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Summary

Cover – Exchange Flags. Above – Central Business District.

Total city centre office take-up in 2008 was 245,289 sq ft, a
reduction on 2007 largely as a consequence of a sharp fall in
activity by the public sector.
The creative, media and information technology sector is the only
city centre occupier group to have recorded real growth in takeup in 2008 – up from 16,125 sq ft to 21,462 sq ft – a tribute to its
growing maturity and the influence of Liverpool’s designation as
the European Capital of Culture 2008.
One in every seven sq ft (14 per cent) of office floorspace let in
the Liverpool property markets is to occupiers in the creative,
media and IT sector.
Financial services and banking occupiers accounted for 19.1 per
cent of floorspace let, up from 15.2 per cent in 2007.
Vacancy rates in the Central Business District have remained stable,
despite difficult economic circumstances: after adjustments the CBD
vacancy rate is 12.6 per cent – almost unchanged since 2007.
Take-up in key out-of-town markets showed encouraging signs
of resilience: take-up in South Liverpool and Wavertree, the two
most mature out-of-town markets, slipped by only 18.1 per cent.
Combining the Central Business District and the Out-of-Town
markets reveals that total Liverpool office market take-up in 2008
was 542,997 sq ft, down from 846,195 sq ft in 2007.
A total of 222,803 sq ft of office space is ready and available for
occupation in Liverpool Midtown. In addition, a total of 759,200
sq ft is ready and available for occupation in the Liverpool Out-ofTown markets.

Above –Hill Dickinson, St Paul’s Square.

Office take-up for 2008 in
the Central Business District
Inevitably 2008 saw Liverpool’s commercial
property market record lower levels of take up
than 2007 as the global economic crisis took its
toll. In the Central Business District (CBD) office
floor space take-up was 245,289 sq ft, down
from 462,875 sq ft in 2007.
The single largest contributor to the reduced level
of CBD take-up was the public sector, traditionally
regarded as one of the mainstays of the market.
In 2008 public sector deals accounted for just 6.4
per cent of take-up - a striking fall from the 31.8 per
cent reported in 2007. However, the 140,000 sq ft
pre-let agreed between Merseytravel and Neptune/
Countrywide for a site at Mann Island, concluded
in early January 2009, suggests a return to trend
during the coming year.
Perhaps surprisingly the financial services sector growing steadily as a proportion of take-up for most
of the decade - continued its advance as a proportion
of total floorspace let. Financial services and banking
occupiers accounted for 19.1 per cent of floorspace
let, up from 15.2 per cent in 2007. The sector showed
resilience in an exceptionally difficult year: gross takeup in 2008 was 46,737 sq ft compared with 70,446
sq ft in 2007. The largest single occupier was Grant
Thornton, taking 17,000 sq ft.

Professionals remained active - DLA and
Weightmans both added to their Liverpool city
centre portfolios. The largest deal of the year saw
the Liverpool Council for Voluntary Services acquire
42,458 sq ft at Stanley House. However, deals
were generally smaller with just five above 10,000
sq ft compared to eleven in 2008. They were also
disproportionately concentrated in a handful of
properties with the Cotton Exchange and the Port
of Liverpool building together accounting for 21 of
the 67 CBD deals recorded.

Office take-up overall
Combining the Central Business District and the
Out-of-Town markets reveals total Liverpool office
market take-up in 2008 was 542,997 sq ft, down
from 846,195 sq ft in 2007.
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76,450 sq ft
15,774 sq ft
46,737 sq ft
21,463 sq ft
13,749 sq ft
71,116 sq ft

TOTAL TAKEUP

245,289 sq ft
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Top to bottom, L to R – Liverpool Innovation Park, Meridian Business Park, Hurricane Court.

Office take-up Out-of-Town
Top to bottom, L to R – Liverpool Science Park, Tea Factory, Rodney Street.

Office take-up for 2008
in Liverpool Midtown
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Liverpool’s Midtown – a city fringe market both
north and south of the city centre stretching
from the Georgian terraces of Rodney Street to
the self-consciously contemporary office space
of the Vanilla Factory – has been one of the
most conspicuous beneficiaries of the growth
of Liverpool’s creative sector. Total take-up was
75,891 sq ft.
Creative media and IT occupiers accounted for
13.3 per cent of the floorspace let or sold in 2008,
a total of 10,125 sq ft.

