study findings:

Study Context

The report examines some of the key drivers that have impacted upon the housing market in

the Merseyside area and the implications this is has had on land use planning.  Over a period

of time the conurbation suffered from substantial population loss, which was primarily

caused by out migration of population as a result of the economic recession and

decentralisation during the 1970s, 1980s and the 1990s.  The full extent of this population

loss is apparent when looking at a longer timeframe, whereby between the 1930s to 2000;

Liverpool’s total population loss was 49%.  In terms of the spatial impact, the population loss

experienced in the conurbation’s Inner Core, including areas such as Bootle in South Sefton,

Birkenhead on the Wirral and Everton in North Liverpool was the most acute.

The longstanding economic problems that have impacted upon Merseyside have been

reflected in social problems that have affected the Pathfinder area.  What now remains is an

Inner Core, which is dominated by poor quality terraced housing (55 percent of the stock),
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and social housing.  The symptoms of this are, low demand for housing, high vacancy levels

and abandonment with void levels in the region of 7.3%, which has been exacerbated by a

declining physical environment and social fabric.

In recent years the population loss has started to show signs of slowing down as Liverpool

and the Greater Merseyside area have begun a process of economic growth.  The growth in

the sub –regional economy is having an impact on the local housing market as new jobs are

generating a demand for higher value homes in the City Centre, parts of Sefton, the Wirral

and St Helens.  A key issue for the sub-region is to continue its population stabilisation; to

achieve this a substantial level of housing development will need to take place.  Restructuring

the housing market in the Inner Core and stemming the longstanding population out flow

from the Liverpool conurbation is a critical element to this.

When considering the level and spatial distribution of new housing development over the last

5 years, data provided by local planning authorities on housing completions and planning

consents suggests that new housing supply has tended to take place along an east –west

(M62) axis.  This axis stretches from the Wirral through central Liverpool towards St Helens

and Warrington.  With regards to the North-South distribution, development has concentrated

in Liverpool with a notable clustering in the City Centre and the Waterfront, South Liverpool

and parts of the Eastern Fringe.  Some activity is evident in parts of Halton, North Sefton and

the Wirral.  North Liverpool and parts of South Sefton, which includes the area within the

HMR boundary, have seen low levels of development activity take place.  The City Centre

and Waterfront has dominated the level of dwelling provision over recent years.  The market

is clearly showing a relationship to the areas of demand and this is being mirrored in terms of

the future supply pipeline.  Again planning pipeline activity is centred on the East – West

axis, with substantial levels of potential activity to come forward in central Liverpool, again

its City Centre, Knowsley, St Helens, Warrington and Halton.

Regional Policy Review

A review was undertaken of the various regeneration and planning strategies operating at the

regional level and against which the urban renaissance agenda is based.  From this review it

was clearly evident where the region’s and the sub-region’s priorities lie and where the key

development activity will focus.  Urban renaissance is a clear priority of the Government’s

agenda and new housing is seen as making a significant contribution in promoting this.

Planning Policy Guidance 3 (PPG3) sets out a clear policy direction through a ‘Plan, Monitor

and Manage’ approach, whereby local authorities are required to identify only significant

land to meet housing requirements and manage the release of sites to control the pattern and

speed of urban growth.

The driver of urban renaissance in the North West is articulated in the Regional Spatial

Strategy (RSS), although the Regional Economic Strategy (RES) and the Regional Housing

Strategy (RHS) also constitute important drivers.  The RSS identifies that a significant

proportion of development and urban renaissance resources for the region should be focused

on the North West Metropolitan Areas, key priorities being the City Centres of Liverpool and

Manchester/ Salford and their inner areas.  The RSS sets out the annual average rate of
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housing provision that local authorities should seek to achieve as part of their development

plan process.  This guidance has put forward a level of housing provision, which is slightly

above Government projections, thus allowing for changes to economic growth, household

formation and migration rates.

Local Policy Review

Over the past two decades Merseyside has been subjected to one of the most intensive

regeneration programmes which has set about restructuring the local economy and its

declining neighbourhoods.  Central to this economic resurgence is the investment that is

being made through European and Regional Development Agency resources into Liverpool

City Centre, seven Strategic Investment Areas and the Widnes Economic Development Zone,

which are forecasted to generate 30,000 new jobs by 2006.

As a result, the economy and its stabilising population projections have turned a significant

corner.  To continue with this trajectory, there will need to be continued economic and

population growth.  However, there is some concern that regeneration programmes currently

being implemented within the various districts will compete with each other, thus generating

further population losses and displacement from other parts of the sub region.  In the short

term, this may not impact upon the HMR area.  However, over the longer term the level of

supply and demand will begin to emerge for employment and residential land in the Inner

Core.  This will have implications on the existing supply of residential land and housing

allocations, which is covered in the overall report.

Review of recent development Activity and Pipeline Supply

This section sets out the key findings from the analysis that was undertaken to determine the

level and provision of housing supply that had taken place in the study area since 1998,

against the annual housing allocations set out in RSS.  This looked at the volume of

completions from 1998 – 2004, the level of supply that was currently under construction or in

planning pipeline (sites with planning permission yet to be built out, allocated housing sites

and windfall allocations).  Data was collated from local authorities within the reference area

(sourced in the main body of the report) and has been used as the definitive source.  As with

research that has been undertaken for a similar exercise for the Manchester Salford Housing

Market Renewal area, there have been a number of issues in the method and collation of the

data and material required for the research to be undertaken.  There are some gaps in the data,

which have been clearly identified in the report.  This does not invalidate the report, but it

does mean that figures need to be accorded a caveat.

Net Dwelling Gain

The current regional planning policy framework RPG 13 runs from 1996 – 2016 and was

formally adopted in March 2003 (and was adopted as the Regional Spatial Strategy in

September 2004).  The total requirement of new dwellings during the study period (1998-

2016) is 63,040 dwellings net of clearance.  To determine how each authority was performing

against its RSS annual housing provision targets, the net dwelling gain was determined by
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deducting the level of demolitions from the number of gross completions.  Since 1998

relatively high levels of demolitions have taken place in a number of local authority areas.

For example Liverpool, Wirral and Knowsley have each experienced a high number of

demolitions, which have reduced their level of net dwelling provision.  Overall net dwelling

provision is 21, 028 dwellings.  When comparing the net dwelling provision to the RSS

annual targets, areas such as Warrington and Wirral have high levels of provision at 51% and

72% respectively.  This is in comparison to Liverpool and St Helens, which are both in the

region of 20% of total net provision.  However, in more recent years there appears to have

been an overall increase in the amount of residential activity coming forward in the

Pathfinder authorities.  In the case of Liverpool, this may reflect the major growth in City

Centre accommodation and its waterfront developments.

Future Housing Supply

To determine the level of future housing supply, data was obtained for the number of

dwellings that were under construction or within the planning pipeline.  This data showed

that there is the potential for 61,850 dwellings to come forward in the planning pipeline over

the duration of the current planning period.  Approximately 31,850 dwellings are currently

under construction or have received planning consent but are awaiting development.

Liverpool, Warrington, Knowsley and Halton have some the highest number of dwellings to

be constructed.  There is a further 30,000 dwellings that are likely to come forward on sites

that have been identified for housing but have still to receive planning consent or identified as

future windfall provision.  In the case of Liverpool City Council, the 12,798 windfall figure

includes the findings from the recently completed Merseyside Urban Housing Potential Study

as well as applications for the Kings Dock Development (1,800 units) and an outline

application for Central Docks (1,800) which is subject to a Section 106 agreement.

The City Centre has seen a significant level of development activity over recent years, there

are currently 2000 units under construction and a further 5,900 in the pipeline.  In terms of

completions, approximately 2,900 units for applications of 10 or more units have been

completed in the City Centre since 1998 bringing an overall total of 10, 900 dwellings.  This

figure represents a high proportion of Liverpool’s overall housing supply.

Future Supply Capacity

When determining the future supply capacity for all of the districts, in terms of current

pipeline supply and future capacity that is likely to come forward, the number of proposed

demolitions was deducted to obtain a more realistic level of net provision.  The total number

of demolitions proposed by all of the local authorities is in the region of 32,599 with some of

the highest levels being in the HMR area for Liverpool, Wirral and Sefton.  Both Halton and

Knowsley have large scale demolitions programmes in place as part their own regeneration

agenda.  The timescales for demolitions vary amongst each of the authorities as well as the

demolition replacement ratio; this was accounted for when determining the net supply of

units over the current planning period.
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When compared to the level of housing allocation targets set out in RSS, the current supply

commitments and completions undertaken to date suggest that 13% of the overall housing

allocation to 2016 will be exceeded.  Provision within Warrington, Halton and Knowsley is

notably high.

