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                 ver the past decade Liverpool as a city has really come into its own. 
                 Becoming the European Capital of Culture 2008, the city is currently seeing 
                 a renaissance and growing in importance. This has been reflected within the 
Liverpool property market where low prices and high yields have over the past 2 years
encouraged investors away from poor investment markets such as London. Listed as 
the best UK investment location in 2017, now is a perfect time to capitalise on one of 
Europe’s most exciting property markets. 
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                 iverpool is a city with a population of 491,500 people. It is the 5th 
                 largest metropolitan area in the UK totalling 2.24 million people. This 
                 is a 6.1% increase on the population 10 years ago showing how the city, 
after many years of population decline since the 1930s, is again becoming the 
major city it once was. The population is also one of the youngest in the UK with 
42.5% of the population under the age of 30.

L The city is also very diverse thanks to its heritage as a port, with the city having the 
oldest china town in Europe and the oldest African community in the UK. Many people 
settled here to take advantage of its unique place at the centre of British Empire trade. 
Later, the city was well known for having a large Irish population which is still 
prevalent today. It lies on the East bank of the River Mersey and for the past 300 years 
has been the major port of the north- west of England. Due to this fact the city centre 
grew around the dockland part of the city, listed in 2004 as a UNESCO world heritage 
site. 

Has one of the UK’s youngest population demographics

50% of Liverpool’s population are young professionals

56,000 students within the city
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L                iverpool started to become a major English city in 1715 when the first large 
                dock was built. The city grew rapidly under the trade of cotton, tobacco, 
                sugar and spices from the West Indies and Americas. More sinisterly, it was 
also a port that grew rich in the international slave trade during the late 1700’s and 
was a major port within the slave triangle, connecting England to West Africa and the 
Americas. Even though the city grew on the proceeds of this macabre trade, it was 
also at the forefront of the abolitionist movement in the early 19th century. It was also 
at the forefront of innovation during the industrial revolution with railways, Trans-
Atlantic steamships, municipal trams and electric trains were all pioneered within the 
city. In 1829 and 1836, the world’s first railway tunnels were constructed under 
Liverpool. Furthermore, James Newlands created the world first integrated sewerage 
system in the city.

The cities population grew rapidly during the 1840’s due to Liverpool’s prominence 
with British Empire’s trade network and the influx of Irish immigrants during the Great  

Potato Famine. For periods during this time it was the wealthiest city in the UK, often 
outstripping the wealth of London and the Liverpool Custom’s House being the biggest 
contributor to the UK budget. Liverpool was also the main hub of trans-atlantic ship 
travel, with Cunard registering all of their ships in the city, including the Titantic which 
famously sunk on its maiden voyage from Southampton in 1912. 

During the second world war, the city was heavily bombed due to its strategic 
importance. It was the port city where the ‘Battle of the Atlantic’ was strategized from. 
Winning this battle meant that the UK could receive enough supplies from the USA and 
Canada to keep fighting Nazism. During the 1960’s the city was the focal point of the 
‘Merseybeat’ music phenomena, with the Beatles the most iconic band to emerge 
from the era.
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                 he Liverpudlian economy is one of the most rapidly improving economies in 
                 the UK, being the 4th fastest growing since 1996 and improving 71.8% 
                 between 1995 and 2006. Its GVA in 2015 was valued at £10.907 billion, giving 
a per capita value of £22,790. The economy is dominated, like most of cities in the UK, 
by the services sector, with 60% of all employment in sectors like education, health, 
finance and banking, insurance and public administration. It used to be one of the 
manufacturing centres of the UK but this has died down significantly. The Jaguar Land 
Rover Halewood plant is still a major manufacturing plant though. 

T

More recently though, the city has 
emerged as a centre for research and 
knowledge. This has been helped by 
the establishment of the Liverpool 
knowledge quarter in sectors such as 
media and life sciences. Tourism is 
also important to the city and worth 
roughly £4.2 billion to local economy. 
It is estimated that 62 million tourists 
visit the city each year and support 
55,500 jobs. Some of the most popular 
sights in the city include Liverpool 
Cathedral, Royal Albert Dock, The 
Cavern Club, The Beatles Story, Liver 
Building and Botanic Gardens to name 
a few. The new cruise liner port will 
bring visitors right into the heart of the 
city (the only cruise liner port located 
in a city centre) whilst developments 
like the Echo Arena and Liverpool One 
have made Liverpool and important 

Liverpool One, the largest outside 
shopping centre in Europe, has made 
Liverpool one of the top 5 retail 
destinations in the UK. 