Professional occupiers – many in the health sector
– were the second most active occupational group
occupying 17.6 per cent of floorspace let or sold
during the year, a total of 13,384 sq ft.
Freehold purchases accounted for 22.6 per cent
of Midtown transactions in 2008. Changes in
boundary definition – Wavertree has been moved
from Midtown into the Out-of-Town market – mean
that the 2008 figures are not comparable with
those published for 2007.
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13,384 sq ft
10,348 sq ft
2,029 sq ft
10,125 sq ft
3,000 sq ft
37,005 sq ft

TOTAL TAKEUP

75,891 sq ft

Liverpool’s Out-of-Town office market is now
firmly established. Take-up in the business parks
of North and South Liverpool, Wavertree and
Knowsley totalled 221,817 sq ft in 2008.
In the core Liverpool Out-of-Town markets of South
Liverpool and Wavertree take-up slipped from
158,094 sq ft in 2007 to 129,495 sq ft in 2008, down
a relatively modest 18.1 per cent. This compares
with the 41 per cent fall in office take-up in the
Central Business District, and may be early and
encouraging evidence of the Out-of-Town market’s
durability during a turbulent period.

The most mature and diverse sub-market is
focused on the South Liverpool business parks
of Speke/Garston. The district is unlike others
included in the Out-of-Town category in so far
as it is dominated by corporate occupiers who
account for 61.7 per cent of office floorspace let
in 2008. Public sector agencies (9.2 per cent) and
professionals (7.3 per cent) were also significant.

Changes in boundary definition mean that 2008
figures for the Out-of-Town market are strictly
incomparable with those published in 2007.
If, however, we recalculate the 2007 figures to
match this year’s boundaries then take-up fell by
36.8 per cent, down from 351,154 sq ft in 2007.
A substantial drop in take-up in Knowsley was
largely responsible for depressing the overall
Out-of-Town total.

Generally, the Out-of-Town markets are – like
Midtown – the result of a mix of occupational
groups with the creative, media and IT sectors
playing a conspicuous role (20 per cent of takeup in 2008). Freehold purchases have played
a significant part of the Out-of-Town market
and in 2008 we recorded freehold transactions
amounting to 30.3 per cent of floorspace
occupied during the year.
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PROFESSIONAL
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16,115 sq ft
20,500 sq ft
0.00 sq ft
44,256 sq ft
4,000 sq ft
136,946 sq ft

TOTAL TAKEUP

221,817 sq ft
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Office take-up trends
That 2008 represented an abrupt change of gear in the
Liverpool CBD office market is undeniable: the world
financial crisis made this inevitable.
However, annualised figures do not reveal quite how
abrupt that change was – nor do they reveal how
resilient Liverpool’s property markets proved to be until
irresistible global conditions overwhelmed them.

In the eight months to 1st September 2008 Liverpool’s
CBD performed well above average, recording deals
amounting to 218,619 sq ft despite generally poor
trading conditions.

The collapse into administration of Lehman Brothers
on 15th September 2008 came after several weeks of
mounting turmoil. The 1st September 2008 therefore
makes a convenient point at which to register a change
in economic mood and to contrast performance with
2006 and 2007.

The contrast with the period after 1st September could
not be sharper: whilst in both 2006 and 2007 the
final four months of the year were the busiest in the
occupational property market accounting for 60 per
cent of floorspace let, in 2008 the figure was just 10.9
per cent (26,670 sq ft).