As well as determining the level of net supply, the current level of headroom for each

authority against its RSS allocations to 2016 was demonstrated.  The following authorities,

Wirral, Warrington, Knowsley, and Ellesmere Port & Neston will exceed their RSS

allocation.  Based on current allocations and replacement ratio will have limited scope to

bring new development forward.  The remaining authorities have a small amount of

headroom available; however this is likely to be absorbed by new applications that have yet

to be determined or likely to come forward in the near future.

The distribution of the supply pipeline, as discussed earlier, suggests that the majority of

development has taken place in Liverpool and Warrington.  In terms of future supply the

majority of development again is focused on Liverpool, Warrington, Knowsley and St

Helens.   This distribution mirrors the spatial distribution along the east – west corridor, with

a significant concentration being in Liverpool’s City Centre.

Although it should be assumed that not all potential supply will come forward, this figure is

likely to under-represent actual capacity, particularly in authorities who are undertaking or

have yet to finalise their urban capacity figures.  Given that the level of provision is already

ahead of annual net provision targets, the trend and spatial distribution in net provision will

need to be monitored closely, in order to regulate the supply of land coming forward and to

ensure that the areas where obsolete housing markets exists are regenerated and sustainable.

A number of the authorities within the study reference area now have in place restraint

policies through Supplementary Planning Documents and Interim Polices relating to new

housing development.  Such policies aim to restrict the level of new housing development

coming forward and ensure that where new housing is developed this is complementary and

does not undermine the authority’s regeneration and housing market renewal programmes.

Conclusions

The implementation of the Housing Market Renewal Programme will have significant land

use implications.  Strategic intervention in the market will be required to support the

acquisition and demolition of properties and to regulate the release of housing land to

facilitate housing renewal.   
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1.0  INTRODUCTION

The Audit Commission Scrutiny report1 into the NewHeartlands Housing Market Renewal

(HMR) Prospectus identifies the need for “clear information about the existing supply of land

in the sub region, including planning permissions granted but not built out, along with an

analysis of the potential impact on a range of possible land use strategies on the distribution

of population”2
.  This report sets out an analysis of existing, planned and potential housing

supply scenarios and an assessment of the likely impact on the NewHeartlands Housing

Market Renewal Programme.

Housing markets operate independently of administrative boundaries, so it is important to

understand the potential effects on the wider housing market of major interventions within

the Merseyside Pathfinder boundaries.  Such wider changes will influence policy responses

from neighbouring local authorities and vice versa.  The Audit Commission Scrutiny report

examined the Pathfinder’s analysis of external demand and supply factors, which affected the

Pathfinder in relation of population shift and land use planning policies.   The Commission

found that the NewHeartlands Prospectus made no reference to the planning polices of

adjacent local authorities, who would be competing for households in the same housing

market as that of Liverpool, Sefton and Wirral.  It also contained no information on the

numbers of existing residential planning approvals in the adjacent boroughs, to help

determine the level of housing supply and how this will impact upon the Pathfinder’s ability

to deliver against its own objectives.

1.1 Actual and Potential Housing Supply in the NewHeartlands HMR Reference Area

1.1.1 Study Brief

In line with the recommendations emerging from the Audit Commission’s Scrutiny Report,

the New Heartlands’ HMR Pathfinder commissioned a study to be undertaken to determine

the level of actual and potential housing supply in the NewHeartlands HMR Reference area.

The Audit Commission’s Scrutiny Report identifies the need for ‘clear information about the

existing supply of land in the sub-region, including planning permissions already granted but

not built out, along with an analysis of the potential impact of a range of possible land use

strategies on the distribution of population.’

1.1.2 Methodology

The required output from Work Package 2 is an analysis of existing, planned and potential

housing supply scenarios, and an assessment of the likely impact of the supply scenarios on

the HMR programme.

                                                  
1 Market Renewal NewHeartlands Pathfinder Scrutiny Report, February 2004, Audit Commission
2 Market Renewal NewHeartlands Pathfinder Scrutiny Report p9, February 2004, Audit Commission
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A range of information sources were utilised for this work package.  In order to establish an

overview of regional housing market and the sub regional economy, a review was undertaken

in Section two & three of the following documents; Regional Spatial Strategy, the Regional

Housing Strategy, the Regional Economic Strategy and the Merseyside Housing Demand

Study and the Merseyside Urban Housing Capacity Study.  This review enabled us to

determine the policy context for housing supply and the housing market priorities.  To

determine the level of anticipated economic activity and related land use strategies we

undertook a review of Liverpool Vision’s City Centre Development Framework and

frameworks for each of the Strategic Investment Areas in Merseyside and the Wider

Economic Development Zone.

Section four focuses on the research that was undertaken at the local level on the Unitary

Development Plans/Local Plans and related Supplementary Planning Guidance or

Supplementary Planning Documents.  This was undertaken for each of the local authorities

within the Merseyside sub region and the travel to work area of influence for the Merseyside

Pathfinder area (see section 1.1.3).  We also consulted the Prospectuses for each of the

Merseyside Housing Renewal Areas.  This enabled us to determine the level of new housing

land provision, the phased timescale for this land to come forward and the density

requirements in order to determine the sub region’s housing supply provision and targets to

2016.  In terms of the Housing Market Renewal Area, we reviewed the existing Housing

Market Renewal prospectuses to determine the levels of site clearance and site assembly for

proposed housing development and the overall impact upon on housing supply.

In Section 5 we reviewed data obtained from each of the local authorities within the study

area of all residential planning applications of 10 or more units, to determine the level of

completions, developments in the pipeline i.e. currently under construction or still to be built

out and future allocations for housing development.  Using data for the proposed demolitions

and clearance to take place within each authority, we were able to determine the level of net

provision against the regional housing allocations and the level of headroom available for

future housing supply.

1.1.3 Defining the reference area

As part of the NewHeartlands research that has been undertaken a reference area was defined,

which determined the area of influence i.e. the travel to work area and concentrations of

employment for each of the authorities in the pathfinder – Liverpool, Sefton and Wirral.  It is

important to understand the reference area for the NewHeartlands HMR programme. Initial

migration analysis shows a core area of association (districts strongly linked with Liverpool,

Wirral or Sefton) covering (in addition to Liverpool, Wirral and Sefton themselves) the

districts of Ellesmere Port & Neston, Knowsley and West Lancashire.  A more detailed

analysis of this data, at ward level, suggests extending this core area to include parts of

Halton, Warrington and St Helens.  This picture corresponds reasonably well with the area

with most intense travel to work connections with Liverpool, Wirral and Sefton.  Our core

reference area therefore, (rounding this to whole districts) is Merseyside and Halton plus

Warrington, Ellesmere Port & Neston and West Lancashire (see figure 1).
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The migration and travel to work data also suggest wider areas with less intensive migration

and travel to work linkages.  Such an area is harder to define precisely, but would include the

above plus parts of Flintshire, Chester, Vale Royal, Warrington, Wigan and Chorley.

Migration data also suggest the inclusion of Crewe and Nantwich, and the Greater

Manchester districts, Ribble and Preston.  These do not emerge as areas with significant

employment linkages, as a result of the Manchester influence.

Figure 1: The Housing Market Reference Area
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2.0 STUDY CONTEXT

2.1 Introduction

Over a number of decades the conurbation of Greater Merseyside suffered from substantial

population loss, this was primarily caused by out migration of population as a result of the

economic recession during the 1970s and 1980s.  Over recent years population loss has begun

to show signs of slowing down and one of the key issues for the Liverpool City Region is to

continue to secure population stabilisation with Liverpool aspiring for growth
3
.  To achieve

this, a substantial level of housing development will need to take place within some of the

key regeneration priority areas across the sub region.

2.2 Merseyside Context 

Some of the most significant factors affecting the economies of the major cities have

developed over the past four decades.  Deindustrialisation brought about by changes in global

markets has led to the full restructuring of the traditional industries of many cities and

Liverpool did not escape this.  The outward migration of huge swathes of Merseyside’s inner

core population coincided with the major economic restructuring and job losses amongst

some of the key industries during the 1970s, 80s and 1990s.  During this period, the out

migration of the working population in the North West was amongst the highest of the UK

regions.  Merseyside was the worst performing where one in three jobs were lost.  In the

decade between 1991- 2001, Merseyside’s total population decline was in the region of 8%.

