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SUMMARY

LIVERPOOL CITY REGION MAP
 Combining the Central Business District and the city fringe and out-of-town markets
reveals total Liverpool City Region office market take-up in 2011 of 382,592 sq ft.
 Total city centre office take-up in 2011 was 268,298 sq ft, up 29.3 per cent on 2010.
 2011 saw professional firms return in force to the city centre’s occupational office market.
They accounted for 47.8 per cent of all floorspace let in the Central Business District.
 The combined professional and financial share of Central Business District take-up was
60.4 per cent (162,060 sq ft) compered to 47.5% for the region.
 The cautious return of the middle market to Liverpool’s Central Business District, begun in
2010, continued in 2011.
 Training firms were increasingly active in the both the city centre and out-of-town office
markets in 2011, a sign of grassroots economic recovery. One in every six sq ft of office
floorspace let in 2011 was taken by the training sector.
 Once again the Wavertree area proved itself the most resilient out-of-town market
staging a recovery for the second year in a row. Take-up in 2011 was 19,504 sq ft, an
increase of 46.9 per cent compared to 2010.
 St Helens had the busiest out-of-town office market with 22,312 sq ft let in 2011. It also
has the lowest supply of office space, compared to annual take-up.
 A total of 257,283 sq ft of Grade A office space is empty and ready for occupation in
Liverpool’s CBD. The completion of 4 St Paul’s Square has contributed to an increase on
173,178 sq ft reported in 2010.
 Grade B floorspace accounted for 84.6 per cent of Central Business District take-up.
 Half of all available Central Business District office space is in unlettable Grade D or
largely unwanted Grade C office space (944,549 sq ft, or 49.7 per cent).
 Prime office investment sale showing 7.7% at St Paul’s Square. First significant sale since
early 2009.
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WELCOME...
...to the Commercial Office Market Review for 2011
produced by Professional Liverpool with support of Liverpool
Vision and, for the first time, the Commercial District BID.
This annual review, now in its seventh year, has been
produced to provide you with an accurate impartial
overview of the commercial office market in Liverpool.
Last year’s review not surprisingly referred to a “challenging year” and
Liverpool’s take up, like that of other cities, reflected the tough economic
conditions. It is therefore encouraging to see the clear signs of recovery hoped
for in 2010 emerging in this year’s review. Total city centre take up improved by
almost 30% and the return of a very significant presence of professional and
financial services firms is a particularly welcome sign for the market. Despite
this positive development you will see from the research that there is still a lot of
work to do if we are to maximise the potential of our city’s assets and
encourage new development.
This year the review has been extended to include St Helens as well as Bootle
and Waterloo to provide more comprehensive coverage of the market.
We would like to thank all those involved in the production of the review for their
hard work for what has now become a valuable source of reference, and
comparative measure, for the office market for Liverpool and its region.
We hope you find it informative.

STUART KEPPIE

MAX STEINBERG

DAVID GUEST

Chairman, Professional
Liverpool Property Group

Chief Executive,
Liverpool Vision

Chair, The Commercial
District BID

property group
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OFFICE TAKE-UP IN THE CENTRAL BUSINESS
DISTRICT FOR 2011

SQ FT
300,000
29.3%

225,000

RISE

2010

0

268,298

75,000

The figure represents clear evidence that
Liverpool’s office market is recovering after the
recession. As well as outperforming 2010, CBD
take-up in 2011 was higher than in 2008 (245,000
sq ft) and would have been comfortably above the

2011

207,515

150,000

Total Central Business District (CBD) office takeup in 2011 was 268,298 sq ft, up from 207,515 sq
ft in 2010, an increase of 29.3 per cent.

YEAR

take-up in 2009 if the distortion of that year’s figures
by two large pre-election public sector requirements
is excluded (2009 take-up would have been
159,274 sq ft).
Each year there are a handful of larger transactions.
In 2011 the city saw a 94,000 sq ft letting to
solicitors Weightmans. By comparison, in 2010 the
largest single letting was for just 29,000 sq ft.
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OFFICE TAKE-UP OVERALL
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Combining the Central Business District and the
out-of-town markets reveals total Liverpool City
Region office market take-up in 2011 of 382,592
sq ft, broadly stable compared to the 2010 total
of 393,441 sq ft.