The port of Liverpool, even though not 
as important as it once was, is still a 
significant contributor to the UK 
economy with over 32.5 million tonnes 
of cargo passing through the port in 
2017. This means Liverpool is the 4th 
largest port in the UK. It has also just 
undergone a major extension which 
will mean it will increase the capacity 
of the port will increase even further. 
The port is also the location of many 
shipping lines including firms NYK, 
Maersk Line and Atlantic Container 
Line. 
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I              n 2008 Liverpool was named 
              European City of Culture for 
              good reason. Liverpool’s culture 
is synonymous in two major areas, music 
and sport. In fact,  the Guinness Book of 
World Records labelled Liverpool the Pop 
Music capital of the world as musicians 
from the city have produced 56 number 
one singles, more than any other city in 
the world. The city is famous as being 
the hometown of The Beatles, the best-
selling music act of all time. As well as 
The Beatles there are other acts linked to 
the sound known as ‘Mersey Beat’. This 
is partly due to the fact the majority of 
records arriving from the USA during the 
1950’s arrived first within Liverpool. Other 
famous acts from the city include Gerry 
and the Pacemakers, Cilla Black, The 
Zutons, Frankie Goes to Hollywood, The 
La’s and Atomic Kitten. 

When it comes to sport the major 
passion of the city is football, with the 
two major teams Liverpool FC and 
Everton FC playing out what is known as
the Merseyside Derby. Liverpool are one 

of English footballs most decorated  
teams, being the most successful 
English team in European competitions 
down the years. Currently, under the 
stewardship of German manager Jurgen 
Klopp, the team look set to be champions 
or runners up in the English Premier 
league for the 2018/2019 season. The 
two teams play at grounds that are 
famous around the world, especially for 
their passionate atmosphere. Liverpool 
play at Anfield which recently underwent 
an extension and Everton play at 
Goodison Park, even though they are set 
to move to a new stadium as part of the 
Liverpool Waters regeneration project. 

Other key sports within the city include 
horse racing, with the Grand National 
taking place at Aintree racecourse each 
year. Rugby League is also a popular 
sport within the city with St Helens, 
Widnes and Warrington all within the 
Liverpool Metropolitan Area.  
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                 iverpool property prices have 
                 been suppressed for a very 
                 long time. After the drastic 
reduction in the size of the docks the city 
was seen to be in terminal decline during 
the 1980s. During the drastic house 
price growth seen in many other parts of 
the country during the late 90’s early 
00’s, Liverpool did not see growth on a 
similar scale. With prices having been 
kept so low for so long now, the 
opportunity is ripe for property prices to 
increase drastically driven by an 
increasing domestic population coupled 
with investors looking for a savvy deal. 

Liverpool has a huge range of housing. 
It was Europe’s first city to develop 
municipal housing as far back as 1869, 

L

Within Liverpool city centre, there is a thriving refurbishment market. Grand listed 
facades of warehouses are combined with new build, mixed use apartments. There is 
also a huge demand for purpose built student accommodation. In other words, there 
is something for everyone.

The Liverpool property market is on the up. In 2018 residential sales reached over £1 
billion, double the 2012 figure. From 2012-2017 the average house price in Liverpool 
rose by £20,900 equating to 16% increase in 5 years taking the average property in 
Liverpool to a sales price of £148,000 in 2017. With a further 8% increase over 2018, 
this total is even higher. Furthermore, this is set to only increase as Liverpool becomes one of 
the first cities to digitise Land Registry services meaning transactions can take place 
much more quickly and easily. 

when St Martin’s Cottages — a tenement 
block of 124 flats — were built in the 
Vauxhall region of north Liverpool, to 
house the city’s poorest people. This 
tenement rubbed shoulders with grand 
detached redbrick villas and the earlier 
Georgian terraces within the city itself. 
The Georgian terraces can still be seen 
today within the ‘Georgian Quarter’ of 
the city and look more akin to central 
London than the north west. 

