London City Island
The effect of regeneration and the impact
of Crossrail on property prices
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London City Island snapshot
London City Island is a unique and exciting
riverside residential development offering the best
of both in London - the cool creative East with the
sophisticated lifestyle of Canary Wharf. With
inspiration drawn from great cities of the world,
this is a rare opportunity to buy a luxury apartment
in an exclusive island location.
Designed with a warehouse aesthetic,
generous open plan living spaces and loft
style features, London City Island’s
apartments offer timeless quality with an
urban edge. The apartments have been
designed to offer a contemporary, spacious
feel that maximises the expansive views
and allows each resident to express their
own vision for London City Island life.
Throughout the apartments and amenities,
contemporary finishes have been chosen
with care and executed with precision.
London City Island offers the very best in
exclusive riverside living, combining
architecture and design. With a network of
services and facilities including; membership
to the exclusive City Island Arts Club,
café/bar/deli, gymnasium, spa and treatment
room, pool and gardens, secure parking
and 24 hour concierge service.

Location
London City Island is one of London’s most
well-connected riverside locations and will
be a new destination of extraordinary
culture. With City Island Bridge directly
connected to Canning Town Jubilee Line
station, providing fast access to Canary
Wharf, the West End and beyond.
The residence is perfectly placed between
two of the new Crossrail stations at Custom
House and Canary Wharf, set to open in
2018. This service will provide a highfrequency commuter/suburban passenger
service that will link parts of Berkshire and
Buckinghamshire, via central London, to
Essex and South East London.
The global launch of the final building at
London City Island, Caledonia House, brings
with it a new selection of suites, one, two
and three bedroom apartments within the
Island’s tallest building.

How will buying in a
regeneration and
Crossrail area impact on
property prices?
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The regeneration effect
Despite their prevalence, the full impact of
urban regeneration is seldom fully
understood. Many think of it as simply the
external rejuvenation of a rundown area in a
vie to make it more modern. However, while
that in itself would have a general positive
impact, true regeneration runs far deeper
than that. Not only does urban regeneration
alter the aesthetics of an area, but it
effectively remodels its underlying fabric by
addressing the deeper social and economic
environment as well.

CBRE conducted a study across several
regeneration schemes in London and found
that, on average, the area surrounding a
regeneration zone experienced property
price growth of 4.7% per annum above and
beyond wider house price growth. This
estimate arose from examining house price
growth in seven regeneration areas (both
past and present) to quantify its impact.
The areas analysed were: Paddington Basin,
Riverside Quarter, Stratford, Southbank,
N1 Islington and Woodberry Park.

As a breed, regeneration projects tend to be
radical interventions, requiring substantial
economic contribution from both the public
and private sectors. However, this investment
quickly pays off; as the overall aesthetics,
amenity offering and connectivity of an area
improves, so too does its retail and
entertainment offering. All of this works to
greatly improve the quality of life for its
residents and transforms it into a more
desirable place to live. While it can be difficult
to fully quantify the far reaching impact that
regeneration has on an area, one aspect that
is measurable is property value. And, as
might be expected, regeneration has been
shown time and time again to have a
markedly positive impact on an area’s
property prices.

The areas around all seven regeneration
zones showed a clear and substantial uplift
in price growth when compared with the
wider local authority. For example, house
prices in the area around Paddington Basin
increased by 12.9% per annum, compared
with 9.5% in its local authority of
Westminster; this suggests regeneration
has added 3.4% to average annual house
price growth.
Looking forward, in an effort to house its
burgeoning population, it is inevitable that
regeneration will continue to play an
important role in both London’s skyline and
property market. And, as such, it will
continue to provide clues to some of the
greatest growth opportunities in the capital.

16
14

3.8%

12

3.4%

10

8.5%

2.9%

8
6

2.1%

5.7%

4
2

Local authority growth

db
e
Pa r r y
rk

W
oo

rd
t fo
ra
St

in
B a g to
si n
n

Pa

dd

gt
lin
Is
N1

So

ut

hb

an

on

k

0
Ri
v
Q ers
ua id
r te e
r

4.7% pa

Regeneration uplift

10%

House price uplift from
regeneration.

Price premium for a scheme
with effective placemaking.

60,288

212,092

Total units under
construction in London.

38
Opportunity areas
in London.

Average annual growth

Average annual growth %

From the famous
transformations of Covent
Garden and Southbank, to
current day projects such
as London City Island,
regeneration has always
been an important part of
the ever-evolving London
landscape – increasing
property values by an
average of 4.7%.

Total units with planning
permissions.