In both 2006 and 2007 deals completed before 1st
September accounted for around 40 per cent of the
total floorspace let in Liverpool’s Central Business
District: 187,942 sq ft in 2006, 181,722 sq ft in 2007.
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PROFESSIONAL
PUBLIC SECTOR
FINANCIAL/BANKING
CREATIVE/IT/MEDIA
TRAINING
OTHER

27 transactions totalling 125,740 sq ft
5 transactions totalling 84,862 sq ft
10 transactions totalling 56,952 sq ft
12 transactions totalling 11,992 sq ft
8 transactions totalling 10,639 sq ft
24 transactions totalling 115,099 sq ft

PROFESSIONAL
PUBLIC SECTOR
FINANCIAL/BANKING
CREATIVE/IT/MEDIA
TRAINING
OTHER

28 transactions totalling 132,302 sq ft
11 transactions totalling 147,043 sq ft
13 transactions totalling 70,446 sq ft
6 transactions totalling 16,125 sq ft
5 transactions totalling 9,917 sq ft
17 transactions totalling 87,042 sq ft

PROFESSIONAL
PUBLIC SECTOR
FINANCIAL/BANKING
CREATIVE/IT/MEDIA
TRAINING
OTHER

20 transactions totalling 76,450 sq ft
2 transactions totalling 15,774 sq ft
9 transactions totalling 46,737 sq ft
11 transactions totalling 21,463 sq ft
6 transactions totalling 13,749 sq ft
18 transactions totalling 71,116 sq ft

TOTAL TAKEUP

86 transactions totalling 405,284 sq ft

TOTAL TAKEUP

80 transactions totalling 462,875 sq ft

TOTAL TAKEUP

66 transactions totalling 245,289 sq ft

Take-up by sector
TAKE-UP BY THE PROFESSIONAL
AND FINANCIAL SECTOR
Professional and financial services occupiers accounted
for 50.2 per cent of Liverpool Central Business District
take-up in 2008 – a figure well within the limits of recent
experience which has seen the professional and financial
sector absorb between 45 per cent (2006) and 62 per cent
(2005) of total CBD office floorspace take-up.
The aggregate amount of floorspace let to professional
and financial firms in 2008 is, however, sharply down:
123,186 sq ft compared to 202,748 sq ft in 2007. These
figures suggest that the professional and financial
sector is suffering proportionately with the rest of the
city’s economy.

TAKE UP BY THE PUBLIC SECTOR
The assumption that the public sector would continue
to be responsible for around one-third of the city
centre’s occupational property market proved, in 2008,
a rash one. Reliance on a small number of large deals
inevitably carries with it the risk that slow progress on
a handful of transactions disproportionately effects the
total take-up recorded. This appears to have been the
case in 2008 when 15,774 sq ft was let to the public sector
in just two deals. Public sector take-up amounted to 6.4
per cent of take-up compared to 28.6 per cent in 2007.

A return to trend seems assured in 2009 following the
announcement in January 2009 that Merseytravel has
agreed a 140,000 sq ft pre-let at the city’s waterfront Mann
Island site.

CREATIVE AND MEDIA OCCUPIERS
The creative, media and information technology sector
is the only city centre occupier group to have recorded
real growth in take-up in 2008 – a tribute to its growing
maturity and to the influence of Liverpool’s designation
as the European Capital of Culture. In 2007 the creative
sector recorded deals totalling 16,125 sq ft of floorspace
in the Central Business District (3.5 per cent of take-up).
In 2008 this figure grew to 21,463 sq ft (8.8 per cent of
take-up).
Creative, media and IT occupancy in the Out-of-Town
markets kept pace with its improving performance in
2007. The combined total of city centre, Midtown and Outof-Town lettings to creative, media and IT occupiers was
75,844 sq ft, 14 per cent total take-up. This compares with
129,154 sq ft (15.2 per cent of all lettings) in 2007. For the
second year running we able to report that one in every
seven sq ft of floorspace let is to this sector.
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Rental trends
Office rents, both in the CBD and Out-of-Town, showed
considerable stability in the face of a substantial fall in
the demand for office space which might have been
expected to result in steep rental falls. In the Central
Business District the highest rent achieved was £21.50
per sq ft – a modest discount on the £22 per sq ft we
recorded in 2007. However, this figure has not been
maintained without cost: incentives, including rent-free
periods, have grown significantly.

PIC

The top rent for Grade B office space remained stable
at £16 per sq ft, a consequence of the progressive
improvement in the quality of Grade B stock as
landlords refurbish and modernise buildings.
Rents in the Out-of-Town market fell back slightly: the
highest rent recorded was £14.50 per sq ft, down from
£15.00 per sq ft in 2007.
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This year’s census of office availability suggests
that a total of 222,803 sq ft of office space is ready
and available for occupation in Liverpool Midtown.

