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1.0 – Abstract 
The aim of this briefing paper is to research the current Welsh housing market and modelled forecasts for the next two years, to inform and advise the management of UWTSD Swansea of the probable outlook over that period. A desktop study of relevant information, from various sources, and a PESTLE analysis were undertaken, and the results reported. The results show that the construction industry is in danger of coming to a standstill due to the labour shortage. The current housing market is “broken”. There are too few houses for the UK population and the Government have not been able to keep up with demand since the 1940s. Sales and rentals are in a slump with prices and new appraisals flat lining. The forecast for the next two years shows the housing market will recover from the slump with prices and stock levels to increase. The Government has again pledged to tackle the housing shortage and there should be some movement within this by 2020. It is recommended that Richards Construction invest in new technological advancements, a new generation of construction labour and the diversification of tenures within their developments.
2.0 – Glossary 
DfMA 



Design for Manufacturing and Assembly
PPVC



Prefabricated Prefinished Volumetric Construction

BIM



Building Information Modelling (Management)

GDP



Gross Domestic Product
ONS



Office for National Statistics

Q1



First quarter of the year

Q2 



Second quarter of the year

Q3



Third quarter of the year

Q4



Fourth quarter of the year

GVA



Gross Value Added

NUTS



Nomenclature of Units for Territorial Statistics

CPI



Consumer price inflation

RPI



Retail Price Index

Mn



Million

Bn



Billion

Tr



Trillion

RICS



Royal Institute of Chartered Surveyors

RSLs



Registered Social Landlords

CIPS



Chartered Institute of Procurement and Supply

IFS



Institute for Fiscal Studies

SME



Small to Medium Enterprise

BPF



British Property Federation

UK



United Kingdom
EU



European Union

GSK



GlaxoSmithKline plc

OBR



Office for Budget Responsibility
DCLG



Department for Communities and Local Government
3.1 – The current economy
3.1.1
Since the 2008-09 recession, real GDP has been growing. The latest data from the ONS show GDP growth of 5.5% between Q2 2009 and Q3 2012, nearly reaching pre-recession levels (OBR, 2017). The nowcast for the current quarter is growth of 0.48% (Jackson et al., 2016). However, constructions contribution to GDP has fallen over Q2 and Q3 2017, for the first time since Q4 2015, by 1.3% and 0.9% respectively (ONS, 2017a); thought to be because of reductions in new works, and repair and maintenance. However, the CIPS reported a total increase from October to November 2017. The other three largest contributing industries to GDP have shown an increase; agriculture 0.2%, production 1.1%, and services 0.4% (ONS, 2017b). In 2015, Wales had the lowest GVA per head at £18,002. Cardiff showed the least GVA growth of UK capital cities at just 2.6% compare to the highest, Belfast, at 4.7%. Of Welsh GVA,  construction represents 6%, sixth highest across the 10 categories (appendix B) (ONS, 2016). 