0

The resilience of the city centre office market, the
effective withdrawal from the market of the public
sector - and a continued dearth of transactions
above 20,000 sq ft - provide the background to the
“new normal” Liverpool City Region office scene.

YEAR

OFFICE TAKE-UP FOR 2011 IN THE CITY FRINGE

27%

Total city fringe office take-up in 2011 was
50,610 sq ft.

7%

7%
48%

TOTAL TAKE-UP (%)
27% Professional
7% Training

1%

3%

7% Creative
48% Other

The network of historic terraces and modern
conversions close to the city centre has faced the
twin challenge of discounted rents in the nearby city
centre, and a sharp slow down in growth in the
creative, media and digital industries which have, until
now, provided as much as one-third of its lettings.
The result has been a steady drop in take up, with
the 2011 figure down from 53,846 sq ft in 2010, and

Creative, media and digital industries now account
for 7.3 per cent of the city fringe office take-up,
down from 20 per cent in 2010.
Professional services are the largest single occupier
group claiming deals totalling 13,621 sq ft (26.9 per
cent of take-up) in 2011. This is nearly double the
professional sector’s take-up in 2010 (7,058 sq ft)
and is consistent with the surge in professional
services activity throughout the city.

OFFICE TAKE-UP OUT-OF-TOWN IN 2011

15%

17%

Demand for suites in Liverpool’s out of town
office markets fell sharply in 2011.
20%
44%

OFFICE TAKE-UP (%)
17%
1%
3%
15%
44%
20%

the peak of 70,695 sq ft recorded in 2008.

Wavertree
South Liverpool
Knowsley
Bootle / Waterloo
City Fringe
St Helens

Office take-up in the business parks of North and
South Liverpool, Wavertree, and Knowsley, and in
the more mixed markets of St Helens and
Bootle/Waterloo, totalled 63,684 sq ft. This
contrasts with 132,080 sq ft in 2010, barely
changed from 131,220 sq ft in 2009.
Once again the Wavertree sub market proved itself
the most resilient, staging a modest recovery for the
second year in a row. Take-up in 2011 was 19,504
sq ft, an increase of 46.9 per cent on the 13,274
recorded in 2010.

Unique additional research into the St Helens and
Bootle/Waterloo office markets revealed strengths
and opportunities. St Helens recorded office take-up
of 22,312 sq ft, making it the largest of the out-oftown sub-markets by total floorspace let. With just
129,496 sq ft of office space available and ready for
occupation, this market deserves investor and
developer interest.
Bootle/Waterloo has the highest level of availability of
any of the out-of-town sub markets (382,534 sq ft).
Take-up is 16,638 sq ft.
We will return to the St Helens and Bootle/Waterloo
sub markets in next year’s report.
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OFFICE TAKE-UP TRENDS IN THE CENTRAL BUSINESS DISTRICT
SQ FT

2011’s strong improved office take-up figures
illustrate a return to stability - historically the
hallmark of the Liverpool office market.
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Total city centre office take-up in 2011 was 268,298
sq ft, up 29.3 per cent on 2010. This compares to a
five year average of 340,000 sq ft. Although the
2011 figures clearly do not represent a return to
pre-recession levels of take-up they demonstrate
steady improvement, with demand almost entirely
generated by indigenous businesses. This is the
consequence of an increasingly self-reliant local
economy.
2011 saw a return to stability after several years of
fluctuating take-up. Long term trends make the point
clearly. In the nine years from 1999 to 2008 the
performance gap between the best and the worst
years settled at around 170,000 sq ft yet in 2009 the
gap widened dramatically to 311,000 sq ft. In contrast
2011 saw performance move back well within the
normal range of variation. The gap between take-up

and the five-year average was just 72,000 sq ft.
Analysis of underlying demand suggests the creation
of a “new normal” in the Liverpool office market.
Excluding the distorting effect of deals over 40,000 sq
ft shows underlying demand of 159,274 sq ft in 2009,
of 207,515 sq ft in 2010 and 173,469 sq ft in 2011.
It is a sign of the fragility of the UK economy that
domestic concerns in the first quarter of 2011, and
the Eurozone crisis in the fourth quarter, proved
powerful deterrents for many occupiers. They
preferred to stay out of the office market until the
economic future became more certain, resulting in
a fall in the number of CBD office transactions. In
2011 we recorded 44 transactions, down from 56 in
2010, 49 in 2009 and 66 in 2008.
The ups and downs of the European economy were
reflected in the pace of deal-making. Just six deals
were concluded between January and April 2011,
and after a busy summer, the market slowed again in
the autumn/winter quarter.