Grade C

Office supply: city centre
The total volume of vacant office space in Liverpool’s
Central Business District has changed relatively
little between the boom year of 2007 and the more
complicated economic environment of 2008.
Indeed, on a ‘narrow’ measure of city centre
vacancy rates the volume of empty office space
has shrunk appreciably.
Liverpool’s preponderance of pre-war office
buildings – a feature which distinguishes it from
every other UK regional property market - makes
it advisable to analyse vacancy rates with caution.
Following last year’s precedent, a ‘wide’ measure
(including Grade C office stock, much of it in prewar buildings) and a ‘narrow’ measure (excluding
Grade C office stock) will be offered.
A census of the Liverpool CBD revealed that the
total office stock, at November 2008, had fallen
slightly from 7.088m sq ft in 2007 to 7.043m sq ft
in 2008. On the ‘wide’ measure total floorspace
available and ready for occupation in the Central
Business District amounted to 1.71m sq ft in 2008,
representing 24.3 per cent of the total office stock.
This compares with 20.7 per cent in 2007.
The ‘wide’ measure of the CBD vacancy rate
is, however, an unreliable guide to the relative
balance of supply and demand.

As a result of the limited development of new
office space and the gradual absorption of existing
modern stock, the proportion of vacant grade
C office space has risen to 48.1 per cent of all
vacant floors pace in the CBD (up from 44.4 per
cent in 2007). Yet when Grade C take-up in 2008
of 5,011 sq ft is seen in the context of supply of
823,838 sq ft – an imbalance of more than 160 to
1 – transactions involving Grade C floorspace can
scarcely be said to constitute an effective market.
Disregarding Grade C office space produces a
more meaningful guide to Liverpool CBD’s office
property scene: on this ‘narrow’ measure of CBD
vacancy rates, city centre vacancy rates were
almost unchanged at 12.6 per cent, compared to
12.1 per cent in 2007.
A total of 221,944 sq ft of Grade A office space
is empty and ready for occupation in Liverpool’s
CBD, representing 13 per cent of total available
office stock on the ‘wide’ measure or 28 per cent of
available office stock on the ‘narrow’ measure.

13.0

In addition, a total of 759,200 sq ft is ready and
available for occupation in the Liverpool Outof-Town markets. Grade A office space plays a
more significant role in the Out-of-Town markets
than it does in the Central Business District. We
calculate that 366,681 sq ft of Grade A office space
is available and ready for occupation in the Out-ofTown and Midtown markets, representing 37.3 per
cent of supply.

Again the Wavertree area is the exception in the
Out-of-Town markets where 84.7 per cent of the
office space available and ready for occupation
(280,537 sq ft) is classified as Grade B.

However, sub-markets vary considerably. In
South Liverpool Grade A space accounts for
208,135 sq ft, 80.3 per cent of the total office
floorspace available, yet in Wavertree the
availability of Grade A office space is just 3.9 per
cent (13,000 sq ft).

An alternative measure of market balance is the
ratio of available floor space to annual take-up.
In Liverpool Midtown available office space is
4.6 times take-up in 2008; in the Out-of-Town
market it is 3.4 times take-up. By comparison,
the ‘narrow’ measure of Central Business District
availability is 3.5 times take-up in 2008.

AVAILABILITY BY GRADE (%)
A = 221,944 sq ft
B = 666,181 sq ft
C = 823,838 sq ft

Grade B office space plays a significant part
in Liverpool Midtown (63.1 per cent, a total of
140,622 sq ft)

TOTAL 1,711,963 sq ft

It is therefore more difficult to estimate
movements in prime office yields. Research by
DTZ for Liverpool Vision, completed in September
2008, suggested a figure of 6.25 per cent and,

pending a suitable test of market sentiment, we
see no reason to disagree. The largest deal of
2008 – accounting for more than half the market,
by value – was MCR Property Group’s purchase
of 2 Moorfields for £10.8m.
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AVAILABILITY BY GRADE (%) – MIDTOWN
A = 55,088 sq ft
B = 140,622 sq ft
C = 27,093 sq ft
TOTAL 222,803 sq ft
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AVAILABILITY BY GRADE (%) – OUT OF TOWN
A = 311,593 sq ft
B = 399,873 sq ft
C = 47,734 sq ft
TOTAL 759,200 sq ft

Investment market
The office investment market in 2008 was
characterised by a scarcity of investment deals
(the volume of transactions, judged by value, was
around one-tenth what it was in 2007).