However the full scale of the population loss is apparent when looking at a longer timeframe,

for example between the 1930s – 2000, Liverpool’s total population loss was 49%
4
.

The inner core of Merseyside suffered the most acute population loss.  Over a 35-year period

from the 1960s to the1980s the City of Liverpool lost 154,000 people, equating to 66,900

households.  This population loss severely impacted upon on the north of the city, particularly

the inner core area, where the employees of some of the main industries were resident
5
 and

some of the highest levels of poverty and lowest quality living conditions were apparent.

Such population losses were mirrored within other parts of the conurbation’s inner core.

Between 1991 – 2001, the population of Sefton’s inner core declined by 10,000 and is

forecast to decline by a further 19,000 by 2021.  In the case of the Wirral, census data

suggests that the population declined from 327,000 in 1991 to 312,300 in 2001
6

The protracted population loss from the NewHeartlands area reflected the longstanding

economic weaknesses of the city and its conurbation.  The impact of the decline in port

related activities and the manufacturing sector, particularly in the 1980s, is evident from the

economic circumstances of the local population.  In 2001, 57% of the broadly defined

working age population (16-74 years) of the Liverpool portion of the NewHeartlands area

                                                  
3 Liverpool City Region Interim Report, January 2005, Merseyside Policy Unit
4 Merseyside Housing Market Renewal Pathfinder Prospectus. October 2003, Merseyside Housing Market Renewal Pathfinder
5 Understanding the Liverpool Housing Market: reversing decline and managing change, CURS, 2004
6 Wirral Strategic Investment Framework, Merseyside Housing Market Renewal Pathfinder Prospectus, October 2003
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was economically inactive, with only 27% employed compared to the national average of

40%.
7
  In Sefton 48% of the broadly defined working age population are economically

inactive and 52% for Wirral.

Planning policies, particularly in the 1960s, led to major decentralisation of population to the

edge of urban areas.  During the 1960s and 1970s most cities underwent policies relating to

housing clearance areas and the development of expanded towns to accommodate population.

This initiative saw the two major conurbations in the North West – Greater Manchester and

Merseyside, experience phases of population decentralisation over a period of three decades
8
.

The clearance and housing improvement policies undertaken in Liverpool’s inner core during

1971- 1981 saw in the region of 22,000 cleared or closed.  A further 40,000 properties mainly

pre - 1919 properties were improved under the General Improvement Areas and Housing

Action Area programmes, providing the stock with an additional 30 year life span.  Clearance

policies along with economic restructuring significantly reduced the population density of the

urban core.  Whilst at the turn of the 20th century this was encouraged under various public

health reforms.  The clearance experienced between the 1960s and 1980s led to a significant

decline in the use and demand for facilities, which in turn lead to a collapse in local service

provision and a collapse in the provision of local service.

Such policies, along with economic restructuring, exacerbated the decline in the urban core in

many cities.  However, the impact and importance of these longstanding drivers is changing

just as the economies and employment opportunities of most cities are changing.  Liverpool

for example has experienced strong economic performance in recent years, which has been

matched with increasing employment levels.  Changes to planning policies over the past few

years planning policy have placed greater emphasis on urban renaissance in developing the

urban cores and focusing development in areas of low demand.  Complementary to this, the

Merseyside authorities have been pursuing active population stabilisation strategies.  Running

alongside various regeneration initiatives there such policy measures have effectively slowed

down the level of population loss.  This is evident in a recent report produced by The Mersey

Partnership, which found that the total population of Merseyside was relatively stable

between 2001 and 2003 and the population of working age rose during this period
9
.

Liverpool and the Greater Merseyside area have begun a process of economic resurgence.

Employment growth over the past ten years has risen by 13%, with growth in the public

sector and some sector development anticipated in the maritime industries, Biotech, ICT and

higher education. Liverpool’s GVA has risen significantly and it was estimated that

employment will increase by 21,000 between 2000 - 2004
10

.  The growth in the sub regional

economy is having an impact on the local housing market, new jobs created within the

executive and managerial sectors are generating demand for higher value homes in the City

Centre, parts of Sefton and Wirral and St Helens.

However, despite the recent economic growth and demand for higher quality housing in parts

of the conurbation, there exist areas of low demand and high abandonment.  These areas are

                                                  
7 Merseyside Housing Market Renewal Pathfinder October 2003 Prospectus
8 Changing Housing Markets and Urban Regeneration in the M62 Corridor, CURS, Birmingham University
9 Draft Merseyside Economic Review 2005, The Mersey Partnership
10 Liverpool Economic Review and Futures, 2004, Amion Consulting
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predominantly found in the inner core of the city and on some peripheral housing estates.

The revitalisation of these markets is a key objective; and the Housing Market Renewal

Pathfinder is a key mechanism for dealing with areas experiencing some of the highest levels

of abandonment and low demand.

2.3 NewHeartlands Housing Market Renewal

HMR lies within the boundaries of some of key regeneration and employment initiatives,

which will in turn have the knock on effect of new investment and employment creation.

However, the extent to which the NewHeartlands area can benefit from such economic

growth will depend largely upon its ability to reconfigure its neighbourhoods, to provide the

right product and to make the area more attractive to existing and new residents.  The

NewHeartlands Pathfinder covers the central conurbation of Liverpool, within the three local

authority areas of Liverpool, Sefton and Wirral.  The area contains a population of 246,464

people comprising of 125,132 households.  Over the past 30 years the area has experienced a

substantial decline in population; between 1991-2001 the area witnessed a 6% population

loss.

The area is dominated by poor quality terraced housing (55 percent of the stock), and social

housing, originally built to serve workers in the port related industries.  The longstanding

economic problems that have impacted upon Merseyside have been reflected in social

problems that have affected the Pathfinder area.  Obvious symptoms of this are, low demand

for housing, high vacancy levels and abandonment with void levels in the region of 7.3%, this

has been exacerbated by a declining physical environment and social fabric.

Restructuring the housing market in the NewHeartlands area is a critical component priority

if the wider renaissance of Liverpool, Merseyside and the North West is to be realised.

Revitalising local housing markets will help stem the longstanding problem of population

flow out of the Liverpool conurbation.  The Pathfinder approach is based on the assumption

that there is potential for the NewHeartlands area to benefit from the wider economic

renaissance of the Greater Merseyside conurbation.  The objective of the Pathfinder is:

‘To stabilise the NewHeartlands area, through a more diverse range of tenures, house values

and household income.  Whereby every household will have access to a home of a high

standard in neighbourhoods with a high quality physical environment, which provide a range

of employment opportunities and good quality health, education and other services’
11

.

The Pathfinder will achieve this through:

• revitalising housing markets in the area;

• establishing attractive and sustainable urban neighbourhoods through a balance tenure;

• building sustainable communities;

• contributing to the competiveness and prosperity of the area

                                                  
11 Merseyside Housing Marker Renewal Pathfinder Prospectus, October 2003
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In February 2004 the NewHeartlands Housing Market Renewal programme was allocated

£86m funding, to be implemented to March 2006 in the areas of low demand in Sefton,

Wirral and Liverpool.  During the first phase of the programme it is envisaged that 2,700

properties will be cleared, 325 homes will be refurbished and improved and over 1,600 new

homes will be built.  Over the lifetime of the programme it is envisaged that the region of

20,000 existing dwellings will be acquired and demolished creating an estimated 284 hectares

of land for new development.  An additional 56 hectares of development land will be

generated through strategic site assembly and remediation of adjacent former industrial

sites
12

.

2.4  Implications on land use planning.

The implementation of the Housing Market Renewal Programme will have significant land

use implications.  Strategic intervention in the market will be required to support the

acquisition and demolition of properties and to regulate the release of housing land to

facilitate housing renewal.

In order to understand the relationship between housing development and the reference area,

each of the local authorities were asked to supply data on planning applications for housing

developments of 10 units or more.  Data was requested for planning applications approved

since 1998 and included housing developments that have been completed, currently under

construction or still to be built out.  In addition, details were included for sites which had

been allocated for housing but have no planning consents in place.