28
Regeneration schemes with
more than 1,000 units.
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The impact
of Crossrail
on residential
property

Crossrail is currently Europe’s largest
infrastructure project and its impact on
London will be far reaching. It will cut journey
times into central London by 15 minutes on
average and up to 40 minutes and will open
up new parts of London. This will have a
huge impact on house prices – our research
shows that a 10% reduction in commuting
times can cause house prices to increase by
as much as 6%. In fact, since Crossrail
received the go-ahead, prices around its host
stations have increased by 31% over the
wider market, which exceeds our original
estimates. As a result, we have revised our
forecasts and we now calculate that property
prices around Crossrail stations will increase
by 3.3% per annum—over and above wider
house price growth—until the full effect of
Crossrail has been realised. By the time
Crossrail is operational in 2018, it will have
added up to £35bn to the residential property
sector around the 37 stations.

Increase in house prices near stations since
Crossrail was announced

A 10% reduction in commuting times can
cause house prices to increase by

31%

6%

Annual additional increase in residential
property prices around affected stations
up to 2018

Expected total uplift in an average residential
property near a Crossrail station

3.3%

£133k

Total further increase in prices
up to 2018

Total expected increase in residential values
around Crossrail stations

10.2%

£35bn

Impact on house prices
The impact of Crossrail will be felt most
acutely in the central part of London
stretching from Paddington to Canary Wharf.
We expect prices here to increase by an
average 4.8% per annum over and above
wider price inflation. The on-going
development around the central stations will
transform these areas, particularly at
Tottenham Court Road where significant
regeneration is already underway. However
at 6.6%, Farringdon is likely see the largest
uplift in residential values given the drastic
increase in accessibility and potential to
develop as a prime business district.
The housing market in the western section
is already reaping the benefits of Crossrail
and, with journey times here set to be
reduced by an average of 25 minutes,
we forecast a 3.8% per annum price growth
over and above wider house price inflation.
At Acton Main Line we expect this figure
to reach 6.3% per annum.
Along the eastern stretch, the travel time
saving is less pronounced being just seven
minutes on average. As a result, we
anticipate an average uplift of 2.1% per
annum. Here, Abbey Wood is the exception
with a 25 minute average time saving to
central London and a projected price
increase of 5.8% per annum.
Of course, we won’t see the full impact of
Crossrail upon house prices until a year or
so after it opens in 2018. But it will be
exciting and interesting to see what unfolds
– especially with the promise of Crossrail 2
close on its heels.

1,500 people

200 million

will be able to fit onto
each train

passengers will travel on
Crossrail every year

1.5 million

15 minutes

more people will be
within a 45 minute commute
to central London

The average reduction in travel
times to central London

London City Island connections

TUBE

Canning Town

Canary Wharf
4 mins

London Bridge
11 mins

Waterloo
14 mins

Bond Street
20 mins

Stratford
6 mins

Bank
15 mins

Greenwich
22 mins

DLR

Canning Town London City Airport
6 mins

CROSSRAIL

Canary Wharf

Liverpool Street
6 mins

Farringdon
8 mins

Bond Street
13 mins

Paddington
16 mins

Canning Town

Silvertown
5 mins

London City Airport
10 mins

Aldgate
20 mins

Stratford
30 mins

London City
Island

Canary Wharf
10 mins

Stratford
18 mins

Greenwich
23 mins

Shoreditch
30 mins

BUS

CYCLE
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The surprising impact of retail
on property prices
We all look for something different in a
home; whether it is the number or size of
bedrooms, the outside space, a large
open-plan kitchen, dining or study room
we seek, we all have different requirements.
And that goes for the location as well.
To most of us, location is important; whether
that’s being near to transport links or living
in a rural idyll. So what about shops? How
much does retail offering matter? Well, our
research shows that the majority of people
do want to live near good quality retailers.
In fact 83% of those surveyed said it was
important to have a strong retail offering in
their neighbourhood, and 77% felt having
good quality retail had a ‘strong positive’
impact on residential values. So what else
did our survey uncover..?

Retail would make a development
more appealing

86%

Important to have a strong retail offering

83%
Preferred independent stores

Good quality retail had a ‘strong positive’
impact on residential

77%

65%
‘Convenience’ was the main benefit of
living around retail

91%

Which type of retail outlet would you most like
to have in your residential development?

London City Island
intends to have a
100% independent
retail strategy

70%
54% 54%

Coffee shop
/ patisserie

Supermarket

Restaurant

44%

Bar / wine bar

36% 34%

Convenience
store

Delicatessen
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