TAKE-UP BY SECTOR
2%

14%

15%
8%
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48%

DEALS BY SECTOR (%)
8%
48%
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Public Sector
Professional
Financial / Banking
Training
Creative / IT / Media
Other

PROFESSIONAL AND FINANCIAL SECTOR
Professional and financial services occupiers
made an eye-catching return to the Liverpool city
centre office market in 2011, accounting for 60.4
per cent of take-up.
This represents a remarkable turnaround.
Professional and financial services businesses
withdrew from the Liverpool city centre office market
in September 2008 at the time of the Lehman
Brothers collapse, but are now back in force.
Professional occupiers accounted for 47.8 per cent
of Central Business District take-up (128,261 sq ft),
whilst financial services occupiers claimed 12.6 per
cent (33,799 sq ft). The combined professional
and financial share of CBD take-up was 60.4 per
cent (162,060 sq ft).
Compare this powerful performance with the 27.4
per cent combined share in 2010, or the 15.2 per
cent reported in 2009, and the extend of the
change is apparent.

Mere Grange. St Helens Grade A
highest take-up out of town

The Plaza.
Weightman’s largest letting in CBD

Even allowing for the distorting effects of the single
large letting by Weightmans Solicitors (94,829 sq ft),
professional and financial services comfortably outperformed 2010. Excluding the Weightmans deal
combined take-up in 2011 in the Central Business
District was 67,231 sq ft, compared to 56,898 sq ft
in 2010.
The same encouraging story of growth is apparent
in the out-of-town markets: for instance, in the City
Fringe area take-up from professional services
firms increased by 92.9 per cent. This was the
result of fewer deals than in 2010 (three deals in
2011, six in 2010) but each deal was considerably
larger (2010: 1,176 sq ft, 2011: 6,810 sq ft).
Across the out-of-town markets professional
services accounted for 16.4 per cent of take up
(18,738 sq ft). Combining the city centre and outof-town markets to produce a Liverpool City
Region figure suggests professional and financial
services together account for 47.5 per cent of take
up (181,769 sq ft).

Port of Liverpool.
Letting to Rathbones
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TRAINING AND RECRUITMENT
Training and recruitment firms were increasingly
active in the both the city centre and out-of-town
office markets in 2011, a sign of grassroots
economic recovery.
We calculate that 63,142 sq ft was let to this sector,
meaning one in every six sq ft of office floorspace let
in 2011 was taken by training or recruitment firms.
In the Central Business District a total of 33,799 sq ft
was let to five training providers, equivalent to 14.9
per cent of total take-up in 2011, up from 13 per
cent in 2010. In the city fringe and out-of-town
markets the strength of the training sector is even
more striking. A total of 20,377 sq ft was let to
training operators in 2011 accounting for 17.8 per
cent of all out-of-town floorspace let.
Training firms alone accounted for lettings totalling
58,825 sq ft across the combined city centre and
out-of-town markets.
PUBLIC SECTOR
It is now impossible to claim that Liverpool’s office
market is dominated by public sector take-up.
The trend has been unmistakable. In the 1990s the
public sector accounted for half the take-up in the
Liverpool’s city centre office market. During the
boom years 2004-2008 the city‘s increasingly strong
private sector forced the proportion down to around
one-third. Today the public sector has now all but
withdrawn from the UK office property market. Total

public sector take-up in the Central Business District
amounted to just 22,108 sq ft (8.2 per cent) in 2011.
The 2011 figures represent an increase on the
floorspace absorbed by the public sector in 2010
(11,870 sq ft). However, this represents only a
modest proportionate rise compared to 2010 (5.9
per cent) and is merely a fraction of the mediumterm trend (an average of 27.5 per cent of city
centre floorspace absorbed by the public sector
2006-2010).
CREATIVE AND MEDIA OCCUPIERS
The creative, media and digital sector has now
established itself as one of Liverpool’s most
important. After four years of steady expansion,
the pace of growth has inevitably slowed as the
industry matures.
In 2011 creative, media and digital occupiers
accounted for 2.7 per cent of Central Business
District office floorspace let during the year (5,827
sq ft). This is comparable with the 2.8 per cent
reported in 2009.
Outside the Central Business District the Wavertree
area remained a strong attraction for creative
businesses and secured deals totalling 5,211 sq ft.
Combining the city centre, city fringes and out-oftown locations shows total creative, media and
digital take-up of 22,703 sq ft, amounting to 5.9 per
cent of total office take-up.