Using the information that each local authority supplied, data relating to planning

applications was plotted on to GIS.  Figures 2 and 3 below, illustrate the spatial distribution

of new housing development within the sub region and the reference area.  The spatial

distribution of completed developments suggests that housing supply has tended to take place

along an east –west (M62) axis from Wirral through central Liverpool towards St Helens and

Warrington.  With regards to the north-south distribution, there is a concentration of

development in Liverpool with a notable clustering in the City Centre and the Waterfront,

South Liverpool and parts of the Eastern Fringe.  Some activity is evident in parts of Halton,

North Sefton and Wirral.  North Liverpool and parts of South Sefton, which includes the area

within the HMR boundary, has seen low levels of development activity take place.  The City

Centre and Waterfront has dominated the level of dwelling provision over recent years.

The market is clearly showing a relationship to the areas of demand and this is being mirrored

in terms of the future supply pipeline.  Again pipeline activity is centred on the East – West

axis, with substantial levels of potential activity to come forward in central Liverpool, again

its City Centre, Knowsley, St Helens, Warrington and Halton (through the New Town

Commission)

Within this context there is a debate to be had, at the local and sub regional level, regarding

the impact that current housing distribution and housing allocations will have on the HMR

                                                  
12 Merseyside Housing Marker Renewal Pathfinder Prospectus, October 2003
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area and its delivery.  To inform this debate the following sections undertake a review of

policies, which will impact upon land supply and scenarios affecting the HMR area.
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Figure 2: Spatial Distribution of Completed Developments (10 units+) since 1998
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Figure 3: Spatial Distribution of Planning Pipeline Supply (10 units+)
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4.3 Atlantic Gateway

The area of Atlantic Gateway is immediately to the north of Liverpool city centre and

straddles North Liverpool and Sefton lease as before.  Stretching into the operational and

historic docklands. Covering an area of some 315 hectares, the area is home to over 650

businesses employing some 8,000 people and provides a key focus for development of the

Port and related activities. Major employers in Northshore include Costco, Williams BMW

and The Mersey Docks and Harbour Company. Northshore has key strengths in the

maritime/port-related sector, and provides an ideal opportunity for city-centre service

companies and local SMEs to invest and expand in the area. LLDC is delivering a

programme of environmental and infrastructure improvements, as well as creating a portfolio

of sites and premises to promote the economic regeneration of Northshore, the redevelopment

of Stanley Dock and provide a sustainable office quarter and Town Centre in Bootle.

Key Developments:

WELLINGTON EMPLOYMENT PARK

The project will establish a new Urban Business/Employment Park. Over time it will

accommodate approximately 30,000 m2 of B1 (office), B2 (light industry), B8 (distribution)

floorspace to serve the needs of existing and new business. In addition, the project will

deliver a high quality business environment through the implementation of a package of

gateway and environmental/image works, to begin the process of improving the image of this

part of Northshore.

CENTRAL DOCKS

The Central Docks site is a collection of historic docks on the waterfront . The site contains a

number of listed structures including its Dock Wall frontage to Regent Road and partly falls

within the World Heritage site. The site is owned jointly by Mersey Docks and Harbour

Company (MDHC) and English Partnerships. The project seeks to make best use of

redundant vacant land on the waterfront by bringing forward appropriate development

proposals to provide maximum land value return and at the same time make a significant

contribution to the physical and economic regeneration of the wider North Liverpool area.

LEEDS STREET DEVELOPMENT AREA

The Leeds Street Development Area comprises a wide range of uses, mainly industrial, some

vacant land and new student accommodation. The long term objective is to encourage and

facilitate private sector led development activity to provide residential and commercial space

including a local services centre together with improvements to the public realm.

STANLEY DOCK

The restoration of Stanley Dock has the potential to provide a mix of residential, leisure and

business floorspace in a restored heritage environment. Stanley Dock is a potential

“destination” in Northshore and, together with the adjoining Central Docks provides the area

with significant opportunities for major change in both its character and image.
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4.4 Eastern Approaches

Eastern Approaches, located on the eastern fringe of Liverpool city centre, is a mixed

residential and commercial area. Edge Lane runs through eastern approaches and is the main

gateway into Liverpool from the M62 including the city centre. A number of high-profile

employers are located in Wavertree Technology Park in Eastern Approaches including

Barclaycard, Marconi, Brainboxes, Sony Computer Entertainment Europe, Gardner Systems

and the Mando Group. Liverpool Land Development Company's strategy is to ensure that the

digital/ICT sector continues to invest in Eastern Approaches, to attract high-quality new

inward investors and to enable SME expansion.

Key Developments:

EDGE LANE

Improvement to the Edge Lane Corridor from the end of the M62 to the City Centre fringe at

Hall Lane will be undertaken and include improvements to the environmental quality of the

route and reduction of significant bottlenecks.

WAVERTREE TECHNOLOGY PARK

An extension to the existing Wavertree Technology Park referred to as Liverpool Science

Park has facilitated the providing of new companies engaged in the ICT and knowledge based

sector activities

EDGE LANE RETAIL PARK

The project involves the wholesale redevelopment of Edge Lane Retail Park and its

expansion. Existing retail sites will be redeveloped creating a consolidation of the retail park

onto one main site. The current retail park occupies a prime frontage but requires a

programme of redevelopment and refurbishment to raise its value and improve its

appearance.

4.5 Speke Halewood

Speke Halewood is located at the southern edge of Liverpool. The area is home to a number

of international companies including Jaguar Cars, Getrag Ford, Eli Lilly and Liverpool John

Lennon airport, providing significant airport expansion opportunities. Since 1996 Speke

Halewood has benefited from a major public-sector-led regeneration programme to

comprehensively revitalise the area. The award-winning Speke Garston Development

Company was responsible for leading on the physical and economic regeneration of the area

that has resulted in new inward investment being attracted from companies such as Marriott

Hotels, HBOS (Halifax Bank of Scotland), Vertex, DHL International and Chiron Vaccines.

Speke Halewood has key strengths in the automotive, biopharmaceutical and customer

contact centre sectors. It has been traditionally strong in providing opportunities for

manufacturing.
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Key Developments:

ESTUARY COMMERCE PARK (PHASE 1 AND 2)

Estuary is Liverpool's premier out-of-town business park, totalling some 121 hectares,

offering land for high-quality office and manufacturing use.

NATIONAL BIOMANUFACTURING CENTRE

The National Biomanufacturing Centre is a flagship development sited on the Estuary

Commerce Park. The facility is an innovative centre for the delivery of expertise and

manufacturing capability to early stage biotechnology companies.

SPEKE DISTRICT CENTRE

The project will establish a modern District Centre to serve the retail needs of the Speke

Estate. The new facility will comprise an anchor superstore complemented by a range of

retail units integrated in design terms with the community and education facilities within the

recently completed Parklands Centre. It is anticipated that when fully developed and

completed the project will deliver over 400 jobs and 13,500m2 of retail units.

4.6 St Helens SIA

The St Helens SIA includes the town centre and is closely based on the town’s Southern

Corridor which includes most of the development sites with investment and employment

potential.  The current SIA programme has allocated the majority of its resources in to the

investment of major sites to the Lea Green Farm and Phase 1 Technology Campus and

transport improvements to the Central Station upgrading.

4.7 Wirral Waterfront SIA

The Wirral Waterfront SIA lies at the heart of the traditional and modern employment zones,

which stretches from New Brighton, along the Mersey Waterfront, incorporating the docks

and Birkenhead Town Centre and the Wirral International Business Park.  Under the SIA

programme as substantial amount of investment will put into the Business Park, which has

designated by the Regional Development Agency as one of the 11 strategic employment sites

for the NorthWest

4.8 Widnes Waterfront EDZ

The Widnes Waterfront EDZ lies at the strategic axis linking the Southern Crescent

(incorporating Cheshire) with the Metropolitan axis of the Merseybelt.  The long term vision

is to reclaim and redevelop the waterfront area, creating a high quality business environment

with new office and commercial units and provide integrated transport links into Widnes

town centre and to local communities.
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4.9 Conclusion

The Merseyside economy and its stabilising population projections have turned a significant

corner.  In order to continue with this trajectory, there will need to be continued economic

and population growth.  In the short term, this may not impact upon the HMR area.