3.1.2
Inflation was kept low in 2014 and 2015 by low oil prices, supermarket competition and the steady value in the pound. However, since the referendum vote in 2016, the fall in value of the pound has made importing more expensive and therefore we have seen an increase in inflation, over the Bank of England’s targeted 2%. Current CPI stands at 3.1% and RPI at 3.9%. This is the highest inflation rate seen for five years but was expected to peak in October 2017 as the reduction in the value of the pound settles. The increase in importation costs has seen material and fuel prices for manufactures rise, with the cost passed on to customers quickly. This rate of price rises is now falling. Most big retailers had hedge funds to insure against an increase in importation costs, however they have not been able to resist fully the effects, passing some costs onto the customers (Jackson et al., 2016). 
3.1.3
Interest rates fell dramatically after the 2008-09 recession and have remained at that low lever for the proceeding decade. The Bank of England dropped interest rates again after the referendum due to the uncertainty in the economy. However, the economy has fared better than expected, and interest rates were increased in November 2017 for the first time since 2008-09; the base rate is now at 0.5%. Mortgages is one area in which the public are seeing a benefit in low interest rates. For those who are able to buy with a 25% deposit, the other 75% can be borrowed very cheaply (Jackson et al., 2016). However, low interest rates make saving a 25% deposit much more difficult. The proportion of mortgages approved dropped drastically after the 2008-09 economic crash but have been increasing recently, despite a drop leading up to the referendum (UK Finance, 2017). 
3.2 – The current housing market
3.2.1
The RICS UK Residential Market Survey for November 2017 (RICS, 2017c) shows a stabilisation of the housing market following a deterioration in the previous months. There continues to be pressure for a downward trend in London and the South East, however, Wales has been reported to have “solid gains” in terms of house prices. These trends are expected to continue over the next three months. Sales were seen decreasing in most areas through October and September except in Wales and Northern Ireland where they were seen to rise. Supply to the market has seen a 22-month stretch of negative instructions to sell, despite stock levels staying flat. Nearly 50% of respondents to the survey stated that appraisals for new stock were lower than this time last year, therefore the likelihood of greater supply in the following months is low. Both interest from prospective tenants and instructions from landlords has also fallen; interest from tenants having fallen for the first time since 2015. 
3.2.2
In England, new build dwelling rates increased by 21% in Q1 2017 compared to Q1 2016, and by 15% in the year ending March 2017 compared to the year ending March 2016 (DCLG, 2017b). Q2 2017 also saw increases compared to the previous year both quarterly and annually (DCLG, 2017a). Private enterprise and housing association new dwelling statistics also showed an increase in Q1 2017 compared to the previous quarter (DCLG, 2017b). Wales has seen a 2% in new dwellings started in 2016-17 compared to 2015-16. However, completions have fallen by 1% in the same period. Private enterprise accounted for 82% of new dwellings built in Wales during 2016-17, with the remaining dwellings built by RSLs. Local authorities completed no new dwellings during this period; only 16% of all dwellings in wales are social housing (Statistics for Wales, 2017). However, in Q2 and Q3 2017 12 and 16 new dwellings were completed by local authorities in Wales (DCLG, 2017a). This comes after a change in rules, which now allows local authorities to use their rents to develop new homes. For example, the new Passivhaus homes built in Swansea (Youle, 2017).
3.2.3
The shortage of housing has been an issue in the UK since the 1940s; however, the number of new dwellings, pledged by the government, has not been met. The demand for new dwellings is being driven by an increasing population, children leaving home at a younger age, and the aging population living in “empty nests” (Kay, 2017). Although the number of households has been increasing steadily since 2002, the number of new homes being build fell in the decade 2002-12 (Unknown, 2015). In the Autumn Budget, the current Government pledged to be building 300,000 new homes per year by 2020 (HM Treasury, 2017). Although this is thought to be the correct amount to keep up with the annual demand, over the eight years before this is a requirement the UK housing shortage will increase and we will be left with the deficit still to resolve (Kay, 2017). In 2016, the housing deficit was thought to stand at 1.2mn homes (Yorkshire Building Society, 2016). Over the 8 years in-between 2018 and 2025, when the Government hopes to be solving the housing crisis, 50% more than the targeted number of new dwellings will need to be built to reduce this deficit. 

3.3 – Barriers to housing
3.3.1
According to the Farmer Review (2016), the greatest threat to the construction industry is the decreasing workforce. There is a nationwide shortage of construction workers, with cities particularly effected due to the greater demand. For those entering the construction industry, housebuilding is seen as the least job secure sector due to its cyclical ‘boom and bust’ nature. Despite being the dominant factor in unit productivity for the construction industry, the Government is still pushing for more and more people to enter further and higher education as opposed to vocation learning and apprenticeships. With 620,000 people set to retire from the industry by 2026, the lack of young entrants will become a strangulation point for the industry. It is thought that 120,000 new entrants will be needed for capacity growth within the industry (Farmer and Rawlinson, n.d.). Historically the industry has relied on an influx of migrant workers, but with Brexit in the pipeline, it is unknown how many of the vital worker will still be working in the UK construction industry (Farmer, 2016). The Scape Group have reported that the skills shortage is contributing to overspending on projects and poor workmanship(Unknown, 2016a). This is all contributing to an inflation in construction costs. 
3.3.2 Building regulations in Wales have been separate from those in England since 2011. There are various differences, often simply different versions of the same document. However, Wales does require more stringent fire protections and insulation. As of the 1st January 2016, all new and converted dwellings are required to have an approved sprinkler system (RLA, 2017). In new dwellings, a mains fed system can be installed costing as little as £3000. However, it is more complicated to retrofit a sprinkler system and therefore this can cost from £3000 to £9000 for an average three-bedroom house (Unknown, 2016b). There are also differences within Part L (conservation of fuel and power) with Wales requiring an 8% improvement on the 2010 version. This is achieved through increased insulation levels and renewables energies which will therefor increase construction costs (RLA, 2017).
3.3.3 When sustainability and green buildings first entered the construction industry both the soft and hard costs were considerably more expensive. Materials were not widely available and the expertise were at a premium. As sustainable materials and practices become more commonplace in the UK construction industry, these costs have reduced significantly. However, whereas a client building a single property for themselves may be able to offset these initial extra costs against life cycle costings, large-scale commercial clients cannot (Dobson et al., 2013). If a development is built under the “build to sell” model, the developer will not recoup any moneys through lower bills, therefore increasing the value of the properties. Achieving a sustainability accreditation could increase development costs from between 2-7% (Richard, 2009). According to the rule of demand, the increased price will decrease the demand for these more expensive properties and could become and tangible risk to the developer (Nalewaik and Venters, 2008). However, with the Government now requiring all construction projects with public funding to achieve and excellent BREEAM rating, sustainable practices will become mainstream within the companies involved (Welsh Government, 2017). 
4.4 – The Future

