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Overview
London’s housing market continued to record strong growth
heading into 2016, despite operating against an uncertain
backdrop. The EU referendum is at the forefront of buyers’
minds, especially those from overseas. The additional rate of
stamp duty also came into force at the beginning of April.
However, the desire to beat its introduction meant that activity
was bolstered by investors in Q1. According to the Land Registry,
annual house price growth across London was 13.9% in March
2016, up from 11.3% at the end of 2015.
At the CBRE East London office we saw strong demand, from
both owner occupiers and investors. Our collection of new build
developments continue to sell well, with schemes including
Greenwich Peninsula and The Stage proving hugely popular.
Overall, there were 200 sales agreed in Q1 2016, a significant
increase compared with the same period of 2015.
The second quarter may prove more challenging as the
referendum draws nearer. The overseas market may be less
active, but we expect strong demand to continue from
mainstream domestic buyers, who are now further bolstered by
the new London Help to Buy scheme.
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The evolution of the Tech industry has
brought further workers and residents to East
London. What began as a cluster of digital
companies surrounding Old Street
roundabout has resulted in an explosion of
tech companies throughout markets such as
Shoreditch and Clerkenwell. The area now
hosts more than 10,000 tech companies
generating £12.5bn of annual revenue.
Amazon will also join the ranks in 2017; its
new UK headquarters next to Liverpool Street
station will host 5,000 employees. Canary
Wharf is also the preferred destination for
financial technology (fintech) start-ups and
boasts the largest fintech start-up space in
Europe, located in One Canada Square.

Further regeneration in East London is now
underway in Greenwich, which is home to
Europe’s largest regeneration project. Set
over 190 acres, Greenwich Peninsula will
become a new destination in London.
The development will deliver over 15,700
homes, 900,000 sq ft of business and retail
space, numerous leisure facilities and
nearly 50 acres of greenspace. It will bring
28,000 new residents to the peninsula and
12,000 workers. Over the next 30 years
Greenwich Peninsula will be completely
transformed and cemented as one of
London’s best destinations.
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The multifaceted evolution of East London
has translated into strong growth of its
residential property market. In 2015 house
prices in East London increased by 15%,
compared with 11% across wider London.
Over the longer term, prices have risen 53%
over the last five years, outpacing wider
London by a margin of 9%. This strong
growth is set to continue as the volume of
regeneration increases and the migration to
the east continues.
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As well as a creative migration, new industry
and significant regeneration, East London
has also been the benefactor of several
infrastructure developments. London City
Airport, opened in 1986, now serves 4.3m
passengers a year, with a current investment
programme aimed at increasing this to 8m
by 2030. The extension of the Jubilee Line
in 1999 made areas including Canary Wharf,
North Greenwich and Stratford more
accessible, and a further benefit will come
when this line begins its 24 hour weekend
service later in the year. The opening of
Crossrail, now titled the Elizabeth Line, in
2018/19 is going to further open up East
London, bringing several other property
markets into focus.

2006

The next phase of East London’s
transformation came with the completion of
Canary Wharf in the 1990s. This brought
a new population of financiers to the area,
many of whom chose to live in the now
trendy Shoreditch and surrounding areas.
Today Canary Wharf is set to become a top
residential location in its own right. There are
a total of 15,000 new homes in the pipeline
across the Isle of Dogs, over 3,000 of
which are on the Canary Wharf Estate.

The summer Olympics in 2012 then placed
another East London market on the
residential map. Since the end of the games,
Stratford has been transformed from derelict
backwater into a top residential and leisure
location. Olympic stadiums and arenas have
been recycled and homes at the former
Athletes Village, now known as East Village,
are in high demand. This development,
along with other schemes spread across the
Olympic Park will deliver 11,000 new homes
to the area. Westfield Stratford City, one of
the largest urban shopping centres in
Europe, also makes Stratford a major retail
and leisure location. As if to cement its
evolution, earlier this year Stratford was
officially re-zoned on London’s tube map,
bringing it into zones 2/3 and closer
association with central London.
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Over the last several decades
East London has been
completely transformed.
It is now a highly desirable
place to live and new
infrastructure and industry
continues to draw people to
the area. As a result, this
region of London is seeing
a significant amount of
development, with areas
like Stratford and
Greenwich Peninsula now
putting East London in
the global spotlight.

