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How do our local economies differ?
What drives local economies?

How can planning help city centres and high
streets?

What needs to change in planning to solve the
housing crisis?



How do our local economies differ?



r. Economic activity is not evenly or

randomly distributed across space
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Cities are the hubs of the British
econom

12+6% 10.3% . Rural

® Hinterland
& Suburb
@® City Centre

Area Share of Share of
businesses jobs

Source: ONS (2016), Business Structure Database 2015; ONS (2016), Census 2011, origin-destination data (WU02UK); Centre for Cities’ own
calculations.



() 4142Kto 46.7K (£)

() 46.8Kto 48.69K (£)
. @ 4871Kto5279K(£)
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Working Age Average
Business Start- Popn with Weekly
ups 2017 Qualification at Workplace
GVA per worker Employment (per 10,000 NVQ4 or Above Earnings
2017 (£) Rate 2017 (%) population) 2017 (%) 2018 (£)
London
Birmingham 51,533 67 51 29 545
Bristol 50
Glasgow 47,248 70 45 512
Leeds 51,272 49 36 540
Liverpool 50,026 68 32 539
Manchester 50,437 73 36 526
Newcastle 47,922 /1 42 34 504
Nottingham 43,933 69 41 33 487
Sheffield 45,888 73 37 37 490
National Average 57,632 75 58 38 555



Only 6 UK cities are more productive than

. the European city average

GVA per worker (£)
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Source: Eurostat, ONS, INSEE, ISTAT, Statistical Office of Poland, FSO
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City productivity:

GVA per city worker, 2011 (£)
. 47,001 - 74,800

@ 42,301 - 47,000

. 40,001 - 42,300

@ 34905 -40,000

Town unemployment:

Share of town residents
unemployed or on long-term
benefits, 2011 (%)
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What drives local economies?



1. Local Services 2. Exporters




Productivity (£)
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Exporting jobs in the Greater South East

re higher skilled and more efficient

® GSE Cities

. . @ Cities elsewhere Britain

Share of jobs (%)
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@ B For example — Hull and Reading
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How can planning help city centres and
high streets?



City centres: past,
present and future
Their evolving role in the national economy

Rebecca McDonaid and Paul Swinney
February 2019

What’s in store?
How and why cities differ for consumers

Rebecca McDonald, Lahari Ramuni and Lizzy Tan
September 2019
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https://www.centreforcities.org/publication/city-
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.. e
centre crcities ¥

https://www.centreforcities.org/publication/whats-in-
store-british-high-streets/



https://www.centreforcities.org/publication/whats-in-store-british-high-streets/
https://www.centreforcities.org/publication/city-centres-past-present-and-future/

High-skilled exporters will pay a premium
to access benefits offered by city centres

' Cheaper premises

|

Matching

Ability to recruit from a deep pool
of workers with relevant skills

Sharing

Ability to share inputs, supply
chains and infrastructure

N
N\ \
Learning

Rateable value, £ per m2 (2008)

Ability to exchange
ideas and information

\
\
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But not all city centres are successfully
attracting these businesses

Strong city

London g
centres
Cambridge i Bristol
* Reading ] Oxford ®
[ ]
Brighton
Aldershot Manchesler. e Milton Keynes
ershe ® Norwich @ Bournemouth
Southampton Birmingham @ _ Leeds
e ® Neweastle poffiold g & @ Caraiff Slough o
York g @ Liverpopl @ Telford Swindon
Exeter i Gloucester @
[ ] Nﬂttlﬂgham.. Plymouth
i Crawl
Coventry o  Worthing [ ) i — rawley & ipswich
Peterborough ~ Warrington @ Southend

Derby @ L :’:‘Eﬂlql'gj‘\v © Newport
Swansea asidon , Huddersfield Bradford

Hull o O\akefield @ Birke meadM'ddl s ® °

iddlesbrou
Vansfeld Bi'imS'&?.Stc'ke .Luton. g @ Portsmouth
ansfield @ & @ Chatham Blackburn
Blackpool Northampton @ o ® Sunderland| @
® O Wigan
Doncaster ™
Weak city centres
5 10 15 20 25 30 35

Share of city centre jobs in exporting businesses, 2015 (%)



Not every high street is struggling

Share of high street
services which are
vacant, 2017-2018 (%)

@ Newcastle 6.9-9.8
@ Sunderland )
o 99-123
Middlesb h
Oviddestrough @ 124 14.6
® 14.7-173
Blackburn
Preston B“Tey gadford York @® 174-243
 Leeds
Blackpool @ g L\ rsteld Hul
Wigan @ ®Wakefield
Liverpook, @ Bamsle{; ;Sh.ffPT;\CaSter
i effie
Birkenhead @ et oo
Warrington
@ Mansfield
@®Stoke @ Nottingham
Derby
~ Telford @ \ofwich
@Leicester  Peterborough
Birmingham
@Coventry
Northampton
L 3 Cambridge
®Wilton Keynes @ lpswich
@ Gloucester o ®Luton
(e Basildon
@Swansea
.(gr,jiﬁ‘\f”g“o;‘istol @=vindon SI(:ﬁgh ®southend
" Reading [¢ndon @ Chatham
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 Crawley
@Southampton .
Bournemouth P Brighton
Exeter Portsmouth Worghing
~ Plymouth
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Strong high streets need strong cities

5 Strong city centres
= London
g
IS
3

Cambridge - % eReading _OxforaBristoI
()
ss Manchesters, .
© - Brighton i

Aldershot e g oBirmingham o e Milton Keynes
Southamptone  Neycastle ././Leg%sardiff eSlough
NottinghamesLiverpool ° i
Exeter. Qo : eGloucester eSwindon
PS ~ °
Frestion @ _Southend Average c® centre: 46%
Derbye - Newport .
® 0 Middlesbrough ®Portsmouth
Northampton®g - @
Blackpool®  @poncaster @ Wigan
Weak city centres
0 9 10 15 20 25 30 35