4.4.1 Brexit constitutes a large unknown for economists. Forecasts during the run up to the referendum painted a gloomy picture; with an almost unanimous view amongst professionals that the UK economy would be adversely effected. However, other than the fall in value of the pound, the UK macroeconomics have barely been impacted. The Bank of England stated that the fall of sterling was due to the likely future trade agreements between the UK and the EU being “less open”. The only other discernible difference is that future economic growth is forecasted to be slower in the medium term than if had voted to remain (Johnson and Mitchell, 2017). When it comes to the construction industry, it is yet unclear how Brexit will effect it. Should the currently debated Brexit deal (as of the 8th December 2017) prevail, EU citizens currently living in the UK will have the right to stay, potentially saving the migrants workforce. The subject of the single market and customs union is yet to be settles. It is yet to be determined how to do this without creating a hard border between Northern Ireland and the Republic of Ireland (Mason, 2017). I is likely that the “less open” trade agreements and more complicated importation with increase construction and development costs. Any economic downturn from Brexit is also likely to see the UK construction workforce reduce even further. Communities and other industries rely on the construction industry providing built assets and infrastructure, effecting the whole UK economy (Farmer, 2016). 
4.4.2 The Autumn Budget, announced in November 2017 (RICS, 2017a), detailed a number of plans to increase funding in the construction industry. A total of £44Bn has been allocated to support the housing market. £1.5Bn of this is allocated to the Home Building Fund, targeting SMEs, which allows borrowing from the government, at commercial interest rates, for development and infrastructure (HM Government, 2017). The government has pledged to build 300,000 new dwellings per year by 2025 (issues regarding this are detailed in section 5.2.3). First time buyers will now not have to pay stamp duty on properties under £300,000. However, as of July 2017, the national house price in Wales was £150,846, rendering the stamp duty cuts mostly irrelevant for Welsh first time buyers (HM Land Registry, 2017). The Government has also tried to address the issue of the estimated 200,000 empty properties in the UK (Unknown, 2017). Local authorities will now have the right to charge double the council tax on empty properties. As stated in section 5.2.2, local authorities are starting to develop housing to increase their stock. This will now be enabled further buy the lifting of council borrowing caps in high demand areas. Although, these measures are seen to be a move in the right direction, both RICS and the IFS feel that the radical steps needed to fix the housing market have not been taken (Johnson, 2017;RICS, 2017a).
4.4.3 The Farmer Review made a recommendation to break from the traditional “build to sell” (BTS) model to that of “build to rent” (BTR) (Farmer, 2016). The Build to Rent Fund was closed in 2016 and replaced by the Home Building fund. Both funds provided loans for private development schemes (RICS, 2017b). In February of 2017, the BPF commissioned a report on the benefits and potential for BTR. The biggest issue facing BTR is securing suitable land. BTR developers have to compete with those proposing BTS. There becomes and issue with viability as the value of the land is determined by the highest-value use. As development costs are recouped over a longer period in cases of BTR, developers cannot often offer the same value to sellers as BTS developers can. One solution discussed within the report is for public sector landowners to offer the land to BTR developers below market value in return for the developer maintaining the property for a specified number of years. With a value of £1Tr, and RICS forecasting a need for 1.8M rental properties by 2025, the rental sector is considered a good area for investment (Peachey, 2016). 98% of landlords own less than 10 properties, driving large investors into BTR development where they can influence design and mix of dwellings (BPF, 2017). 
4.4.4 BIM is the management of intelligent objects within a 3D model. This model is used for design, costing, and programming of developments as well as lifecycle projections (NBS, 2016). In November 2017, the Government allocated £54Mn of funding to launch The Centre for Digital Built Britain, tasked with the continuing integration of BIM into the UK construction Industry. The Government already requires level 2 BIM in all government procured developments. Farmer explored BIM in is review, using GSK as a case study. GSK have used BIM to create a “factory in a box”, standardising the design into sections that can be modified depending on the purpose of the factory. By cataloguing these sections, GSK has determined the energy requirements, operative needs to construct, etc. for each unit and can cost a new factory in a matter of days. They have also used BIM to programme the construction so that each component in packed in the opposite order it is needed in. this is in line with Laing O’Rourkes move into DfMA. Through this GSK have reduced the cost by 30% and the construction time from 12 weeks to two (Former, 2016). PPVC can be used to deliver units to site, which can be quickly brought together. The Creekside Wharf development is using PPVC and will be one of the UKs tallest modular buildings. The BRE are also investing in PPVC with the building of their Üserhuus in 2015 (BRE, 2015).
5.0 – Conclusions
The referendum vote has casts a shadow of uncertainty across the UK economy. Both labour forces and the cost of construction could be greatly affected by the final deal negotiated by the Government. The housing market has been described as “broken”. There are too few houses for the population of the UK and demand has driven prices up, making starting on the housing ladder much harder. However, the market is currently in a slump with prices generally not rising and stock levels flattening out. Nevertheless, the Welsh market seems to be doing better than in London and the South East. The Government has historically been trying to deliver the houses needed but has never succeeded. It is unlikely that this Government will achieve it. The construction industry is facing a detrimental labour shortage. Without a large influx of skills, UK construction could come to a halt; a potentially devastating possibility. Negative economic results of the referendum could see this shortage exacerbated; potentially extending economic risk to other industries. The future of the construction industry lies in a digital world with BIM being integrated to a greater and greater extent. Do to the price of buying a house; we may see a shift in tenure from BTS to BTR developments. More developments are likely to be constructed from prefabricated components or units, utilising DfMA and PPVC.
6.0 – Recommendations 
6.1
It is recommended that Richards Construction work in conjuncture with Class Of Your Own Limited in their Design Engineer Construct programme, as shown in the Farmer Review
. Through this programme, the company will be able to influence the education and benefit from government funded education of potential employees. The programme is included in the Government Construction 2025 Industrial Strategy and can be included within the company’s gender equality policy. It is recommended that employees requiring further training, funded by the company, be offered contracts, which tie them into the company for a specified period. This would be one way of securing recuperation of training costs. 
6.2
it is recommended that the company invest in BIM and DfMA to reduce delivery costs and increase profit margins. The use of BIM will also allow the company to tender for Government projects and diversify. 