However, over the longer term the level of supply and demand will begin to emerge for

employment and residential sites in the inner core and within the HMR area.   This will have

implications on the existing supply of residential land and housing allocations, which is

covered in more detail in Section 5.
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5.0  REVIEW OF RECENT DEVELOPMENT ACTIVITY AND PIPELINE SUPPLY

5.1 Introduction

The following section looks at the development activity and planning policies relating to each

of the local authorities within the reference area.  This analysis will help us to determine the

actual and potential housing supply currently in the system, its spatial distribution and the

impact this will have on the Housing Market Renewal area.

5.1.1 Residential Supply within Liverpool

Based on the current RSS, the annual housing allocation for Liverpool is 1,100 units per

annum, or over the period of 2002 – 2016, 15,400 units net of clearance.  As at 1
st
 April 2004

the City had some 10,600 units committed for development (i.e. contained within an existing

planning permission or remaining to be completed on sites under construction)
20

.  These

figures provide some indication of the number of units that are still to be built out and the

position that Liverpool is at with regards to pipeline activity and the potential number of

gross completions.  With regards to levels of clearance, the City Council estimates that over

the RSS period to 2016 some 20,000 dwellings will be cleared.  This includes 15,000 in the

Liverpool part of the HMR area and 5,000 for the remainder of the City.  Outside of the HMR

area some of the highest levels of clearance will take place in the City’s Eastern Fringe.

The current UDP for Liverpool was prepared prior to the issuing of Planning Policy Guidance

Note 3 (PPG3) and Regional Planning Guidance 13 (RPG13).  The adopted UDP does

provide generic support to the concept of housing renewal and regeneration on an area based

approach.  However it provides limited scope to support the concept as proposed in the HMR

area
21

. To support the HMR, the City Council has worked on two key policies, which

includes Development Plan policies to support and secure CPOs under planning law and

secondly a Supplementary Planning Document (SPD) relating to all new housing

development.

The approach within the SPD aims to control and focus the level of residential provision

within the City by prioritising development within the HMRI area, and with a particular

emphasis on the priority areas termed the “Zones of Opportunity”.  An exception to this

approach may be where it can be demonstrated that a particular development would provide a

type and quality of housing for which there is an identified need in Liverpool and which is

not being provided in the areas where development is acceptable.  In accordance with the

SPD, all future planning applications relating to residential development will be required to

submit a phasing proposal.  This will determine when the development will come on stream

and in what form, in order to assess the affect this will have on the HMR area.  The City

Council may impose conditions or Section 106 agreements, on any planning permissions to

control the release of housing, and to achieve a more balanced approach to regeneration and

the delivery of key housing objectives.

                                                  
20 Liverpool City Council New Housing Development Document, Draft Supplementary Planning Documents, November 2004
21 Liverpool City Council Strategic Investment Framework, Merseyside Housing Market Renewal Appendices  October 2003
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5.1.2 Residential Supply in Sefton

RPG 13 advises that Sefton should make an annual provision for 350 new dwellings.  In

order to meet the requirements set out in RPG, it is envisaged that total housing requirement

for 2002 – 2016 will be 5,250 dwellings.  Supplemented with this and additional to RPG

requirements, provision will also be made for an additional 500 dwellings in South Sefton for

off-site clearance replacement requirements.

It is estimated that around 2,500 dwellings will be demolished over the Plan period due to

reasons of unfitness, low demand and to make why for redevelopment schemes.  Where these

dwellings are occupied prior to demolition, they will be replaced on a one to one basis

(although this won’t necessarily take place on the same site).  The Council will continue to

demolish 100 local authority houses per annum that are deemed unsuitable and in areas of

low demand.  The majority of these will be outside of the HMR and will not be replaced.

Within the Sefton part of the HMR area, approximately 2,000 dwellings will be cleared.  The

current UDP anticipates that the levels of clearance will be small up to 2006, and it is

anticipated that only 70% of replacement housing will take place on the cleared sites22.

To support regeneration initiatives the UDP contains policies, which restrict the construction

of new housing where, it will detract from urban regeneration within the priority South

Sefton HMRI pathfinder and central Southport.  Policy H3 identifies only one site outside of

the Pathfinder area for future housing development.  This site has a capacity for 107

dwellings and is within the central Southport priority area.

5.1.3 Residential Supply within Wirral

The plan period for the reviewed Wirral Unitary Development Plan is 2001 – 2016.  RPG 13

sets a housing requirement of 160 new dwellings per annum net of clearance replacement

from April 2002, this equates to 2,240 dwellings.  Over the current plan period it is envisaged

that 3,900 demolitions will take place and approximately 3,100 of these will take place in the

Wirral HMR Pathfinder.  Wirral is approaching a policy restraint mechanism which has been

targeted at the area to the west of the borough and lies outside of the NWMA established in

the RSS.  To strengthen this policy and support for HMR Wirral has made representations to

the RSS review selling to and around the boundary to the NWMA.

5.1.4 Residential Supply within Knowsley

RPG for Knowsley dictates that provision should be made for an average of 230 new

dwellings per annum from the period between 2002 – 2016.  This figure is additional to the

new dwellings that are required as replacement to those that will be lost through demolition.

In order to meet RPG requirements it is envisaged that the total housing requirement for 2002

– 2016 will be 3,220 dwellings, Supplemented with this, it is also predicted that around 4,000

dwellings will need to be demolished and replaced giving a overall total of 7,220 dwellings

over the plan period.  The scale of this level of development is regarded as necessary in order

to achieve a transformation in the quality of the housing offer.

                                                  
22 Sefton Unitary Development Plan – Revised Deposit Draft 2003, Sefton Metropolitan Borough Council
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Housing tenure within Knowsley is currently unbalanced with approximately 33% being in

the social rented sector.  Like the inner core, Knowsley has areas which are at significant risk

of low demand and population loss.  There are a number of renewal areas within Knowsley,

which will see considerable clearance and redevelopment over the next few years.  These

include the former municipal estates which have been transferred to the Knowsley Housing

Trust, the demolition of 1,200 dwellings as part of the North Hyton New Deal for

Communities and other action areas in Kirby and South Prescot.  All new housing

development will be focussed primarily on brownfield sites.  Greenfield housing

developments will only take place where it has been clearly identified that they will form an

integral element of wider regeneration proposals.  The Council does not propose to release

any Greenbelt land for development until 2016.

5.1.5 Residential Supply within St Helens

The RPG sets an annual strategic housing requirement of 400 dwellings for St Helens for the

period 2002 – 2016, which equates to 5,600 dwellings.  Allowances for demolitions allocated

in the current UDP equate to a total of 800 units from April 2001 – 2016.  There are currently

a number of planning applications in the system, which are still to be determined and totalling

4000 units.  These include applications for three urban villages which involve 2050

dwellings, are of paramount importance to the regeneration agenda for St Helens and its City

Growth Strategy.  Together, these three developments make 58% of the residual requirements

up to 2016. Once these applications have been approved then over 78% of the forthcoming

Local Development Framework’s (LDF) strategic requirement will have been met.  This in

turn equates to 11 years’ housing land supply.

If all current applications were to be granted then it is envisaged that there will be an

oversupply of 566 dwellings in the LDF plan period.  However considering the housing land

position, if all current applications were granted permission against the pro rata requirement

five years hence to 2009, there will be an over supply of 91%
23

.  In view of the level of

applications coming forward, the Council has introduced an interim Planning Policy on

Housing Development.  This Policy aims to limit the harm to national policies and the

regional spatial strategy, resulting from the residential development which is excess of the

strategic requirement.  The policy establishes the management of housing land release as a

material consideration to be weighted in the balance of other material considerations.  This

interim policy will remain in force until the draft St Helens LDF has been published and

adopted for development control purposes.

5.1.6 Residential Supply in Halton

Under RSS the annual housing allocation target for Halton is 330 dwellings per annum over

the Phase1 UDP Process (2002-2011), this equates to 3,000 net dwelling provision over the

plan period.  Over the UDP Phase 1 period, provision has been made for the clearance and

demolition of 306 dwellings with an additional 900 demolitions within the Castlefields Area

and 231 demolitions identified for the Widnes Road and Broseley Square as part of the

Widnes Town Centre Regeneration Area.