Outlying areas such as Woolton and 
Hale Village on the south side of the city 
contain early examples of stone built 
terraced cottages which now sit side 
by side with 1960s and 1970s social 
housing estates and newer, upmarket 
‘executive’ detached brick-built housing.
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As a buy-to-let investment location, you cannot get better than Liverpool. Ranked as 
the number one investment location in the UK for 2018. This is because Liverpool is 
on average the most profitable city in the UK for buy-to-let landlords who see some 
of the highest rental yields in the UK coupled with very good capital appreciation, with

further increases a very tangible prospect. The fact that 2/3 people living within 
the city centre rent can only be good news for landlords looking to buy there as 
this ratio is driving up rental returns. It is predicted (according to JLL) that city 
centre properties should see 17.6% rental growth between 2018-2022. Over the 
same period, prices are expected to rise by a whopping 19.3%.

Depending on where you decide to buy, average prices vary considerably from the 
city centre to the more competitively priced northern areas and the affluent south 
end of the city.
 

One bedroom flat in Liverpool - £42,000 upwards to £230,000

Two bedroom flat in Liverpool - £80,000 upwards to £500,000

Two bedroom house in Liverpool - £45,000 to £750,000

Three bedroom house in Liverpool - £50,000 to over £1,000,000

Range of Sales Prices across Liverpool

One bedroom flat in Liverpool - £450 pcm

Two bedroom flat in Liverpool - £550 pcm

Two bedroom house in Liverpool - £575 pcm

Three bedroom house - £700 pcm

Average Rents across Liverpool

What are the average sale prices in Liverpool?
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Liverpool has one of the best purpose-
built student accommodation (PBSA) 
markets in the UK. Even though there 
has already been a number of 
developments arising within the city 
over the past 7 years, the city has 
remained a resilient market for student 
accommodation investors. Even 
though Liverpool University has 
roughly 4,500 university-owned halls 
of residence units, this does not even 
begin to accommodate all of the 
24,775 students who study at the 
university. When you also consider 
that that John Moores (22,445 
students), Edge Hill (15,220), Liverpool 

Liverpool

£205k
(5.1%)

Average rent £pcm
(2017 % change)
2 bedroom flat

£925
(2.8%)

Average rent £pcm
(2017 % change)
2 bedroom flat

5.00%
(4.75-5.00%)

Build to Rent
net yield

(typical yield range)

House price growth forecasts

41/2% 3% 31/2% 31/2% 31/2%

31/2% 3% 3% 31/2% 31/2%
2018                2019              2020               2021               2022

Rental growth forecasts

Source: JLL 
Hope (5,240 students) have little or no 
halls of their own to accommodate 
students, then the undersupply starts 
to become apparent. When you also 
consider 80% of the hall of residence 
were built 10-30 years ago at Liverpool 
University, the accommodation is 
outdated, tired and does not have the 
facilities that a modern-day student 
demand. Therefore, there has also 
been a trend of private developers 
replacing gaps in the market made 
from retirement of old university 
owned halls of residence. 

House price growth % pa 

Manchester

Liverpool

Leeds

UK

2018

61/2

41/2

31/2

1

2019

4

3

4

2

2021

31/2

31/2

31/2

3

2022

31/2

31/2

4

31/2

2018-22*

22.8

19.3

19.9

12.6

2020

31/2

31/2

31/2

31/2

Rental growth % pa 

Manchester

Liverpool

Leeds

UK

2018

31/2

31/2

31/2

2

2019

3

3

4

21/2

2021

31/2

31/2

31/2

21/2

2022

31/2

31/2

3

21/2

2018-22*

17.6

17.6

18.8

12.6

2020

3

3

31/2

21/2
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                 owever, it is not only the number of renters in the area pushing up property 
                 prices. Inward investment into Liverpool is at an all time high. Last year, 
                 over £1 billion of inward investment was ploughed into the city. The knock 
on effect of this will only mean more jobs encouraging population growth which in turn 
puts pressure on house prices. See below some of the key investment initiatives in 
Liverpool that is pushing up house prices.