6.3
A final recommendation would be to invest in becoming a BTR developer. It would be possible to create mixed tenure developments where some dwellings are sold to cover development costs and the others be kept as a built asset. The rental market is a large sector and rentals could be a secure added cash flow to any company. 
7.0 – References
BPF, 2017. Unlocking the benefits and potential of build to rent. [pdf] Available at: http://www.bpf.org.uk/sites/default/files/resources/BPF-unlocking-benefits-potential-build-to-rent-Feb17-FINAL-web.pdf [Accessed: 10/12/2017].

BRE, 2015. New housing concept delivers on cost, quality and sustainability and cuts construction time in half. [Online] Available at: https://www.bre.co.uk/news/New-housing-concept-delivers-on-cost-quality-and-sustainability-and-cuts-construction-time-in-half--1104.html [Accessed: 10/12/2010]. 

CIPS, 2016. Construction rebound continues in November, but cost inflation strongest for five-and-a-half years. [Online] Available at: https://www.cips.org/en-GB/news/news/construction-rebound-continues-in-november-but-cost-inflation-strongest-for-five-and-a-half-years/ [Accessed: 10/12/2017].

DCLG, 2017a. House building; new build dwellings, England: June Quarter 2017. [pdf] DCGL. Available at: https://www.gov.uk/government/uploads/system/uploads/attachment_data/file/639725/House_Building_Release_June_Qtr_2017.pdf [Accessed 10/12/2017].
DCLG, 2017b. House building; new build dwellings, England: March Quarter 2017. [pdf] DCGL. Available at: https://www.gov.uk/government/uploads/system/uploads/attachment_data/file/615736/House_Building_Release_March_Qtr_2017.pdf [Accessed 10/12/2017].