                                                  
23 St Helens Council, Draft Interim Planning Policy: Housing Development, November 2004
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5.1.7 Residential Supply in Ellesmere Port and Neston

The Cheshire 2011 Structure Plan sets out a requirement for housing provision in each of the

Cheshire authorities for the period 1996 – 2001.  The total Cheshire figure is 31,000

dwellings based upon policies within RPG and is divided by each of the districts.  For

Ellesmere Port and Neston the figure is 3,100 dwellings, which represents 10% of the

Cheshire Structure Plan total.  Much of the borough is Greenbelt and new housing in the

Neston area is restricted to that which can be accommodated in the built up areas in order to

support urban regeneration.  All Greenfield sites allocated within the Local Plan for housing

have been removed.  The Council is currently in the process of producing its LDF and when

completed this will replace the current Local Plan.  Upon completion of the LDF, the Council

will incorporate housing figures for beyond 2011 and identify windfall and any clearance

allocations.

5.1.8 Residential Supply in West Lancashire

The Regional Spatial Strategy sets out an annual requirement for 2,690 dwellings net of

clearance per annum in Lancashire.  The replacement Lancashire Structure Plan proposes that

provision should be made for 3,390 new dwellings (excluding replacements) in West

Lancashire between 2001 – 2016, this equates to 185 dwellings per annum. The housing

priority areas for West Lancashire are Skelmersdale, Ormskirk and Burscough.  West

Lancashire currently has a large number of commitments for new housing in the form of

planning permissions, which have yet to expire.  As of August 2004, the borough could meet

a major proportion of the Structure Plan housing target simply through existing permissions

and completions to date.  There has been a high proportion of housing provision through

windfall consents, this has this has been despite the Council's introduction of Supplementary

Planning Guidance in October 2002, to restrict the number of new housing permissions.

The potential for further Brownfield development is quite high.  An initial survey undertaken

by the Council demonstrates that there are still a significant number of sites that could come

forward over the next few years, unless tight restrictions are placed on development.  The

Council has reproduced new Supplementary Planning Guidance (SPG), which accompanies

the Re-deposit Draft West Lancashire Replacement Local Plan.  Due to the larger number of

existing commitments all new residential development including the renewal of existing

planning consents, will only be granted for the conversion of buildings in main urban areas.

These include Skelmersdale, Ormskirk and Burscough and housing which forms a key

element of the regeneration project within Skelmersdale, Ormskirk and Burscough Town

Centre24

5.1.9 Residential Supply in Warrington

RPG advises that housing provision in Cheshire should be based on an annual figure of

3,200.  This figure reflects the need to resist housing demand in support of urban regeneration

in the conurbations and relive pressure on areas of restraint in Cheshire.  At the individual

authority area Warrington’s annual provision is 380 dwellings per annum which equates to a

net requirement of 5,320 from April 2002 to April 2016.  In terms of housing supply the

                                                  
24 West Lancashire Replacement Local Plan, Supplementary Planning Guidance: Managing Housing Supply, November 2004
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current and potential housing capacity from April 2002 to April 2016 show a forecast surplus

in supply.  The Council considers it unnecessary to allocate any Greenfield land for housing

development in the period up to 2016.  In considering whether or not to grant planning

permission for further housing development, the Council will need to be convinced that the

effect of the approval is not simply to add unnecessarily to the surplus housing supply in the

borough.  Therefore polices contained within the UDP set out that any housing development

that does not contribute to the regeneration of the inner urban areas, the vitality of the town

centre or contribute to the supply of affordable housing will not be approved.

When the revised deposit draft of the Warrington UDP was produced in October 2002, the

Council had no planned clearance programmes and consequently made no provision for

further clearance in the remainder of the plan period.  This statement reflects the relatively

good position of the borough’s dwelling stock and the absence of major schemes requiring

clearance in order for them to proceed25.

5.2 Residential Activity and Pipeline Supply

5.2.1 Introduction

The following section sets out the findings that were undertaken to determine the level and

provision of housing supply that had taken place in the study area since 1998.  This looked at

the volume of completions from 1998 to 2004, and the level of supply that was currently

under construction or in the planning pipeline and still to be built out for each of the local

authorities within the study area.  An analysis of the data was undertaken to determine the

level of housing supply provision in relation to the annual housing allocation set out in the

RSS and the relationship between the spatial distribution of housing development and the

reference area.

This data has been collated from the relevant local authorities who are sourced in the earlier

part of the report and has been used as the definitive source.  As with research that has been

undertaken for a similar exercise for the Manchester Salford Housing Market Renewal area,

there have been a number of issues in the method and collation of the data and material

required for the research to be undertaken.  There are some gaps in the data which have been

clearly identified in the report.  This does not invalidate the report but it does mean that

figures need to be accorded a caveat.

5.2.2 Regional Spatial Strategy Requirements

The current regional planning policy framework is RPG 13 (see section 3) and runs from

1996 – 2016.  The current RPG was formally adopted in March 2003 and was adopted as the

Regional Spatial Strategy in September 2004.  The table below summarises the RSS

requirements for new dwellings for the period of the study, the figure of 63,040 is net of

                                                  
25 Warrington Unitary Development Plan – Revised Deposit Draft 0ctober 2002.
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clearance.  The table contains the regional housing allocations currently in force; this

includes the amendments to RPG allocations in 2002.  The research undertaken considered

housing allocations and completions from 1998, this pre-dates the current RSS Guidance.

Prior to 2002 the local authorities were working within a context of draft allocations that

were higher than the current figure.  The downward revision reflects a growing awareness of

the impact of housing market failure in the North West.

Table 1 Annual Regional Housing Provision Targets

Local

Authorities

Annual net

Allocated Housing

Provision 1998 –

2011

Allocated Net

Housing Provision

2002 – 2016

Total Target

provision over

planning period

1998 – 2016

Liverpool 1300 1110 20740

Wirral 180 160 2960

Sefton 410 350 6540

Warrington 500 380 7320

Knowsley 300 230 4420

St Helens 460 400 7440

EP & N 200 200 3600

Halton 400 330 6220

West Lancs 300 185 3800

Total 4050 3345 63040

5.2.3 Level of Housing Supply in the HMRA Reference Area from 1998 to 2004

Each of the local authorities within the reference area were asked to supply details of all

applications for dwellings of 10 units or more that had received planning consent since 1998

and had been constructed and completed by 2004.  In some cases details were provided for

applications for all dwellings including those below 10 units.  Some local authorities felt that

these developments formed the bulk of their applications.  For example in Sefton in the

region of 25% of their housing applications were for 10 units or less26
.

5.2.4 Level of Gross Completions in HMRA area 1998 – 2004

The table below summarises the number of gross completions for each local authority area

since 1998.  In the case of some authorities forecasted completions were provided for 2004 –

2005 this was based on applications where development had commenced in 2004 and was

expected to be completed by March 200527.  Based on the details that each local authority

provided, the number of gross completions constructed and completed is in the region of

34,000 dwellings.  Figure 4 demonstrates the spatial proportion of completed dwellings for

each of the authorities within the study area.

                                                  
26 Details showing the Spatial Distribution of Planning Application for less than 10 dwellings were not available to the study.
27 Forecasted completions for 2004/05 were provided by Liverpool, Warrington, Knowsley and Halton
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Table 2 Gross Completions 1998 – 2004

Local

Authorities

1998-99 1999-00 2000-01 2001-02 2002-03 2003-04 2004-05 Not

known

Total

Liverpool 1131 3136 1441 499 1325 2846 10378

Wirral 879 707 684 521 641 592 4024

Sefton 683 466 516 469 470 426 3030

Warrington28 386 459 394 559 737 381 1237 4153

Knowsley 763 806 542 484 407 490 460 3952

St Helens 551 422 472 590 392 332 2759

EP & N 286 153 95 84 100 284 1002

Halton 760 492 415 262 261 589 616 3395

West Lancs 375 535 436 1346

Total 3922 4563 6694 4780 3756 4775 4303 1237 34039

Source: Data based on information received from Local Authorities in February 2005

5.2.5 Net Housing Provision in HMRA reference area 1998 – 2004

To determine how each authority was performing against its RSS annual housing provision

targets, the net dwelling gain was determined by deducting the level of demolitions from the

number of gross completions.  It has been assumed that the replacement ratio of 1:1 was

adopted in line with RSS, with the exception of Liverpool who adopted a replacement ratio of

0.62 for the demolitions undertaken in 2003 – 2004.  Table 3 below sets out the number of

demolitions completed in each local authority area from 1998 – 2004.  In total 13,500

demolitions were completed amongst each of the local authorities.