The metamorphosis of East London has
been in motion since the 1980s when a
pioneer population of artists and other
creatives established themselves in
Shoreditch, Hoxton and Clerkenwell. This
laid the artistic foundation of these
neighbourhoods, transforming them and
boosting their appeal – as a result, these
districts now command some of the highest
house prices in the capital.
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Sales overview

Q1 2016 Sales snapshot

The first quarter of 2016 was
accompanied by several
launches which dominated
the sales landscape and
contributed to more than 200
sales in the quarter.

Average sales value

£666,979

Average £psf

£1,006

Average new build £psf

£1,051

Average resale £psf
Highest £psf

The Stage, by Galliard Homes, launched
towards the end of Q1 and proved hugely
popular, with 60 sales agreed just two weeks
after launching.
Q1 also saw the release of a further phase of
Greenwich Peninsula. Upper Riverside
proved to be very popular with domestic
purchasers, with sales evenly split between
owner occupiers and investors.

£142m

Total value of property sold in Q1
The launch of Dawsonne House, a further
phase of London City Island, also attracted
investors and owner-occupiers alike. It’s the
fourth building to launch in the second phase
of London City Island, and rises to 22 storeys
incorporating 203 new homes.
The contribution of these launches meant
that CBRE East London agreed 214 sales in
Q1, equating to £142m worth of residential
real estate. The average achieved sale value
was £1,006psf.

£1,940 psf
Highest £psf in Q1

£634
£1,941

The new build market accounted for 90% of
exchanges where sales values averaged
£1,051psf. The highest value achieved was
for a studio apartment at £1,940psf.
The sales across the resale market
averaged £634psf.
In terms of price range, 60% of sales were
within the £500 - £1,000psf bracket with a
further fifth falling into the £1,500 to £1,750.
Average values across units ranged from
£840psf for three bed apartments to £1,420
for studios.
The majority of buyers at CBRE East London
were UK nationals, who accounted for 71%
of sales. This was followed by Asia (17%)
and Europe (9%). Encouragingly, we
continued to see a high volume of investors
at our new build developments throughout
Q1 – this is a sign that investors have not
been put off by the additional rates of stamp
duty which, because they complete after
1st April 2016, these sales will be liable to.
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Price range – Sales Q1 2016

% Percentage

% Percentage

UK
Asia
Europe
Other

71
17
9
3

£500 – £750
£750 – £1,000
£1,000 – £1,250
£1,250 – £1,500
£1,500 – £1,750
£1,750 – £2,000

14
46
9
6
21
4

Buyer type 2016

Owners
Investors

80

Number of sales

Purchaser origin Q1 2016

60

Located in the heart of London’s creative and
financial districts, The Stage offers a
collection of 412 luxury suites, apartments
and penthouses complete with an exclusive
range of lifestyle facilities.
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Sales forecast
We have several new launches coming
forward in the remainder of 2016, including a
35 unit scheme on Fish Island in Q2. We
expect demand to remain robust, however
the introduction of the additional stamp duty
rates in April may temper demand from
investors in Q2 – we expect the market as a
whole to enter a phase of transition as
buyers adapt to the new tax. Brexit will also
continue to impact on the demand side,
especially on the overseas market. However,
demand from the mainstream domestic
market will remain strong and we expect
to see an increasing level of transactions
from buyers utilising the new London
Help to Buy scheme.

Case study:
The Stage, Shoreditch

Skirting the edge of the City, The Stage has
been strategically placed for revelling in
London’s vivacity and innovative virtuosity.
Old Street’s Tech City is less than ten
minutes away and Liverpool Street station is
a five minute walk.
Arranged over 37 storeys, the development
is an architecturally inspiring addition to the
city’s skyline. It is situated around the original
site of Shakespeare’s Curtain Theatre, which
will be eloquently preserved in a world-class
heritage centre and amphitheatre. The
development overlooks an acre of
landscaped piazza and public gardens and
includes an array of retail and performing
arts space.
Exclusive lifestyle facilities will include a
complimentary three-year fitness club
membership, access to the luxurious 32nd
floor sky bar and terrace, plus a private
screening room and recreational lounge.
A 24-hour concierge service will also cater
for further amenities including dry cleaning,
laundry and house cleaning; allowing
residents to indulge in an enviable,
hotel-style residential experience.