Dobson, D., Sourani, A., Sertyesilisik, B., Tenstall, A., 2013. Sustainable Construction: Analysis of Its Cost and Benefits. American Journal of Civil Engineering and Architecture, 1(2), pp. 32-38.

Ellis, Richard, 2009. Who pays for green? The economics of sustainable buildings. [pdf] EMEA Research. Available at: file:///C:/Users/p147930/Downloads/emea_economics_of_sustainable_building2009.pdf [Accessed: 10/12/2017]. 

Farmer, M., 2016. The Farmer review of the UK construction labour model. [pdf] Construction Leadership Council. Available: http://www.constructionleadershipcouncil.co.uk/wp-content/uploads/2016/10/Farmer-Review.pdf [Accessed: 10/12/2017]. 

Farmer, M., Rawlinson, S., n.d. People & Money. [pdf] Arcadis. Available at: https://www.arcadis.com/media/D/B/3/%7BDB3A15FD-23D0-4C95-9578-BBE1611D8A0E%7D9308_People%20and%20Money%20Report_WEB_LR.pdf [Accessed: 10/12/2017]. 

HM Government, 2017. Home Building Fund. [Online] Available at: https://homebuildingfund.campaign.gov.uk/ [Accessed: 10/12/2017].

HM Land Registry, 2017. UK House Price Index Wales: July 2017. [Online] Available at: https://www.gov.uk/government/publications/uk-house-price-index-wales-july-2017/uk-house-price-index-wales-july-2017 [Accessed: 10/12/2017]. 

HM Treasury, 2017. Autumn Budget 2017. [Online] Available at: https://www.gov.uk/government/publications/autumn-budget-2017-documents/autumn-budget-2017 [Accessed: 10/12/2017].

Jackson, G., Tetlow, G., Bernard, S., Pearson, T., 2016. The UK economy at a glance. Financial Times [online] Available at: https://ig.ft.com/sites/numbers/economies/uk [Accessed: 10/12/2017].

Johnson, P., 2017. If we’re serious about helping young buyers, hard choices lie ahead. [Online] Available at: https://www.ifs.org.uk/publications/10192 [Accessed: 10/12/2017].

Johnson, P., Mitchell, I., 2017. The Brexit vote, economics, and economic policy. Oxford Review of Economic Policy, 33(1), pp. s12-s21.

Kay, J., 2017. How to solve the UK housing crisis. Financial Times [online] Available at: https://www.ft.com/content/d8854b1e-bf08-11e7-823b-ed31693349d3 [Accessed: 10/12/2017].

Mason, R., 2017. Main points of the agreement between UK and EU Brexit deal. The Guardian [online] Available at: https://www.theguardian.com/uk-news/2017/dec/08/main-points-of-agreement-uk-eu-brexit-deal [Accessed: 10/12/2017]. 

Nalewaik, A., Venters, V., 2008. Cost Benefits of Building Green. [pdf] Available at: http://www.costandvalue.org/download/?id=1653 [Accessed: 10/12/2017]. 

NBS, 2016. What is Building Information Modelling (BIM)?. [Online] Available at: https://www.thenbs.com/knowledge/what-is-building-information-modelling-bim [Accessed: 10/12/2017].

OBR, 2017. Rewriting recent history: real GDP revisions. [Online] Available at: http://budgetresponsibility.org.uk/box/rewriting-recent-history-real-gdp-revisions/ [Accessed 10/12/2017].

ONS, 2016. Regional gross value added (income approach), UK: 1997 to 2015. [Online] Available at: https://www.ons.gov.uk/economy/grossvalueaddedgva/bulletins/regionalgrossvalueaddedincomeapproach/december2016 [Accessed: 10/12/2017]. 

ONS, 2017a. Second estimate of GDP: April to June 2017. [Online] Available at: https://www.ons.gov.uk/economy/grossdomesticproductgdp/bulletins/secondestimateofgdp/apriltojune2017 [Accessed: 10/12/2017].

ONS, 2017b. Second estimate of GDP: July to September 2017. [Online] Available at: https://www.ons.gov.uk/economy/grossdomesticproductgdp/bulletins/secondestimateofgdp/julytoseptember2017 [Accessed: 10/12/2017].

Peachey, K., 2016. UK faces critical shortage of homes to rent, says RICS. [Online] Available at: http://www.bbc.co.uk/news/business-37547912 [Accessed: 10/12/2017].