L

INVESTMENT
Northern Powerhouse 

Initiative 

A wider national government initiative 
to boost the economies of England’s 
northern cities. This is to be achieved by 
a combination of modern transport links, 
a new style of local governance and 
increased investment from both the UK 
and abroad. 

£300 million Stadium 

for Everton FC

Planning applications have been 
submitted for a new 52,000-seater 
stadium at Bramley Moor on Liverpool’s 
waterfront to be the new home of  

£5.5 billion Liverpool

Waters Project 

An ambitious 30-year vision to 
comprehensively transform the city’s 
northern docks. Regenerating a 60-
hectare stretch to create a world-class, 
high-quality, mixed-use waterfront 
quarter in central Liverpool and bringing 
life back to the historic docklands. In 
conjunction with Liverpool City Council, 
Central Government and other entities, 
so far planning permission in 2013, with 
approximately 2,000,000 sq.m. of 
development floorspace including 9,000 
residential units, 315,000 sq.m. of 
business space and 53,000 sq.m. of 
hotel and conference facilities.

£1 billion Knowledge 

Quarter

Liverpool’s Knowledge Quarter (LKQ) is 
an ambitious project that is set out to 
promote and further create the dynamic 
and innovative industries operating 
within Liverpool. With a heavy focus on 
the area to the North and East of the city 
where the majority of the universities are 
it is an ambitious project that with 
further the academic and innovative 
reputation of the city, furthering the 
number of students and researchers as 
well. The recent science and innovation 
audit highlighted Liverpool’s three world 
class strengths; infection, materials 
chemistry and high performance and 
cognitive computing. With already £1 
billion worth of new developments in 
the pipeline, there is a bright future.   
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£3.5 million Isle of Man 

Ferry Terminal 

New ferry terminal that will act as the 
main passenger port for UK passengers 
travelling to the Isle of Man. 

£400 million Liverpool2 

Shipping Container Port 

A massive investment by Peel Group that 
will potentially make Liverpool the 
second largest or largest container port 
in the UK, further adding significance to 
the city and encourage freight investment.

£50 million Cruise Liner 

Terminal

Reported one of the only cruiser ports

that will be located right in the heart of 
a major city. The potential to increase 
tourism numbers from their already 
impressive levels is huge. 

Everton Football Club. With Goodison 
Park built on an already small footprint, 
the plans are to move to this new 
stadium next to the Liverpool Waters 
project. 

£1 billion Paddington 

Village 

Not only is there a big focus great place
to work, discover and socialise, with
state-of-the-art workspace, labs, cafés,
restaurants, shops, accommodation, a
hotel and teaching, examination and
events space.

The area will be a great place
to work, discover and socialise, with
state-of-the-art workspace, labs, cafés,

restaurants, shops, accommodation, a
hotel and teaching, examination and
events space.

Liverpool Commercial 

District BID 2016-2021 

A 5-year plan strategic plan by Liverpool 
Council that aims to incorporate all the 
other listed regeneration / investment 
projects to enhance growth and 
regeneration within the city centre itself. 

Ten Streets Creative 

Hub 

Is a 125-acre regeneration project 
creating 2,500 jobs through the principal 
of ’10 ideas’ that capture Liverpool’s 
current strengths and how they should 
be utilised moving forward. 

£200 million Pall Mall 

Project 

A regeneration project including 
400,000sqft of regeneration with 
retail and leisure. The scheme will help 
meet demand for high spec office 
accommodation which was highlighted 
in the city centre’s 15-year blueprint, the 
Strategic Investment Framework. The 
site would connect to St Paul’s Square, 
which underwent a £120 million 
development in 2011 and is now home 
to major companies such as Atos, DWF,

Hill Dickinson, US Airways, Bosch, 
Investec, Maersk, Santander and 
Weightmans.
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            n summary, the future looks bright for the Liverpool property market. Having 
            been a city in decline during the 1980’s, Liverpool resurgence over the past 2 
            decades has been phenomenal. Inward investment and the capture of top 
talent at the cities universities has given the port-city a new lease of life. As property 
prices remained so low for so long, this resurgence had coincided with a jump in 
demand for investment property within the city that has already pushed prices up. 
However, it is clear that the transformation of the city is nowhere near complete and 
that the best rental and capital growth is yet to come. 

I