–– High profile mixed-use scheme with retail,
commercial and dedicated performing arts
and heritage space.
–– Sunken amphitheatre showcasing remains
of Shakespeare’s Curtain Theatre.
–– New landscaped piazza and public realm.
–– Elevated landscaped public gardens.
–– Exclusive lifestyle facilities including
residents’ private screening room
and gymnasium.
–– 32nd level sky bar and terrace.
–– Taxi drop-off point fronting
residential entrance.
–– Underground car parking and
cycle storage.
–– 24 hour concierge with facility for
residents’ dry cleaning, laundry,
housekeeping and associated services.
–– Choice of luxurious studio, one, two and
three bedroom apartment styles and four
bedroom penthouses.

–– All apartments come with balcony
or terrace.
–– Majority of upper level apartments with
panoramic skyline views.
–– Comfort cooling to living/dining area
and all bedrooms.
–– Programmable mood lighting to living area
and each bedroom.
–– Branded integrated kitchen appliances
including hot water steam tap.
–– Tile vision TV to each 2 & 3 bedroom
master ensuite.
–– Bespoke entertainment units with
40-50” LED smart TV.
–– Sonos wireless home entertainment
technology.
–– High speed lifts serving each apartment
level including lower ground parking.
–– Pre-installed and enabled superfast fibre
broadband to each apartment.
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Development Consultancy
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Land

Alan Selby

James Bearryman

Rhonda Cole

Matthew Black

Executive Director

Associate Director

Associate Director

Senior Director

T: +44 (0)20 7519 5902
E: alan.selby@cbre.com

T: +44 (0)20 7519 5917
E: james.bearryman@cbre.com

T: +44 (0)20 7519 5916
E: rhonda.cole@cbre.com

T: +44 (0)20 7182 3474
E: matthew.black@cbre.com

Joseph Selby

Darren Gibbinson

Nicola Freeman

James Graham

Senior Director

Senior Sales Negotiator

Property Manager

Associate Director

T: +44 (0)20 7519 5913
E: joseph.selby@cbre.com

T: +44 (0)20 7519 5920
E: darren.gibbinson@cbre.com

T: +44 (0)20 7519 5912
E: nicola.freeman2@cbre.com

T: +44 (0)20 7519 5925
E: james.graham@cbre.com

Matthew Leitch

James Mansfield

Senior Director

Sales Negotiator

T: +44 (0)20 7519 5927
E: matthew.leitch@cbre.com

T: +44 (0)20 7519 5911
E: james.mansfield@cbre.com

Alex Lee-Bull
Associate Director

Operations

T: +44 (0)20 7519 5926
E: alex.lee-bull@cbre.com

Helene Parry

Susanne Munroe

Angela Christou

Associate Director

Operations Director

Associate Director

T: +44 (0)20 7519 5904
E: susanne.munroe@cbre.com

T: +44 (0)20 7519 5919
E: angela.christou@cbre.com

T: +44 (0)20 7519 5910
E: helene.parry@cbre.com

Lettings

Sam Spittles

Samuel Anderson

Marc Dobber

Associate Director

Lettings Manager

Surveyor

T: +44 (0)20 7182 2443
E: sam.spittles@cbre.com

T: +44 (0)20 7519 5931
E: samuel.anderson2@cbre.com

T: +44 (0)20 7519 5914
E: marc.dobber@cbre.com

Susie Middleton

Edward Bonsu

Development Consultant

Senior Sales Negotiator

T: +44 (0)20 7519 5923
E: susie.middleton@cbre.com

T: +44 (0)20 7519 5918
E: edward.bonsu@cbre.com

Marcin Lukasiewicz
Lettings Negotiator
T: +44 (0)20 7519 5908
E: marcin.lukasiewicz@cbre.com

To learn more about CBRE Research, or to access additional research reports, please visit the Global Research Gateway at: www.cbre.com/researchgateway
CBRE Limited confirms that information contained herein, including projections, has been obtained from sources believed to be reliable. While we do not doubt
their accuracy, we have not verified them and make no guarantee, warranty or representation about them. It is your responsibility to confirm independently their
accuracy and completeness. This information is presented exclusively for use by CBRE clients and professionals and all rights to the material are reserved and
cannot be reproduced without prior written permission of CBRE. ©2016 CBRE Ltd.