Share of city centre jobs in exporting businesses, 2015 (%)

Source: Source: ONS, Business Structure Database, Census (2011), Local Data Company
Note: High street services are defined as retail and leisure property uses.
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Weak city centres have too many shops
. and too few quality offices

Strong city centres Weak city centres
2%

2%

® Office

© Retalil

® Food and leisure
@ Industrial

® Warehouse

® Other

e Strength of underlying economy also impacts commercial space
e Strong city centres are much more focused on workspace and less on retail
* Weak city centres have too much of a reliance on shops

Source: VOA (2018)



'. Which suggests they maybe less able to
adapt to changing high street trends

Slzure & Supply of food and leisure space in city centres and vacancy
rates of high street services, 2017 - 2018

Food and leisure Average high

as share of high street services
Type of city centre street services (%) vacancy rate (%)
Strong city centres 24 9
Maoderately strong city centres 17 1
Moderately weak city centres 12 17
Weak city centres 15 16

Source: VOA (2018), Local Data Company (2017, 2018)



The high street is not dying — city centres are more
important than ever. Density in city centres matters

Weaker city centres should remodel away from retail
towards a diverse mix of uses including offices.

Food and leisure experiences may help in some cities as
demand changes, but cannot do all the heavy lifting

Funds to support cities must look beyond the
high street

Strengthening the economy is a long-term route to a
healthy high street



What needs to change in planning to
solve the housing crisis?



Capital cities
How the planning system creates housing shortages
and drives wealth inequality

Anthony Breach
June 2019
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https://www.centreforcities.org/publication

Homes on the right
tracks

Greening the Green Belt to solve the
housing crisis

Paul Cheshire and Boyana Buyuklieva
September 2019
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https://www.centreforcities.org/publication
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Making room

How and why living space varies
between cities

November 2019

Recent proposals to further expand permitted development rights (PDR) would
make it easier to extend residential buildings upwards by one or two floors. The
policy is intended to deliver additional homes, and space, primarily by allowing
groups of residents to collectively build upwards.

This report investigates the amount of space people have in different cities and
how this has changed since 2011. It sets out what should be done to give people
more space and make housing more affordable as the economy grows. The main
findings are:

The amount of floor space residents have varies between cities,
with residents of cities in the Greater South East' of England
having less space. In the Greater South East of England, the average
floor space per resident is 34.8sqm (374.3sqft) and in the rest of England
and Wales, this average is 7.5 per cent higher at 37.4sqm (402.7sqft).
This is due in part to the economic success of many cities in the Greater
South East of England and their housing shortages, which means that
residents in these cities attempt to save money on expensive housing by
purchasing less space. An example of this is that the average resident in
Blackpool has 64.2 per cent more room than the average person living in
Slough.

Some of the most cramped cities have continued to see the
space per person shrink. Although residents living in some cities
have seen their average space grow, a number of cities, including in

the expensive Greater South East of England have seen their space per

https://www.centreforcities.org/publication

/[capital-cities/

/homes-on-the-right-tracks/

/making-room-living-space-cities/



https://www.centreforcities.org/publication/capital-cities/
https://www.centreforcities.org/publication/making-room-living-space-cities/
https://www.centreforcities.org/publication/homes-on-the-right-tracks/

'. The housing crisis is urban, not national

Housing Affordability Ratio 2018

() 428t06.08
() 6.09t06.79
@ 6791083
@ 84410106
® w072t01728
@ Nodata




Increase in private dwellings 2013-18 (%)
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Housing supply and city economies

Telford
Cambridge
Leicester Peterborough Slough V—— Reading
Wakefield Liverpool Swindon
Bristol | 5ridr
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Bright atham
Blackburn Blackpool Bumﬂ'ﬁy ok Southend
BirkenHead
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Average resident wages 2018, 2013 prices (£)
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r. Planning’s decoupling of supply from
demand means the rich get richer

Fizure 10 Average housing equity 2013 and growth to average equity
2013-18

Average housing
equity, 2013 (£)

68,000 - 94,999
95,000 - 121,999
@ 122,000 - 158,999
® 159,000 - 216,999
@ 217,000 - 355,000
Increase in equity

average house,
2013-18 (%)

© 36-87
@ 88-20.6
0 207-296

) 29.7-39.8
() s99-527




. Discretionary planning permissions appear
to disconnect supply from demand

Figure 3: Proportion of new dwellings as permitted development
rights, 2015-2018

Proportion of
new dwellings (%)
Newcastle O0to5
@Sunderland @ 5t010
@ 10to 15
Middlesbrough ® 15t020
@® 201039
Blackbumn  Bumley York
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Blackpool | l Hé % Hull
uddersield vy, ofieid
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Source: Ministry of Housing, Communities & Local Government, 2019



« 1. Green belt reform to release more land for development near
expensive cities

— This could be done through land value capture by giving development
rights to TfL, TfGM, TfWM etc

« 2. Greater use of prices to determine supply targets
— In the meantime, build more houses in expensive cities — go for growth!

3. Shift away from our discretionary, planning permission
system to a flexible zoning system

— Once a local plan is agreed, development can occur unless the local
authority says ‘'no’, rather than blocking development until the local

authority says ‘yes".
— Japanese zoning?
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Questions?

Anthony Breach
a.breach@centreforcities.org
020 7803 4306

’ @AntBreach
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