RICS, 2017a. Autumn Budget 2017: RICS’ response. [pdf] Available at: http://www.rics.org/Global/Autumn_Budget_2017_fact-sheet_RICS_241117_mt.pdf [Accessed: 10/12/2017]. 
RICS, 2017b. Build to Rent. [Online] Available at: http://www.rics.org/uk/knowledge/glossary/build-to-rent/ [Accessed: 10/12/2017].

RICS, 2017c. November 2017: UK Residential Market Survey. [pdf] RICS. Available at: https://www.rics.org/Global/November_2017_RICS_UK_Residential_Market_Survey_tp.pdf [Accessed: 10/12/2017].

RLA, 2017. Residential landlord association introduction to building regulation differences between England and Wales. [Online] Available at: https://www.rla.org.uk/landlord/guides/building-regulation-differences-in-england-and-wales.shtml [Accessed: 10/12/2017].

UK Finance, 2017. Total Market Data – Gross Mortgage Lending Statistics – October 2017. [Online] Available at: https://www.ukfinance.org.uk/statistics/mortgages/ [Accessed: 10/12/2017].

Statistics for Wales, 2017. New House Building in Wales, 2016-17 – Revised. [pdf] Welsh Government. Available at: http://gov.wales/docs/statistics/2017/170614-new-house-building-2016-2017-revised-en.pdf [Accessed: 10/12/2017].

Unknown, 2015. Housing supply in 2015-202: key issues for the 2015 Parliament. [Online] Available at: https://www.parliament.uk/business/publications/research/key-issues-parliament-2015/social-protection/housing-supply/ [Accessed: 10/12/2017].

Unknown, 2016a. Sustainability on the supply chain. [pdf] Scape Group. Available at: https://www.bsr.org/reports/BSR_UNGC_SupplyChainReport.pdf [Accessed: 10/12/2017]. 

Unknown, 2016b. What is the approximate cost of a fire sprinkler system?. [Online] Available at: http://www.ultrasafe.org.uk/fire-sprinkler-system-cost/ [Accessed: 10/12/2017]. 

Unknown, 2017. Empty Homes. [Online] Available at: http://www.emptyhomes.com/ [Accessed: 10/12/2017]. 

Welsh Government, 2017. Sustainable Building Standards. [Online] Available at: http://gov.wales/topics/planning/buildingregs/sustainable-building-standards/?lang=en [Accessed: 10/12/2017]. 

Youle, R., 2017. These state-of-the-art homes are the first council houses built in Swansea for 40 years. Wales Online [online] Available at: http://www.walesonline.co.uk/news/wales-news/state-art-homes-first-council-13696277 [Accessed: 10/12/2017].

Yorkshire Building Society, 2016. UK growing housing deficit stands at 1.2M properties. [Online] Available at: https://www.ybs.co.uk/media-centre/uk-growing-housing-deficit.html [Accessed: 10/12/2017]. 

8.0 – appendices 
8.1
Appendix A


(ONS, 2016)

[image: image1.emf]Figure 3:  Industrial variation in total GVA in NUTS1 regions, 2015

Notes

Unit %

ABDE: Agriculture, mining and utilities C: Manufacturing F: Construction GHI: Distribution, transport, accomodation and food

North East 4.6 14 6.2 17.5

North West 2.7 15.5 5.9 20.3

Yorkshire and The Humber 3.7 13.7 6.3 19.9

East Midlands 5.1 16.9 6.6 20.9

West Midlands 4.4 15 6.7 19.9

East of England 3.2 11.3 7.8 20.4

London 1.3 2.2 4.2 16

South East 3.2 7.8 6.3 19.9

South West 4.2 10.8 6.6 19

Wales 5 16 6 16.9

Scotland 6.7 11.2 6.4 18.8

Northern Ireland 4.3 14.6 5.7 20.6


[image: image2.emf]J: Information and communication K: Finance L: Real estate MN: Professional and business support services OPQ: Public services RST: Recreation and other services

4.9 3.8 11.2 8.8 25.9 3

4.7 4.5 11 11.4 20.1 3.9

3.2 6.1 11.4 10.1 22.3 3.3

3.5 2.8 11.3 9.9 19.3 3.7

4.3 4.6 11.7 10.3 19 4.2

5.4 3.9 13.7 13 17 4.3

10.9 16.3 14.2 17.3 13.4 4.2

10 4.6 13.8 12.7 17.2 4.5

4.4 5.3 14.5 10.9 20.8 3.7

2.8 3.7 12.7 7.6 26.1 3.3

3.7 6.5 10 10.3 22.5 3.7

3.2 4 8.3 7.3 28.7 3.3
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