Table 3 Demolitions 1998- 2004

Local

Authorities

1998-99 1999-00 2000-01 2001-02 2002-03 2003-04 2004-05 Total

Liverpool 620 430 1573 892 1597 1306 6418

Wirral 385 289 233 323 449 212 1891

Sefton 87 142 60 43 33 53 418

Warrington 8 12 9 25 83 247 384

Knowsley 261 210 170 296 445 475 400 2257

St Helens 15 264 252 281 233 156 1201

EP & N 11 43 3 10 67

Halton 12 67 67 20 198 439 803

West Lancs 24 22 20 66

Total 1376 1359 2399 1992 2883 2657 839 13505

                                                  
28 A number of completions for Warrington could not be accounted for by each calendar year
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Source: Data based on information received from Local Authorities in February 2005

The number of demolitions for each local authority was deducted from the number of

dwellings that had been competed since 1998.  In the case of Liverpool, the 1,300

demolitions that were undertaken in 2003-2004 were carried out at a 0.62 replacement ratio

which is the city wide figure used by the City Council.  Table 4 below summarises the net

provision of dwellings for each local authority area.  This table demonstrates that relatively

high levels of demolitions have taken place in a number of local authority areas since 1998.

For example Liverpool, Wirral and Knowsley have each experienced a high number of

demolitions which have reduced their level of net dwelling provision.  Overall net dwelling

provision is 21, 028 dwellings.

Table 4 Net Housing Change

Local Authorities Gross

Completions

Demolitions Net Change

Liverpool 10378 6418 4454

Wirral 4024 1891 2133

Sefton 3030 418 2612

Warrington 4153 384 3756

Knowsley 3952 2257 1695

St Helens 2759 1200 1559

EP & N 1002 67 935

Halton 3395 803 2592

West Lancs 1346 66 1280

Total 34039 13505 21028

Source: Data based on information received from Local Authorities in February 2005

5.2.6 Net change compared to RSS Targets

When comparing the net dwelling provision to the RSS annual targets, areas such as

Warrington and Wirral both have high levels of provision at 51% and 72% respectively.  This

is in comparison to Liverpool and St Helens which are both in region of 20% of total net

provision.  The housing returns due at the end of March 2005 for the year 2004/05 will give

an indication of whether the downward revision of regional housing provision is being

reflected in terms of the completions.  The overall increase in the amount of residential

activity coming forward in the Pathfinder authorities is particularly marked.  In the case of

Liverpool, this may reflect the major growth in city centre accommodation and its waterfront

developments.  Table 5 below shows the net provision for each local authority compared

against its regional housing provision targets.
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Table 5 Net provision against Regional Targets

Local Authorities Total Target

provision

over planning

period 1998 –

2016

Net Change

1998 – 2004

% of total

Liverpool 20740 3960 21

Wirral 2960 2133 72

Sefton 6540 2612 40

Warrington 7320 3756 51

Knowsley 4420 1695 38

St Helens 7440 1559 21

EP & N 3600 935 26

Halton 6220 2592 42

West Lancs 3800 1280 34

Total 63040 21028 33

Source: Data based on information received from Local Authorities in February 2005

Provision against regional targets is usually expressed looking forward i.e. the pipeline

contains X years supply based on RSS requirements.  It is helpful to take a retrospective look

at housing provision to determine how each authority is performing.  From this perspective, a

third of the way through the 1998 – 2016 study period, a third of the required (net) number of

dwellings has been delivered amongst most of the local authorities.  The difference between

each of the authorities is marked.  Overall it can be seen that the net housing provision across

the study area has achieved a third of its target, one third way through the planning period.

The rate of development has been particularly high in Warrington and Wirral.  Within the

Pathfinder authorities, Wirral has a high level of provision, where as Liverpool’s net

provision is low, which reflects the level of its demolition programme to date.  An essential

point to make at this stage is that the levels of demolitions that have taken place the majority

have been within the public sector housing stock.  The majority of new development that has

and is coming forward is within the private sector.  This would imply that provision to date is

not accommodating those currently living in social housing and within clearance areas, which

in the medium term may raise issues around affordable housing.  The following section

considers the level of pipeline activity and the supply of land committed for development.

5.3 Planning Pipeline & Potential Supply in the HMR reference area

To determine the level of future housing supply, data was obtained for the number of

dwellings that were under construction and for dwellings that had planning consent but were

still to be built out.  In addition, information was collated on the capacity of sites that had
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been allocated for housing, say for example in the Local Development Plan or UDP and had

still to obtain planning consent and the anticipated level of windfall provision.

The planning pipeline is deemed to consist of:

• Sites with planning permission which are under construction;

• Sites with full and outline planning permission which are yet to be built out;

• Allocates sites where housing is accepted but where planning permission has been

granted;

• Windfall allocations.

The best practice mechanism for calculating the development pipeline is to use the urban

capacity studies (UCS), this is in accordance with Planning Policy Guidance Note 329
.  At the

time of undertaking the research for the study, the Merseyside Authorities were finalising a

sub regional housing potential study.  Liverpool City Council was the only authority to

provide its windfall allocation figures on the findings of this study.  West Lancashire has

currently in the process of reviewing the urban capacity study it undertook in 2002 and had

produced some preliminary figures.

5.3.1 Existing Planning Permissions in the HMRA Reference Area

Based on the information that was provided, the figures for the planning pipeline are set out

in the table below.  In the case of some authorities, including Sefton, data has been provided

for planning permissions which contain less than 10 units.  Wirral has allocated a borough

wide replacement ratio of 1:2 which is outside of the RSS requirements.  For the purpose of

this study it has been assumed that 3,900 dwellings form a windfall allocation for Wirral.

There is therefore the potential for 61,850 dwellings to come forward in the planning pipeline

over the duration of the current planning period.  There are approximately 31,850 dwellings

that are currently under construction or have received planning consent but are awaiting

development.  Liverpool, Warrington, Knowsley and Halton have the highest number of

dwellings to be constructed.  A further 30,000 dwellings are likely to come forward on sites

that have been identified for housing, but have still to receive planning consent or identified

as future windfall provision.  In the case of Liverpool City Council, the 12,798 windfall

figure includes the findings from the recently completed Merseyside Urban Housing Potential

Study30 as well as applications for the Kings Dock Development (1,800 units) and outline

application for Central Docks (1,800) which is subject to a Section 106 agreement.

In considering future supply, attention should be drawn to the level of activity that is

currently taking place in Liverpool City Centre.  There are currently 2000 units under

construction and a further 5,900 in the pipeline31.  In terms of completions approximately

2,900 units for applications of 10 or more units have been completed in the city centre

bringing an overall total of 10, 900 dwellings.  This figure represents a high proportion of

                                                  
29 Planning Policy Guidance Note 3, March 2000
30 Merseyside Sub Region, Urban Housing Potential Study Final Report, December 2004, White Young Green
31

 City Centre Living Residential Development Update, December 2004, Liverpool Vision & Liverpool City Council



Actual and Potential Housing Supply - Mapping Development Activity in the New Heartlands HMR

Reference Area

43

ECOTEC Research and Consulting Limited

Liverpool’s overall housing supply.  Figure 4 sets out the proportion of future supply for each

of the districts, illustrating the number of dwellings under construction, to be constructed and

future capacity.

Table 6 Future Supply Pipeline

Local

Authorities

Existing Permission Allocated

housing sites

without

Planning

Permission

Windfall Total

Under

Construction

To be

constructed

Liverpool32 4263 8139 438 12798 25638

Wirral33 821 945 205 4450 6521

Sefton 814 556 1100 540 3010

Warrington 819 6431 600 7850

Knowsley
34

273 1721 475 3300 5769

St Helens 1752 801 337 782 3672

EP & N35 549 506 500 1555

Halton
36

620 1813 2846 828 6107

West Lancs 526 502 700 1728

Total 10437 21414 5901 24098 61850

Source: Data based on information received from Local Authorities in February 2005

5.3.2 Future Supply Capacity

The Urban Housing Potential Study that was undertaken on behalf of the Merseyside

Districts (namely Liverpool, Wirral, Sefton, Knowsley, St Helens and Halton)37 identified the

potential capacity of each local authority to accommodate the sub regional housing needs.