OFFICE SUPPLY IN THE CITY CENTRE
Vacancy rates in the Central Business District
have remained stable for several years.
34%
39%

13%
14%

GRADES A-D (%)
13%
39%
34%
14%

Grade A
Grade B
Grade C
Grade D

In November 2011 a total of 7.15m sq ft of office
space of all ages and qualities was recorded in the
Central Business District, a figure virtually
unchanged since 2007. Of this total our census
shows 1.96m sq ft available and ready for
occupation, an increase of 67,938 sq ft (3.6 per
cent) on the figure recorded in November 2010.
A total of 257,283 sq ft of Grade A office space is
empty and ready for occupation in Liverpool’s CBD,
an increase compared to 173,178 sq ft in 2010. The
long-anticipated completion of the 109,000 sq ft
speculative development at 4 St Paul’s Square has
contributed to the increase.
The largest single source of supply in Grade B office
space: this year's total of 759,067 sq ft represents a
10 per cent fall on Grade B supply in 2010.
Liverpool’s vast legacy of historic buildings makes
the raw data an unreliable guide to the real
vacancy rate. Around half of the available office
space is in buildings that pre-date the 1960s - most
of it (46.7 per cent, 914,668 sq ft). Expressed

another way, 49.7 per cent of available office space
is either unlettable Grade D space, or largely
unwanted Grade C.
The centre-ground of the Liverpool CBD office market
has been good quality recently refurbished Grade B
office space. Around two-fifths of available office
space is classified as Grade A, and this has remained
constant for several years (38.6 per cent in 2011).
If Grade D office space (274,949 sq ft for which
there is effectively no market) is excluded from our
analysis then the “wide” measure of the CBD
vacancy rate is 23.5 per cent (2010: 23.4 per cent).
Alternatively, the “narrow” measure of the CBD
vacancy rate (which also excludes 669,600 sq ft of
Grade C office stock) produces a vacancy rate of 14.2
per cent (2010: 14.4 per cent). Before the recession
began to bite in 2008 the figure was 12.6 per cent.
Vacant Grade A stock accounts for 15.3 per cent of
all vacant office space in the Central Business
District on our “wide” measure (2010: 10.5 per
cent). On the narrow measure it represents 27.1 per
cent (2010: 17.1 per cent).
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OFFICE SUPPLY: CITY FRINGE AND OUT-OF-TOWN
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Wavertree
South Liverpool
Knowsley
North Liverpool
Bootle / Waterloo
City Fringe
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The City Fringe market saw a marked decline in
the supply of office space available and ready
for occupation.
In November 2011 we recorded total City Fringe
availability at 318,906 sq ft, a fall of 14.4 per cent
on the 372,324 sq ft reported in 2010, and a return
the trend which saw 326,665 sq ft available in 2009.
Historic town houses are being returned to
domestic use, whilst other office space is now
occupied by leisure users, and this is likely to
account for the fall in supply.
Elsewhere, an increase in the supply of out-of-town
office space confirms the picture painted by the
take-up figures: the business parks of North and
South Liverpool, Wavertree and Knowsley are
continuing to experience difficult trading.

5%
10%

Liverpool’s city centre office market has long been
dominated by the appeal to cost-conscious
tenants of good refurbished office space.
In the Central Business District take up of Grade B
office space - defined as refurbished office space
over 5 years old - accounted for 84.6 per cent of all
floorspace let during 2011 (227,089 sq ft). This is a
steep rise from the 58 per cent recorded in 2010.
This is a testament to the greater appeal of Grade
B space, improved by a decade of refurbishment.