12.2

The difficulty of measuring (with reliability) the total
stock of offices in the Midtown and Out-of-Town
markets makes it impossible to calculate availability
as a proportion of the total office stock.
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Above – Office Quarter, Estuary Business Park
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27 transactions totalling 15,745 sq ft
32 transactions totalling 46,134 sq ft
9 transactions totalling 32,028 sq ft
8 transactions totalling 62,481 sq ft
2 transactions totalling 22,151 sq ft
7 transactions totalling 226,745 sq ft
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15 transactions totalling 9,355 sq ft
24 transactions totalling 39,435 sq ft
18 transactions totalling 62,459 sq ft
12 transactions totalling 73,444 sq ft
6 transactions totalling 76,828 sq ft
5 transactions totalling 201,354 sq ft
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24 transactions totalling 12,640 sq ft
16 transactions totalling 24,173 sq ft
11 transactions totalling 40,410 sq ft
10 transactions totalling 70,268 sq ft
4 transactions totalling 55,340 sq ft
1 transactions totalling 42,458 sq ft

TOTAL

86 transactions totalling 405,284 sq ft

TOTAL

86 transactions totalling 462,875 sq ft

TOTAL

66 transactions totalling 245,289 sq ft
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DEALS BY GRADE (%)

A = 2 transactions totalling 42,452 sq ft
B = 71 transactions totalling 333,026 sq ft
C = 12 transactions totalling 29,806 sq ft

A = 9 transactions totalling 89,698 sq ft
B = 70 transactions totalling 370,527 sq ft
C = 1 transactions totalling 2,650 sq ft

TOTAL 85 transactions totalling 405,284 sq ft

TOTAL 85 transactions totalling 405,284 sq ft

2008
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DEALS BY GRADE (%)
A = 1 transactions totalling 7,729 sq ft
B = 64 transactions totalling 232,548 sq ft
C = 1 transactions totalling 5,012 sq ft
TOTAL 66 transactions totalling 245,289 sq ft

Take-up by grade of office
Economic conditions confirmed tenants’ preference
for good-quality refurbished buildings or buildings
more than 5 years old.
In 2008 in the Central Business District lettings of
Grade B office space accounted for 90.1 per cent of
all floorspace let whilst the proportion in newly-built
grade A office space slipped to a modest 4.1 per
cent of take-up, down from 19 per cent in 2007.
The scarcity of larger requirements – which have
historically tended to result in lettings of Grade A
space – inevitably increased the bias to Grade B
accommodation.
During 2008 the Central Busines District saw just
5 deals above 10,000 sq ft, only one of which was
above 20,000 sq ft.
It should be noted that changes in the statistical basis
of this survey – changes which have the effect of
reclassifying buildings dating from 2000-2003 from
Grade A to Grade B - have introduced a distortion

tending to favour Grade B. Even so, the trend is clear
and is consistent with performance in both 2006 and
2007 when Grade B lettings in the CBD exceeded 80
per cent of the total.
The wider Liverpool property market, embracing
both the CBD and Out-of-Town locations, shows a
more balanced pattern – a pattern that reflects recent
speculative development Out-of-Town, some of it
assisted by grant funding.
Throughout this wider area 30.6 per cent of all
floorspace let was in Grade A buildings (174,239 sq
ft) whilst 62.9 per cent (358,812 sq ft) was in Grade B
office stock.

Note on Terminology
For the purposes of this research, Grade A space was defined as office space completed since 1st January
2003; Grade B space as accommodation recently refurbished or due to be refurbished within 2008 or 2009;
Grade C as unrefurbished but ready for occupation in 2008 or 2009.

Opposite – The Capital