Table 7 below demonstrates the level of provision of future dwellings to be accommodated

by each of the Merseyside Districts, based on the information that has been made available to

this current study.  There are a number of authorities set out in Table 7 where information is

not made available.  In the case of Liverpool, the district’s future capacity provision has

already been included in Table 6 above.  In the case of Ellesmere Port and Neston and West

Lancashire both these districts were outside the scope of the Merseyside study.  In the case of

                                                  
32

 Windfall figure supplied by Liverpool City Council was based on the Merseyside Urban Housing Potential Study findings as part of the

Urban Capacity Process.  None of the sites surveyed have planning permission for housing.  Figures to be constructed, include the Kings

Dock and Central Dock developments
33 3,900 units as part of Wirral’s 1:2 replacement ratio has been allocated as windfall
34 Windfall figures for 2002 – 2004 have been deducted from Knowsley’s future windfall allocation
35 Ellesmere Port & Neston were unable top provide figures relating to windfall allocations
36 Halton’s figures to be constructed includes 1,099 New Town consents
37

 Merseyside Sub Region, Urban Housing Potential Study Final Report, December 2004
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Warrington, details were included based on data that was collated for the work that is

currently being undertaken for the Manchester Salford Housing Market Renewal Pathfinder.

According to the findings of the Urban Potential Study, there is in the capacity to accommodate

in region of 10,755 further dwellings within the Merseyside Sub Region.

Table 7: Future capacity provision

Local Authorities Non Allocated sites with housing potential emerging

from the Urban Capacity Study findings

Liverpool

Wirral 1051

Sefton 2104

Warrington 1655

Knowsley 1835

St Helens 3219

EP & N

Halton 891

West Lancs

Total 10755

Source: Merseyside Sub Region, Urban Housing Potential Study Final Report, December 2004

When determining the future supply capacity for all of the districts, in terms of current

pipeline supply and future capacity that is likely to come forward, the number of proposed

demolitions has to be deducted from this to obtain a more realistic level of net provision.

Table 8 below identifies the number of demolitions proposed for each of the districts within

the study area as well as the level of replacement ratio and the timescale for when this is

likely to take place.  The total number of demolitions proposed is in the region of 32,599 with

some of the highest levels being in the HMR area for Liverpool, Wirral and Sefton.  Both

Halton and Knowsley have large scale demolitions programmes in place as part their own

regeneration agenda.  The timescales for demolitions vary amongst each of the authorities as

well as the replacement ratio.

Four different methods adopted amongst the authorities in its approach to

demolition/clearance replacement ratios.  Most of the authorities have adopted the 1:1

replacement ratio in accordance with RSS.  However, Liverpool has a figure of 0.62 which

was inputted into the Urban Capacity Study.  Wirral has a 1:2 replacement ratio which is

higher than the RSS 1:1 replacement and Sefton’s replacement ratio has been based on the

replacement of occupied dwellings only.  For the purpose of this study a figure of 75%

replacement was chosen which was based on the district’s current vacancy levels within the

HMR areas and the clearance and non-replacement of local authority stock outside of HMR.
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Table 8 Future demolitions and replacement ratio

Local Authorities Number of demolitions Replacement Ratio Timescale

Liverpool
38 20000 0.62 2003-2018

Wirral 3900 1:2 2004 – 2016

Sefton
39 2000 Occupied dwellings only To 2016

Warrington
40 768 1:1

Knowsley 3420 1:1 2004 – 2016

St Helens
41 636 100% - not on same site To 2016

EP & N
42

Halton 1525 1:1 2004 – 2016

West Lancs 350 1:1 To 2016

Total 32599

Source: Data based on information received from Local Authorities in February 2005

5.3.3 Overall Supply based on current commitments and future supply

The following tables provide an analysis of the impact on overall supply of housing provision

within the Merseyside sub region, by determining the level of net provision of future supply

and subtracting the level of demolitions to take place.  The analysis focuses on the data that

has been provided for planning consents, allocated housing sites and windfall allocations as

set out in table 6 above.  The table below sets the impact of overall supply based on the net

number of dwellings completed, the number of units in the planning pipeline and potential

housing sites where no planning consent is in place.  The total number of demolitions and the

replacement ratio has been accounted for to provide a net supply figure of units over the

current planning period.

When compared to the level of housing allocation targets set out in RSS, the current supply

commitments and completions undertaken to date suggest that 13% of the overall housing

allocation to 2016 will be exceeded.  Provision within Warrington, Halton, Knowsley is

particularly high.  What is noticeable is the high replacement ratio adopted by Wirral.  Wirral

has adopted a 1:1 allowance in the area outside the North West Metropolitan Area.  However,

within the North West Metropolitan Area the replacement ratio is higher and has therefore set

a 1:2 ratio for the Borough as a whole.

                                                  
38 Liverpool undertook 1,306 demolitions in 2003 - 2004
39 Sefton’s replacement ratio has been calculated at 75% of total clearance
40 Assumed 1:1 replacement ratio for Warrington
41 Demolitions completed have been deducted from overall figure provided.
42 No data provided for Ellesmere Port & Neston
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Table 9 Potential supply compared with housing provision targets

Local

Authorities

Total

Target

provision

over

planning

period

1998 –

2016

Net

Change

1998 –

2004

Pipeline

allocated

with pp

Capacity,

allocated

sites

without

pp and

windfall

Demolitions Demolition

Ratio -

subtracted

Identified

Net Supply

Committed

over

planning

period

Current

headroom

against

RSS

allocation

to 2016

Liverpool
43

20740 4454 12402 13236 -11,594 18,498   2,242

Wirral
44

2960 2133 1766 4755
45

3900 -3900 8,654 -5,694

Sefton 6540 2612 1370 1640 2000 -1875 5747     793

Warrington 7320 3756 7250 600 768 -768 11619 -4,299

Knowsley 4420 1695 1994 3775 3420 -3420 7464 -3,044

St Helens 7440 1559 2553 1119 636 -636 5230   2,210

EP & N 3600 935 1055 500 2490  -1,110

Halton 6220 2592 2433 3674 1525 -1525 8699 -2,479

West Lancs 3800 1280 1028 700 350 -350 3008      792

Total 63040 21028 31851 29999 12599 24068 71409 -8369

Source: Data based on information received from Local Authorities in February 2005

As well as determining the level of net supply, Table 9 has demonstrated the current level of

headroom for each authority against its RSS allocations to 2016.  The following authorities,

Wirral, Warrington, Knowsley, and Ellesmere Port & Neston will exceed their RSS

allocation and based on current allocations and replacement ratio will have limited scope to

bring new development forward.  The remaining authorities have a small amount of

headroom available; however this is likely to be absorbed by new applications that have yet

to be determined or likely to come forward in the near future.

                                                  
43 It has been assumed that Liverpool’s demolitions have been accounted for with its UCS windfall allocation.
44 Wirral replacement figure based on 1:2 replacement ratio
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When comparing the identified net supply over the planning period against the RSS targets,

there is a substantial oversupply of 13%.

Table 10 Potential capacity as a percentage of housing provision targets

Local Authorities Total Target provision

over planning period

1998 – 2016

Identified net

supply over

planning period

 % of total RSS target

identified within forward

supply

Liverpool 20740 18498 89

Wirral 2960 8654 292

Sefton 6540 5747 88

Warrington 7320 11619 159

Knowsley 4420 7464 169

St Helens 7440 5230 70

EP & N 3600 2490 69

Halton 6220 8699 140

West Lancs 3880 3008 79

Total 63040 71409 113

Source: Data based on information received from Local Authorities in February 2005

5.3.4 Summary

Table 9 calculates the potential supply in the HMR reference area, including net change from

1998 – 2004 to be 71,409.  This figure is 8,300 more than the number of housing provision

required up to the end of the planning period.  The distribution of the supply pipeline is

mapped in Figures 2 & 3 at the beginning of the report and has been presented below.

Figures 4 & 5 illustrate that the majority of development has taken place in Liverpool and

Warrington.  In terms of future supply the majority of development again is focused on

Liverpool, Warrington, Knowsley and St Helens.   This distribution mirrors the spatial

distribution along the east – west corridor as discussed in Section 2, with a significant

concentration being in Liverpool’s city centre.

Although it should be assumed that not all potential supply will come forward, this figure is

likely to under-represent actual capacity, particularly in authorities who are undertaking or

have yet to finalise their urban capacity figures.  Given that the level of provision is already

ahead of annual net provision targets, the trend and spatial distribution in net provision will

need to be monitored closely, in order to regulate the supply of land coming forward and to

ensure that the areas where obsolete housing markets exists are regenerated and sustainable.
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Figure 4: Completions and Pipeline Provision

Figure 5: Planning Pipeline Supply