85%

DEALS BY GRADE
OF BUILDING (%)
10% Grade A
85% Grade B
5% Grade C

6%
3%

12%

The dominance of Grade B office space is by no
means unusual. In 2008 in the Central Business
District lettings of Grade B office space accounted
for 95 per cent of all floorspace let; in 2009 the
proportion was 65.3 per cent amounting to

We calculate that 431,950 sq ft of Grade A office
space is available and ready for occupation in the
out-of-town and city fringe markets, representing
24.9 per cent of supply. However, this figure conceals
wide variations: South Liverpool saw ambitious
speculative development during the economic
boom, and its 223,083 sq ft of vacant Grade A office
space amounts to more than half the total available
outside the city centre. At the other extreme, there is
no grade A office space vacant in Wavertree.

The cautious return of the middle market to
Liverpool’s Central Business District, begun in
2010, continued in 2011.

51%

2011 DEALS BY AREA IN SQ FT (%)

338,869 sq ft.The modest revival in the appeal of
low-priced Grade C office space - apparent at the
lowest point of the recession - seems to be over.
Grade C floorspace accounted for just 5.3 per cent
of all Central Business District floorspace let in
2011 (14,212 sq ft). This compares with 17 per
cent in 2010, and seems more in line with the 2.6
per cent (13,633 sq ft) recorded in 2009.
The take-up of Grade A space has fluctuated
wildly in what has traditionally been a supply-led
market. Grade A accommodation accounted for
14.3 per cent of take-up in the Central Business
District in 2011, down from 25 per cent in 2010.
Performance in this market is extremely variable
ranging from a dominant 32.1 per cent in 2009 to
a barely noticeable 3 per cent in 2008.

TAKE-UP BY SIZE OF OCCUPIER

13%

3% 0-1000
6% 1001-2500
15% 2501-5000

The November 2011 census of office availability shows
907,128 sq ft of office space available and ready for
occupation compared with 843,380 sq ft in November
2010, an increase of 7.6 per cent. This is the second
year in which supply has increased following last
year’s rise of 17.3 per cent, up on the 719,180 sq ft of
recorded in November 2009. The rate of growth is
therefore slowing - a potentially encouraging sign.

TAKE-UP BY GRADE OF OFFICE

CBD

15%
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The strengthening is most apparent in the market
for smaller suites where there has been a sharp
improvement in activity. In 2010 we reported that 65
per cent of all transactions were for suites under
2,500 sq ft. In 2011 the figure is 47 per cent.

12% 5001-10,000
Simultaneously Liverpool city centre saw a
13% 10,001-20,000
51% 20,000

substantial increase in the number of individual
deals between 2500-5000 sq ft - and an
appreciable increase in the floorspace occupied as
a result. In total 27 per cent of the number of all city
centre deals fell into this category (up from 12.5 per
cent in 2010), accounting for 39,398 sq ft (up from
22,517 sq ft in 2010).
Just as in 2010, during 2011 the city centre saw six
deals above 10,000 sq ft. This compares with three
in 2009, and 10 in the boom year of 2007.

INVESTMENT
Since 2009 there have been no office investment
transactions in the city.
This has changed with the sale of 1 St Paul’s
Square by Sigma Capital to a private Israeli investor

for almost £30 million reflecting a net initial yield of
7.7%. The principal tenant is Hill Dickinson with a
10 year unexpired lease. This should provide a
stimulus for other investors into 2012.
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4 St Paul’s Square. Largest CBD Grade A availability

1 St Paul’s Square - Prime investment sale

NOTE ON TERMINOLOGY

ACCREDITATION

For the purposes of this research, Grade A space was defined as office
space completed since 1st January 2006; Grade B space as office space
completed before 1st January 2006 or other accommodation recently
refurbished or due to be refurbished Grade C as unrefurbished but ready for
occupation. Grade D is office space which could not be occupied without
substantial refurbishment, and that no plans exist for such refurbishment.

This report has been compiled by members of the Property Group of
Professional Liverpool with assistance from Liverpool Vision and the
Commercial District BID.
Our special thanks go to:

CONTACT INFORMATION
Professional Liverpool
Tel: 0151 224 1855. Email: johnhall@professionaliverpool.com
Liverpool Vision
Tel: 0151 600 2900. Email: info@liverpoolvision.co.uk
Commercial District BID
Tel: 0151 600 2984. Email: info@liverpoolcdp.com
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